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I am pleased to present to you the annual results of the Company and
its subsidiaries (collectively “Group”) for 2025.

FINANCIAL RESULTS

The revenue of the Group for the year ended 31st December, 2025
was HK$10,497.9 million (2024: HK$3,012.2 million), an increase of
249% compared to the year before. The profit attributable to owners
of the Company amounted to HK$1,768.4 million, as compared to the
loss of HK$207.1 million for last year.

The reason for the increase in the profit attributable to owners of the
Company was mainly attributable to revenue recognition arising from
the handover of residential units sold to customers of Phase 2C of
Shanghai One Tian An Place in early 2025.

Another material factor affecting the Group’s results was the decrease
in the fair value of investment properties held by the Group, its
associates and joint ventures, which contributed to a decrease in
fair value of the Group’s investment properties of HK$775.3 million
in 2025 (2024: HK$438.8 million), an increase in share of loss of
associates to HK$179.2 million in 2025 (2024: HK$66.6 million) and
a share of loss of joint ventures of HK$37.0 million in 2025 (2024: a
profit of HK$145.8 million).

Earnings per share amounted to HK$1.21 (2024: loss per share
amounted to HK$0.14), while the net asset value per share attributable
to owners of the Company was HK$19.55 at the end of 2025 (2024:
HK$18.00).
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DIVIDEND

The board of directors of the Company (“Board”) has declared an
interim dividend of HK20 cents per share (in lieu of a final dividend)
for the year ended 31st December, 2025 (2024 interim dividend
(in lieu of a final dividend): HK10 cents per share) payable on or
around Friday, 15th May, 2026 to the shareholders of the Company
(“Shareholders”) whose names appear on the register of members of
the Company on Thursday, 30th April, 2026.

CLOSURE OF REGISTER OF MEMBERS

(1

(2)

For determining the entitlement to the interim dividend (in
lieu of a final dividend)

For determining the entitlement to the interim dividend (in lieu
of a final dividend) for the year ended 31st December, 2025,
the register of members of the Company will be closed on
Wednesday, 29th April, 2026 and Thursday, 30th April, 2026,
during which period no transfer of shares of the Company
will be registered. In order for a Shareholder to qualify for the
interim dividend (in lieu of a final dividend), 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 Tuesday,
28th April, 2026.

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 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.
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BUSINESS REVIEW

The Group is engaged principally in: (i) the development and

investment of residential, office and commercial properties; (ii)

property management; (iii) investment and operation of hospitals,

eldercare and health related businesses in Mainland China; and (iv)

property investment and property management in Hong Kong, China.

An outline of our achievements in 2025 is described below:

(M

Total attributable registered property sales (including sales from
joint ventures and pre-sales of properties under construction) of
the Group amounted to 145,600 m? in 2025 (2024: 322,200 m?),
a decrease of 55%. A total attributable gross floor area (“GFA”) of
approximately 200,900 m? (2024: 432,600 m?) was completed, a
decrease of 54% from last year. For 2025, a total attributable GFA
of approximately 1,178,200 m? (2024: 1,321,600 m?) was under
construction at the year end, representing a decrease of 11% over
the last year.

Rental income decreased slightly by 1.6% as compared with
2024.

Tian An Cyberpark: There are a total of 20 Tian An Cyberparks
developed or under development over 13 cities.

The Phase 3 of Tian An’s urban renewal project, Tian An
Cloud Park, in Bantian residential district, Longgang, Shenzhen
comprising a GFA of approximately 1,111,900 m? has
commenced construction and is expected to be completed in
stages from 2027 to 2028. The pre-sales of Shenzhen One Tian An
Place, a portion of residential part of Phase 3, has commenced in
December 2025.

The development of Phase 2C of Shanghai One Tian An Place, a
residential project in Shanghai, has been completed and most of
the units sold were handed over to customers in early 2025. The
pre-sales of Phase 2B in 2024 and 2025 have also been a success
and will provide steady contributions in the course of its phased
development.
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BUSINESS REVIEW (CONTINUED)

(6)

For the year ended 31st December, 2025, Asiasec Properties
Limited reported a loss of approximately HK$214.2 million
(2024: loss of approximately HK$74.8 million) attributable to its
shareholders.

For the year ended 31st December, 2025, Tian An Medicare
Limited (“TAMC”) reported a revenue of approximately
HK$1,638.2 million (2024: HK$1,627.2 million) and a loss of
approximately HK$26.8 million (2024: profit of approximately
HK$28.8 million) attributable to its shareholders.

PLANS FOR 2026

Objectives for 2026 are as follows:

(1)

We will continue to adjust the quality of our landbank through
acquisitions and disposals and sale of our end products to
balance the demands of short term returns and long term capital
appreciation.

We will adjust our products and pricing as well as the speed of
construction where necessary to assist the sale of our products in
the current environment.

We hope to responsibly gear up our projects rather than over-
utilising equity in order to increase our return on equity.

We will review our healthcare investment, management and cost
structure so as to improve efficiency and reduce expenses where
possible.

LONG TERM CORPORATE STRATEGIES

(1)

(2)

The Group will retain certain development properties for
investment where we believe these properties will provide
increasing rental streams and corresponding increases in capital
value.

We will concentrate our effort on developing our cyberpark,
urban renewal units and other investments where we believe our
products are welcomed by the government and the local market.
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BUSINESS OUTLOOK

The financial problems of many sizeable China property developers,
high US dollar interest rates, the unresolved trade tension between
China and the United States, the protracted war in Ukraine and
escalating conflict in the Middle East have led to uncertainty and poor
market sentiment.

Although the overall market sentiment in the general PRC property
market is unfavorable, we are comforted by China’s Central Bank cut
in one-year loan prime rate (“LPR”) by 10 basis points from 3.10% to
3.00% and the five-year LPR by 10 basis points from 3.60% to 3.50%
during 2025, helping to reduce the financial burdens of the property
sector. China’s Central Bank also cut the reserve requirement ratio
for eligible financial institutions by 0.50% in 2025. This will increase
liquidity in the market and stimulate the economy of Mainland
China. Furthermore, Central government and local governments have
introduced measures to stabilise the property market. These include
reducing mortgage rates, lowering down payment requirements,
increasing home purchase subsidies, and removing some restrictions
related to home purchases in cities including Beijing and Shanghai.
Despite short term uncertainties, we remain confident of the long term
prospects of the property market in Mainland China and Hong Kong.

APPRECIATION

I 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 for their understanding and support, and to
the customers for their trust.

Patrick Lee Seng Wei
Managing Director

Hong Kong, 20th March, 2026
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OPERATIONAL REVIEW
1. INCOME SOURCES

Income derived from operations in property development, property
investment, healthcare, associate and joint venture investments in the
People’s Republic of China (“PRC”) constituted the most significant
source of revenue to the Group. An analysis is as follows:

(1) Property developments

Revenue derived from property development of the Group (including
subsidiaries but excluding associates and joint ventures) increased
from HK$520.5 million to HK$7,781.0 million compared with 2024.
Projects offered for sale during the year mainly consisted of Shanghai
One Tian An Place.

(2) Property investments

During the year, the rental income of the Group decreased slightly
from HK$583.5 million to HK$574.4 million, representing a decrease
of approximately 1.6%.

(3) Healthcare

The revenue from healthcare business increased slightly from
HK$1,581.0 million to HK$1,582.3 million when compared with

2024.

(4) Associate and joint venture investments

2025 2024
FERT FHET
HK$’000 HK$'000
a AR R Contribution to profit:
JE{LEE L A A EiE Share of loss of associates (179,211) (66,612)
EEaErE Share of (loss) profit of
(EE)mH joint ventures (37,001) 145,796
(216,212) 79,184
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For the year ended 31st December, 2025, the Group's sales activities
(including sales from joint ventures and pre-sales of properties
under development) were concentrated principally on the following

projects:

EEEEREER

Attributable

Gross Floor

Area Sold

EH Project B# Use FHK m

FHREZEA Shenzhen Tian An Cloud Park i Residential 3,500

FYRARLZER Shenzhen Guangming Tian An Cloud Park B%/FE  Commerciall 5,500
Residential

RIR LB EHEIEH Shenzhen Tian An Longgang Cyber Park [EES Commercial 3,500

RaB ALY Dongguan Fenggang Tian An Cyber Park m%/fF%E  Commercial/ 2,600
Residential

RE R YIS Dongguan Tian An Cyber Park B¥/fFE Commercial/ 4,000
Residential

RERRFEA Dongguan Tianan Shenchuang Valley HWE/EE  Commerciall 5,500
Residential

RERATTEERERNER Dongguan Tian An Zhongtang ECO Town H¥/fF% Commercial/ 12,400
Residential

BMR L& B RHRE Guangzhou Tian An Panyu Hi-Tech Ecological Park GES Commercial 3,500

BMNEG XL R Huizhou Huiyang Tian An Sun Life City F=E Residential 13,800

PERZ15(ZHBR) Shanghai One Tian An Place (Phase 2B) % Residential 28,200

EHARERE Wuxi Tian An Manhattan € Residential 5,700

BHARRMICE Wauxi Tian An First Mansion FE Residential 4,400

EHRLZEEN Wauxi Tian An Intelligent Park [GES Commercial 2,600

EMRZEIES Changzhou Tian An Cyber Park [GES Commercial 3,500

HBERZRRIEE Nantong Tian An First Mansion = Residential 4,500

ERRLRERE Ningbo Tian An Tongjin Riverview Mansion F=E Residential 4,000

BEEARTHER Chongging Tian An Cyber Park HE/FE  Commercial/ 5,100
Residential

RERLYE Tianjin Tian An Cyber Park mE/F%F  Commercial/ 6,100
Residential

KERL RIS 2 Tianjin Tian An Xiangyu Smart City £ Residential 2,600

FERTYEN Qingdao Tian An Cyber Park mE/FE  Commercial/ 8,100
Residential

SEXRLTRIEI Qingdao Tian An Sci-tech Innovation Park mE/FE  Commercial/ 3,700
Residential

HibTEE Other projects EE/EE  Commerciall 12,800
Residential

145,600
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(1) ERTREYH

3. LAND PORTFOLIO

The Group currently has a landbank of total gross floor area (“GFA”)
of approximately 8,968,400 m? (total GFA attributable to the
Group is approximately 5,261,700 m?, consisting of approximately
1,517,000 m? of completed investment properties and approximately
3,744,700 m? of properties under development and for development),
located mainly in Shenzhen, Dongguan, Guangzhou, Huizhou,
Shanghai, Wuxi, Changzhou, Jiangyin, Nanjing, Nantong, Huzhou,
Chonggqing, Beijing, Dalian, Changchun, Tianjin, Qingdao, Hong
Kong, Australia and United Kingdom.

The major inventories of completed properties held for sale by the
Group are for residential use and the residential properties consisted
mainly of Huizhou Huiyang Tian An Sun Life City of approximately
37,800 m?, Wuxi Tian An First Mansion of approximately 25,800 m?
and Changzhou Tian An Villa of approximately 23,000 m? as at 31st
December, 2025.

As at 31st December, 2025, the Group’s land portfolio principally
consisted of the following:

(1) Completed investment properties

KEEERL

BEER

[EES X% GFA attributable

Commercial Residential to the Group

HE Region FhHK m? TR m? FHK m?
=35 Southern China 563,400 96,900 660,300
ER Eastern China 483,100 97,700 580,800
i Northern China 178,700 26,200 204,900
BB Hong Kong 62,100 2,400 64,500
£ United Kingdom 6,000 - 6,000
BN Australia = 500 500
mEt Total 1,293,300 223,700 1,517,000
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(2) REPREFRENE

(2) Properties under development and for development

REBEN

BEEE

[SES = GFA attributable

Commercial Residential to the Group

& Region FAAK m? F7HK m? FhHK m?

g Southern China 447,700 832,100 1,279,800

ER Eastern China 700,800 416,900 1,117,700

i Northern China 394,500 96,000 490,500

BN ustralia 42, , 7

M Australi 2,800 813,900 856,700

st Total 1,585,800 2,158,900 3,744,700
B #& [E] 8 FINANCIAL REVIEW
EERFRAEHME Liquidity and Financing

AEB-—ERHHFEEEVBRERTFEOE
ZhREES HN-—E-—RFE+=_A=+—H"
AEE 2 BRIBTHEB IS HELNS518.88
EBT(ZTZMNF : 12,3185B8BT) * A
AEBZBAPEFRERALEEES -

R-ZE-_RAFE+-_A=+—H AEBZHE
BH7,492 2B BEL(ZE_MNF :8,067.2H
EBET)  BERBAE[ES000.18EET(=
TUOF 41975888 RIERBDAE
4,492 185888 (ZZE U :3,869.78 88
TL) c AEBE v EEBER(AEFHEKRAER
W) BB3.4%(ZE-ME  B15.1%) © {&
REZAGERMERBETYERENTE
& MERARDEERERMNEREF RS
EE

REE Z REEE T LK68%15 KM FAE
H o ARAKREZ AR E R EEET R
17 BABMOBITERAARBAERTFE -
AEBHBERPL0%IESMER R T E
A RFRBER -

The Group always maintains its liquidity at a healthy level with
a balanced portfolio of financial resources. As at 31st December,
2025, the total bank balances and cash reserves of the Group were
approximately HK$8,518.8 million (2024: HK$12,318.5 million),
providing sufficient working capital for the daily operations of the
Group.

As at 31st December, 2025, the total borrowings of the Group
amounted to approximately HK$7,492.2 million (2024: HK$8,067.2
million), including current liabilities of HK$3,000.1 million (2024:
HK$4,197.5 million) and non-current liabilities of HK$4,492.1
million (2024: HK$3,869.7 million). The gearing ratio (net debt over
total equity) of the Group was negative of 3.4% (2024: negative of
15.1%). The borrowings were mainly used to finance the properties
for development and properties under construction. Decrease in
finance costs is mainly due to the decrease in the interest rate of the
borrowings compared to last year.

Approximately 68% of the Group’s outstanding borrowings will
mature within two years. Since most of the investments and operation
of the Group are carried out in the PRC, most of the bank borrowings
are denominated in Renminbi which will be repaid in the same
currency. Around 10% of the Group’s interest bearing borrowings bear
interest at fixed rates while the remainders are at floating rates.
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RTRFBEEMAEHRSRARBRELN
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AEBTERE(ETEE)MERRIREHE
% YEERRERENRAIBZTHER
AEERAERARREFAMESEESEEE
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RAReER LEELHFR  BEEBRKRE
Be  HRBEREHENERERNERZER
SERNEMERD A 2 BHEHREKE - A
B AESEER(BREERERETN) - Kl
RITAR B3

R EREER CRE R @ - ARARES
(TEF2)EEBROBEHERZEERE : (IE
FPATEEZFBWA ¢+ Rii) Bz EHE R
i WRSZEREKBELEERGR - 2F
BEAENEARRLEZBBRR 2 BENE -
RER » REBWEEREMERTERA -

AEEKERE LB RDEE - BAERHZ
LEESUSTHEEHER -

EXRE

N-ZB-_AE+-_A=+—0 &~EEEHEHF—
WAL E  RTHER(EE)ARRF50%
ZEZUF - 50%) MR - IR B AE60
BAEXT(ZZT-MF  60BEXTT) - KLH
B (EE)BRARIMNESL EERABGBEAR
ERGEVBRRPEAEDEAR - R=F
“HE+-A=1+—0  RLEEH(EE)A
RARIMEZEERMEEL3,2903888L(=F
ZPO4F : 3,285.5B8EL) F (hASEBEE
75.9%( T —P04F : 5.6%) * EMERARE
EREREE -

To maintain flexible and sufficient cash flow for acquiring the
potential quality landbank and accelerating construction works
for our development projects, the Group intends to obtain proper
bank borrowings with reasonable pricing terms. The management
continuously monitors the gearing ratio and raises new external
borrowings when necessary.

Material Lending Transaction

The Group is principally engaged in, among other things, property
development and investment, and with the intention to effectively
utilise its available financial resources on hand from time to time,
the Group granted loans to borrowers as part of its treasury activities
which contributed to the income of the Group. Having considered its
available cash resources, working capital needs, potential 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 would allocate its
resources accordingly with the intention to enhance the returns of its
shareholders, including providing short term loans.

In assessing the reasons for and benefits of providing the loan, the
directors of the Company (“Directors”) have considered (i) the costs
of borrowing in providing the loan; (ii) the interest income to be
generated under the loan; and (iii) the underlying securities of the
loan, and are of the view that the loan is on normal commercial
terms, fair and reasonable, and in the interests of the Company and its
shareholders as a whole. 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.

Significant Investment

As at 31st December, 2025, the Group held 50% (2024: 50%) interest
in a joint venture, KL EHM (@) BR A at an investment cost of
US$60 million (2024: US$60 million). The results, assets and liabilities
of REZEHEH () B QA are accounted for using equity method
in the consolidated financial statements of the Group. The carrying
amount of the interests in X Z M (£ B ) BR A F] as at 31st
December, 2025 amounted to approximately HK$3,290.3 million
(2024: HK$3,285.5 million), representing 5.9% (2024: 5.6%) of the
Group’s total assets and constituting a significant investment of the
Group.
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RZBHH(EB)BRAREFTEAMKEEY
ERAERFABNYMETIREY - XEBETH
BEHWHIER B AL B (B AR
NEER  MAEERRRZEEH(EE) AR
NAZTEBRERE

R BN (LR ERARAFEEIB IR
FE(EESIE D RIA)120.8 A& B L( T - PU4F :
EAA643.0BEABIL) RI35IBEEEL(Z
TPUF - REEREFIAS558.1THEBIT) ©
REBRFABGRLZEIGR(EE)BRAF
MEEN67SAEST(ZT_WF : BER
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S5.6ABBIT(ZTE_AF  £) c RRLEIG
W(EE)BRARERNE—THFBIANGE
BTSRRI 721 ©

BRAXLZBHR(KRE)BRARIRRNFA
WENANFREEE S WEOMN —E1 [THEE
-8R -

BEAREBNHE

BT -_RAF+-_A=+t—HIKEZEAF
WRAH  AEBTETFNEENBAR - BE
NI REETENEARERLEEE -
o2&
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B R B L B
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BEMELRR A AEERKIRFEEEY
BV AR 2 Rk -

REZHIEW (EE)BR AT is engaged in property investment and
development and property management businesses in Mainland
China. All cyberpark projects under the Group’s portfolio are currently
managed by AL E 5 (2@ ) BR 2 and the Group’s investments
in RELEHEH (R E ) BMRAF] is for long term strategic purposes.

The loss for the year and the loss attributable to owners of X% E#5 1K
(%£®) B R AF] are approximately HK$120.8 million (2024: profit for
the year is approximately HK$643.0 million) and HK$135.1 million
(2024: profit attributable to owners is approximately HK$558.1
million) respectively. The Group’s share of losses of K& EHEH (&
E) B MR 7A] for the year is approximately HK$67.5 million (2024:
share of profits for the year is approximately HK$279.0 million) and
approximately HK$5.6 million dividend is received during the year
(2024: Nil). Further details of interests in X2 (LB ) BR A A
are set out in note 21 to the consolidated financial statements.

A detailed discussion of the performance of XZ &I (EE)ER
2 A] is set out in the paragraph headed “Project Review” under the
section of the Management Discussion and Analysis of the annual
report.

Material Acquisitions and Disposals

There were no material acquisitions and disposals of subsidiaries,
associates and joint ventures for the year ended 31st December, 2025
and up to the date of this annual report.

Segment Information

Detailed segmental information in respect of the revenue and profit or
loss is shown in note 6 to the consolidated financial statements.

Risk of Foreign Exchange Fluctuation

The Group is required to maintain foreign currency exposure to
cater for its recurring operating activities and present and potential
investment activities, meaning it will be subject to reasonable
exchange rate exposure. However, the Group will closely monitor this
risk exposure as required.
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Pledge on Assets

As at 31st December, 2025, bank deposits of approximately HK$82.6
million, aggregate carrying values of property, plant and equipment,
development properties, investment properties, right-of-use assets,
equity securities at fair value through profit or loss and interest in a
subsidiary of approximately HK$655.3 million, HK$2,363.3 million,
HK$9,487.0 million, HK$22.4 million, HK$4.3 million and HK$4.2
million respectively, were pledged for banking facilities and a
margin loan facility granted to the Group and a guarantee given to a
government authority in respect of property development works.

Contingent Liabilities

Property for development that is held by a joint venture of the
Group with total carrying value of approximately HK$807.1
million is under idle land investigation by the local authority. The
development progress cannot fully fulfill building covenants under
the land grant contracts. The whole pieces of land of the joint
venture were held under several land use right certificates. They
are under phased construction stage and certain portions of them
are under development, except for the portions which are retained
for the remaining development of the whole project. Property for
development that is held by another joint venture of the Group with
carrying value of approximately HK$120.0 million had been identified
as idle land by the local authority. The development of more than half
of the piece of land was completed, except for the portions which
are retained for the remaining development of the whole project. In
particular, the construction works for Phase 3 Part 2 is continuing
and Phase 4 has started in current year. The Group is currently
working diligently with joint venture partners to prevent the possible
classification as idle land for those under idle land investigation
and taking remedy action to prevent from prosecution for those had
been identified as idle land, including negotiating the feasibility of
development plans with local authorities. Based on legal advices, the
Group has assessed the issue and in the opinion of the Directors, the
economic outflows caused by the above cases are not probable.

As at 31st December, 2025, guarantees given to banks in respect of
mortgage loans granted to property purchasers, loan facilities granted
to or utilised by the joint ventures and investee companies classified
as financial assets at fair value through profit or loss and a guarantee
given to a government authority in respect of property development
works amounted to approximately HK$3,737.7 million. All the
guarantees provided by the Group were requested by banks under
normal commercial terms.
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A legal action was taken against an indirect wholly owned subsidiary
of TAMC resulting in possible contingent liabilities of approximately
HK$158.9 million. The Group, after seeking PRC legal advice, is of the
view that the litigation has no merits and hence no material impact on
the operations and financial position of the Group.

Events after the Reporting Period

There are no important events affecting the Group which have
occurred after the end of the financial year ended 31st December,
2025 and up to the date of this annual report.

PROJECT REVIEW

1. MAJOR PROPERTY DEVELOPMENTS
Southern China

Shenzhen Tian An Cyber Park (50%)

Located at the heart of Shenzhen and adjacent to Shenzhen Golf
Club, this large-scale project occupies a site area of approximately
273,500 m? with a total GFA of approximately 787,700 m?. The
Cyber Park consists of industrial buildings, office and commercial
buildings, cyber technology buildings, deluxe residential apartments
and multifunction clubhouse in an “Urban Industrial Complex”.

The lettable commercial GFA is 50,730 m?, including remaining areas
of Shenzhen Cyber Times Building, Shenzhen Tian An Innovation
Science and Technology Plaza (Phases 1 and 2) and Shenzhen Futian
Tian An Hi-Tech Venture Park.

Shenzhen Tian An Cyber Park has expanded its successful pattern
to other cities, including Shenzhen Longgang, Dongguan, Huizhou,
Guangzhou Panyu, Foshan Nanhai, Wuxi, Changzhou, Jiangyin,
Nanjing, Nantong, Chongging, Tianjin and Qingdao, so as to develop
into a group company.

For accomplishing the upgrade industries transformation and urban
renewal of Shenzhen, Shenzhen Tian An Cyber Park plans to have area
upgrade and redevelopment. The total GFA of the Park will increase
accordingly.
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Shenzhen Tian An Cloud Park (50%)

This project is a “Model project of urban renewal” and located in
Bantian residential district, Longgang District, Shenzhen. Shenzhen
Tian An Cloud Park will have a site area of approximately 436,000 m?
and plan to have a total GFA of approximately 2,800,000 m?. The
project is planned to be developed into a combination of new
technology and a modern city complex, including industrial R&D,
commercial, residential and apartments properties. Phase 3 of the
project with a site area of approximately 161,053 m? and a total GFA
of approximately 1,111,900 m? has commenced construction and is
expected to be completed in stages from 2027 to 2028.

Shenzhen Tian An Longgang Cyber Park (50%)

Located in the core area of Longgang in Shenzhen, this project
has a site area of approximately 118,856 m? and a total GFA of
approximately 450,400 m?. The model of Shenzhen Tian An Cyber
Park is used to develop this project. Construction works of Phase 4
Part 3 of high-rise commercial building with a GFA of approximately
108,700 m? and Phase 4 Part 4 of hotel with a GFA of approximately
28,000 m? was completed in February and March 2026 respectively.

Dongguan Tian An Cyber Park (39%)

Situated right at the new city central area - Nancheng District of
Dongguan, covers land area of approximately 278,989 m? with a
total GFA of approximately 823,200 m2. The project is planned to
be developed into an integrated business park with comprehensive
science and technology buildings, commercial and residential
composite.

Dongguan Tian An Zhongtang ECO Town (27.03 %)

Located in Zhongtang Town of Dongguan, with a site area of
approximately 145,490 m? and a total GFA of approximately
484,200 m?. The project is planned to be developed into an intelligent
ecological town with a concept of interconnection and ecological
efficiency. Phase 3 Part T with a GFA of approximately 66,100 m? was
completed in 2025.

Guangzhou Tian An Panyu Hi-Tech Ecological Park (50%)

Located in the central district of Panyu in Guangzhou, this large-
scale project has a site area of approximately 513,088 m? and a total
GFA of approximately 801,600 m?. The park development consists of
industrial/office buildings, science and technology buildings, high-
class residential buildings and multi-function clubhouse.
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Huizhou Huiyang Tian An Sun Life City (100%)

Located in Huiyang of Huizhou and lying by both sides of Danshui
River, this project has a site area of approximately 299,217 m? and a
total GFA of approximately 795,000 m?. The project is planned to be
developed into a comprehensive commercial/residential composite.
Since the local government had modified the surrounding planning of
the land, the master planning for property development and the lease
term of the land has been modified accordingly. Development in the
south shore of Danshui River was fully completed.

Huizhou Tian An Cyber Park (45.05%)

This project is situated in Huicheng District of Huizhou with a site
area of approximately 156,841 m? and a total GFA of approximately
420,000 m?2. The project is planned to be developed into a commercial
and residential district under a new industrial-use mode with
industrial, residential, commercial and ancillary space composite.
Phase 2 Part 1 with a GFA of approximately 58,600 m? was completed
in 2025. Construction work of Phase 2 Part 2 with a GFA of
approximately 56,900 m? is expected to be completed in 2026.

Eastern China
Shanghai Tian An Place (100%)

This project is situated at the Shanghai Golden Hongqgiao District
where the oriental and international residents like to reside and
adjacent to the entrance of the transit station of Subway No. 9. The
project will be developed to a deluxe residential district with a site
area of approximately 291,960 m? and a total GFA of approximately
494,400 m? Phase 2 of the project is known as Shanghai One Tian
An Place. Construction works of Phases 2A and 2B with a total GFA of
approximately 246,900 m? are expected to be completed in stage in
2026 and 2027.

Shanghai Tian An 1000 Trees (100%)

Located in the Putuo District of Shanghai, right in the heart of shanghai
art district, this project is to be built along the 1,100 m bank of Suzhou
River with a site area of approximately 58,930 m?. Western Phase with
a GFA of approximately 62,700 m? was completed. It is planned as a
commercial and entertainment complex which integrated a shopping
mall, offices and a hotel with architecture, arts, heritage and greenery.
Construction work of Eastern Phase with a GFA of approximately
114,400 m? is expected to be completed in 2027.
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Shanghai Tian An Xiangyu Lake Wonderland (50 %)

Located in Baoshan District of Shanghai, with a site area of
approximately 30,912 m? and a total GFA of approximately 55,700 m?.
The project is planned to be developed into residential buildings. The
project development was fully completed in 2025.

Shanghai Tian An Golden Valley Science and Technology Park (30%)

This project is located in Shanghai Songjiang Industrial Zone,
with a site area of approximately 185,590 m? and a total GFA of
approximately 297,000 m?. The project is planned to be developed
into an industrial district.

Shanghai Origin Mansion (19.20%)

Located in Fengxian New City, Fengxian District of Shanghai,
with a site area of approximately 25,691 m? and a total GFA of
approximately 30,800 m?. The project is planned to be developed into
residential buildings. Construction work of the project with a GFA of
approximately 30,800 m? is expected to be completed in 2028.

Wauxi Tian An Intelligent Park (50%)

This project is located in Wuxi New District with a site area of
approximately 118,330 m? and a total GFA of approximately
236,700 m2. The project is planned to be developed into an integrated
business park with comprehensive science and technology buildings,
commercial and living facilities composite.

Changzhou Tian An Cyber Park (50%)

This project is located in Changzhou Wujin Hi-Tech Industrial Zone,
with a site area of approximately 190,190 m? and a total GFA of
approximately 492,400 m?. The project is planned to be developed
into a comprehensive science and technology buildings, commercial
and residential composite.

Jiangyin Tian An Cyber Park (50%)

This project is located in Jiangyin Economic Development Zone,
Jiangsu, with a site area of approximately 173,204 m? and a total GFA
of approximately 363,700 m?. The project is planned to be developed
into an integrated business park with comprehensive science and
technology buildings, commercial and residential composite.
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Nanjing Tian An Cyber Park (50%)

This project is located in Nanjing Baixia Hi-Technology Industrial
Development Area, with a site area of approximately 92,714 m? and
a total GFA of approximately 252,300 m?. The project is planned to
be developed into an integrated business park with comprehensive
science and technology buildings, commercial and living facilities
composite. Construction work of Phase 5 with a GFA of approximately
71,400 m? is expected to be completed in 2027.

Nanjing Tian An Intelligence ECO City (50%)

The project is located in Lishui District of Nanjing with a site area
of approximately 223,686 m? and a total GFA of approximately
568,100 m?. The project is planned to be developed into an integrated
business park with comprehensive science and technology buildings,
commercial and residential composite. The estimated completion
date of the construction work of Phase 1 Part 2 with a GFA of
approximately 50,200 m? is to be determined.

Nanjing La Vita (60%)

This project is located in Xinjiekou of Nanjing central district, with
a site area of approximately 5,012 m? for the Phase 1. The project is
planned to be developed into a hotel and commercial building. The
Ming Hotel Nanjing MGallery Collection of Phase T with a GFA of
approximately 19,200 m?* was officially opened in April 2025. Phase 2
with a site area of approximately 5,382 m? is still under the planning
and design stage. It is scheduled to commence construction on site in
the second quarter of 2026.

Nantong Tian An Cyber Park (50%)

This project is located in Nantong Gangzha Economic Development
Zone, with a site area of approximately 160,367 m? and a total GFA
of approximately 398,200 m?. The project is planned to be developed
into an integrated business park with comprehensive science and
technology buildings and commercial composite. Phase 2 Part 2 with
a GFA of approximately 34,900 m? was completed in 2025.
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Chongging Tian An Cyber Park (50%)

Located in commercial centre area of Dadukou District, Chongging,
with a site area of approximately 357,768 m? and a total GFA of
approximately 894,900 m?. The project is planned to be developed
into an integrated business park with comprehensive science and
technology buildings, commercial and residential composite. Phase 7
Part 1 with a GFA of approximately 41,300 m? was completed in 2025.

Northern China
Dalian Protagonist’s Life (39.20%)

Located in Lvshunkou District of Dalian, with a site area of
approximately 90,080 m? and a total GFA of approximately
141,800 m*. The project is planned to be developed into residential
buildings. Construction work of Phase 2 with a GFA of approximately
68,400 m? is expected to be completed in 2027.

Tianjin Tian An Xiangyu Smart City (50%)

This project is located in Dongli District, Tianjin, with a site area
of approximately 581,907 m? and a total GFA of approximately
1,319,300 m2. The project is planned to be developed into an
urban integrated business complex with Grade A office buildings,
comprehensive science and technology park, commercial and
residential composite. Construction work of Phase 3 Part 2 and Phase
4 with a total GFA of approximately 66,400 m? is expected to be
completed in 2026 and 2027 respectively.

Tianjin Tian An Cyber Park (50%)

This project is located in Zhangjiawo Industrial Zone, Xiging District,
Tianjin, with a site area of approximately 312,279 m? and a total GFA
of approximately 513,000 m?. The project is planned to be developed
into an integrated business park with comprehensive science and
technology buildings, commercial and residential composite.
Construction work of Phase 2 with a GFA of approximately 40,800 m?
is expected to be completed in 2027.
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Qingdao Tian An Cyber Park (50%)

This project is located in Chengyang District, Qingdao, with a site
area of approximately 313,466 m? and a total GFA of approximately
633,700 m2. The project is planned to be developed into an
urban integrated business complex with Grade A office buildings,
comprehensive science and technology park, commercial and
residential composite. Phase 3 Part 3 with a GFA of approximately
141,000 m? was completed in 2025. The project development was
fully completed in 2025.

Australia
Western Australia Point Grey Site (77.22%)

This site is located in Western Australia, Point Grey, with a site area
of approximately 2,751,864 m? and a total GFA of approximately
1,109,400 m2. An amended local structure plan has been lodged
to the Western Australian Planning Commission (“WAPC”), being
the statutory decision making authority, in 2025. WAPC has agreed
to extend the statutory consideration period to April 2026 to allow
additional time for resolution of outstanding technical and planning
matters. Updated supporting documentation is currently being
prepared.

New South Wales The Henley (77.22%)

The project is located in Enfield, Sydney, New South Wales, with a site
area of approximately 12,619 m? and a GFA of approximately 10,700
m?. The project is planned to be developed into 70 townhouses on
the site. The project development was fully completed in 2025. New
owners moving in from July 2025. Over 80% of the townhouses have
either settled or been exchanged.
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2. MAJOR PROPERTY INVESTMENTS
Shenzhen Tian An Park Place (100%)

This project is located in central Futian district of Shenzhen with its
east side meeting an international golf course. Residents are entitled
to captivating views of the golf course without stepping outside of the
units. The properties include (1) 79 residential units in block no.3 with
approximately 19,530 m?; and (2) 15 residential units in block no.7
with approximately 2,930 m?. The project is a leased property and
provide expansive apartments for long lease.

Shanghai Tian An 1000 Trees (100%)

Located in the Putuo District of Shanghai, this project is to be
built along the 1,700 m bank of Suzhou River with a site area
of approximately 58,930 m?. It is planned as a commercial and
entertainment complex which integrated a shopping mall, offices
and a hotel with architecture, arts, heritage and greenery. Western
phase building with a total GFA of approximately 63,190 m? and
approximately 44,880 m? for basement have been leased as a
shopping mall and transferred to investment property.

Shanghai Tian An Centre (98%/100%)

The office building is situated at the hub of Shanghai central business
district of Nanjing Road West and People’s Square, adjacent to
the entrances to the transit platforms of Subway Nos. 1 and 2. It
is a 30-storey Grade A commercial building with a total GFA of
approximately 48,910 m2. Approximately 18,320 m? were sold,
approximately 1,620 m?* were self-occupied and the remaining GFA
of approximately 28,970 m? have been transferred to investment
property. Most of the tenants are multinational companies. The
occupancy rate is approximately 85%.

Shanghai Racquet Club & Apartments (100%)

This project is located in the Minhang District, Shanghai, and
adjacent to the Honggiao International Airport, Honggiao Transport
Hub and 6 International Schools. The properties include (1) 262
apartments with approximately 68,660 m?; (2) a clubhouse with
approximately 10,600 m? and ancillary facilities; (3) 116 car parking
spaces with approximately 2,510 m?; and (4) 218 storage rooms with
approximately 980 m?. The project is a leased property. Most of the
tenants are overseas top management from multinational companies.
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Nanjing Tian An International Building (100%)

The project is located at Xinjiekou of Nanjing central district, the
most flourishing shopping district in Nanjing City. The building
links up to the subway station. The shopping arcades with a GFA of
approximately 66,400 m? (including basement GFA of approximately
6,900 m?) have been leased to a department store. The office building
with a GFA of approximately 10,700 m? have been transferred to
investment property.

Beijing Park Apartments (100%)

This premium residential project is located at the Beijing Chaoyang
District to the west of Chaoyang Park and adjacent to the Embassy
area. The project has a total GFA of approximately 42,100 m?. Around
half of the total number of units have been sold and the remaining
units were kept for leasing purpose.

Dalian Tian An International Tower (100%)

This Grade A office building is situated in the Zhongshan Road
central business district and faces the Victory Square in Dalian City.
The total GFA is approximately 67,210 m?. This 52-storey building
has ever been the tallest landmark building of Dalian. The GFA of
approximately 14,790 m? were sold and the remaining GFA have been
transferred to investment property.

Hong Kong Harbour Crystal Centre (29.99%/59.99%/74.98%)

Located at Tsim Sha Tsui East, the heart of Kowloon, the shopping
arcade with a GFA of approximately 13,710 m? and car parking
spaces with a GFA of approximately 2,340 m? as investment properties
recorded occupancy level of approximately 95%.

Hong Kong Harbour Industrial Centre and Oceanic Industrial Centre
(33.33%)

The two industrial buildings with a total industrial and godown GFA
of approximately 93,630 m? and 133 car parking spaces located at
Ap Lei Chau recorded an occupancy of approximately 45%. With
the opening of South Island Line of MTR, the region becomes more
accessible.
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3. OTHER INVESTMENTS
Nanjing Hospital (51.44%)

The Class Il B integrated hospital located in Jiangning Development
Zone, Nanjing City, is currently operating 43 clinical medical &
technical departments including 1 national key clinical specialty
(otorhinolaryngology (“ENT”), head and neck surgery), 1 provincial
key clinical specialty (ENT, head and neck surgery), 6 municipal
key medical specialties (medical imaging, anesthesiology, clinical
laboratory, general surgery, stomatology and pediatrics), as well as
the approved Nanjing Hospital’s ENT Hospital, Nanjing Tongren
Internet Hospital and Nanjing Tongren Children’s Hospital. As at 31st
December, 2025, Nanjing Hospital operated with 1,126 beds.

Kunming Hospital (51.44%)

The Class Il A integrated hospital located in Kunming City, is currently
operating 47 clinical medical & technical departments. As at 31st
December, 2025, it operated with 500 beds. The Kunming Hospital
(“KMH") Phase Il is under development, which includes the integrated
in-patient building, oncology and nuclear medical building and the
rehabilitation medical building with an approved total construction
area of approximately 66,021 m?. During the year under review, KMH
successfully completed the application of the property ownership
certificates for KMH Phase II. In November 2025, KMH entered into
a renovation work agreement for the renovation works of KMH Phase
I, which includes, among others, the decoration and renovation
works of the thyroid centre, the integrated in-patient building and the
rehabilitation medical building at the consideration of approximately
RMB129.8 million. The renovation work was in progress and expected
to be completed in the second half of 2026.

Dongguan Long Island Golf & Country Club (75%)

It was built on a site area of approximately 999,990 m? having a 27-
hole golf, driving range, club houses, members’ lodge and other
amenity facilities. The golf course is currently in operation. The club
renovation was completed in 2021 and provide high quality services
to the members with a new look.

London South Place Hotel (100%)

Situated at 3/4 South Place, London, the United Kingdom. The
property leased to South Place Hotel Limited comprises an 80
bedroom luxury boutique hotel with ancillary facilities arranged over
basement, ground and 7 upper floors with a total net internal area of
approximately 6,050 m?.
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Fhkm ik Yhxm  Fhkn
MIXZER [ AHRIRE
Hil - EHE - 0% 299214 Commercil 1,179,000 Phased 883,100 295,900 20632063/
Shenzhen Tian An Cloud Park Construction 207312093
Bantian, Longgang District, Shenzhen =z Stage
Residential 776,800 - 776,600 2093
]
Apartment 169,600 130,400 39,200 2005/2073
2,125,400 1,013,500 1,111,900
RIREEELEY Bx AHEIRE
AT EHE - ZRLA 0% 188%  Commercil 450,400 Phased 313,700 136,700 204212052/2035
Shenzhen Tian An Longgang Cyber Park Construction
Huangge Road North, Longgang District, Shenzhen Stage
RERZHEY Bx AHEIRE
FED BUE - RS 9% 278989 Commercial 739,100 Phased 564,700 - 20602062
Dongguan Tian An Cyber Park =z Construction
No. T Huangjin Road, Nancheng District, Dongguan Residential 84100 Stage 84,100 - 2080
623,200 048,800 =
RERLERZEA Bk AHEIRE
FE - BURBTEE TEBRLN 50% 98,148 Commercial 176,700 Phased 170,500 6200 2062
Dongguan Song Shan Lake Tian An Cloud Park Construction
North of South Industrial Road, Songshan Lake North Stage
Industrial City, Dongguan
RREARTEERLRE [ AHRIER
RED PEE - HEM 70% 145490 Commercil 410,400 Phased 341,400 - 205972060
Dongguan Tian An Zhongtang ECO Town 0E Construction
Chajiao Village, Zhongtang Town, Dongguan Apartment 73,800  Stage 73,800 - 2060
484,200 415,200 =
FNRZERHENAE [ AHRIER
FNE - BEE - EEAELSH 0% 513,088 Commercial 756,300 Phased 706,400 -3
Guangzhou Tian An Panyu Hi-Tech Ecological Park it Construction
No. 555 Panyu Road North, Panyu District, Apartment 45300 Stage 45,300 - 2052
Cuangzhou
801,600 751,700 -
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Thrkm TrRm Frfm TrRm
ENERRZEN fiz HERIRES
Bhim - ERE - Joki 100% 299217 Residential 662,500 Phased 314,100 - 2074208202092
Huizhou Huiyang Tian An Sun Life City HEREE Construction
Danshui Town, Huiyang District, Huizhou Ancillary & Stage
Commercial 112,500 57,100 - 205212062
795,000 371,200 -
ENRREEN % AERIES
BT S5E - mREE A 45.05% 156,841 Commercial 256,400 Phased 121,100 56,900 206172071
Huizhou Tian An Cyher Park k= Construction
Hushan Village, Henanan Street, Huicheng Disrict, Residential 163,600 Stage 39,700 - 2091
Huizhou
420,000 160,800 56,900
LER%EE fiz AERIES
L - RE - EER - +EER 100% 291,960 Residential 431300 Phased 214,800 216,500 20732090
Shanghai Tian An Place WEREE Construction
Lot No. 52, Qibao Town, Caobao Road, Ancillary & Stage
Minhang District, Shanghai Commercial 63,100 21,400 30,400 206072070/
2073/2090
494 400 236,200 246,900
LERZTH [E HERIES
L £RE - EFLE120% 100% 58,930 Commercial 177,100 Phased 62,700 114400 205172061
Shanghai Tian An 1000 Trees Construction
No. 120 Moganshan Road, Putuo District, Shanghai Stage
HERRGME RS fiz AR
Lm-BUE - BEE 2B5E 50% 30912 Residentia 55,700 Construction 55,700 -2
ABTERE0221-01385% Completed

Shanghai Tian An Xiangyu Lake Wonderland
Lots 0221-01, Meiluo Jiayuan, Luodian Town,
Baoshan District, Shanghai
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Thkm Thrm Tham  Fhkm
DERZEANGE [ AERIRG
L Ik RITXE 0% 18559  Commercial 266,700 Phased 91,800 - 2067
Shanghai Tian An Golden Valley Science and 0B Construction
Technology Park Apartment 30,300 Stage 30,300 - 2067
Songjiang Industrial Zone, Songjiang District,
Shanghi 297,000 122,100 -
LBRERE =z HIER
Hhm 2EE FEGE 19.20% 25,691 Residential 30,00 Construction - 30,800 2095
Shanghai Origin Mansion Stage
Fengpu Road, Fengxian District, Shanghai
BERZERY [ HHHIRR
B BEFE ZAAEL0H 0% 118330 Commercial 236700 Phased 155,400 - 20602064
Wuxi Tian An Intelligent Park Construction
No. 228 Linghu Road, Wuxi New District, Wuxi Stage
ENRZHE [ AHETRE
T BESHRIERRRE SRR 0% 190190 Commercil 304700 Phased 223,200 - 57
Changzhou Tian An Cyber Park =2 Construction
No. 588 Wunan Road, Waujin Hi-Tech Residential 187,700 Stage 187,700 - 077
Industrial Zone, Changzhou
192,400 410900 -
TERZHEY [ HHBIRR
TR RIUAESSH 0% 173,204 Commercial 28700 Phased 123,400 - 2060
Jiangyin Tian An Cyber Park =z Construction
No. 55 Changshan Road, Jiangyin Residential 135,000 Stage 135,000 - 2080
363,700 258,400 -
BRRZHEN [ HHRIRR
B R KBRS 50% 92714 Commercial 252300 Phased 180,900 71400 2057
Nanjing Tian An Cyber Park Construction
No. 36 Yongfeng Road, Qinhuai District, Nanjing Stage
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Pk Fhkm Yhrm  Fhkm
BRREARERY [ AERIRA
BRi RKE - REAE 0% 223686 Commercil 239300 Phased 73,00 -0
Nanjing Tian An Intelligence ECO City = Construction
Qinhuai Road, Lishui District, Nanjing Residential 328,800 Stage 60,500 50,00 209072091
568,100 133,700 50,200
BRRIE BERER AERIRA
BRim - KIH1008 60% 5012 Hotel and 19200 Phased 19,200 - 20332045
Nanjing La Vita Commercial ~ =======Construction
No. 100 Changjiang Road, Nanjing Stage
BERZAEY [ AERIRA
BED AR AEk9R 0% 160367 Commercil 382,400 Phased 161,200 - 2061
Nantong Tian An Cyber Park 0B Construction
No. 199 Shennan Road, Gangzha District, Nantong Apartment 15,800 Stage 15,800 - 2061
396,200 177,000 -
ERRZEEY [ AERIRA
EFT - AEOR - 5BR 50% 357768 Commercial 586,100 Phased 360,200 - 2061
Chongging Tian An Cyber Park iz Construction
Chunhui Road, Dadukou District, Chongging Residential 308,600 Stage 189,300 - 2001
894,900 549,500 -
REEXRE fz AERIRA
AT KIBNE - KREE  ZN2H 39.20% 90,080 Residentil 141,800 Phased 73,400 68400 2090
Dalian Protagonist's Life = C(onstruction
Sanbali Village, Shuishiying Street, Stage
Lvshunkou District, Dalian
RRRZGMESY [ AERIRA
RET REE  2EOMRRIRELA 0% 581907 Commercil 934,100 Phased 185,800 - 051
Tianjin Tian An Xiangyu Smart City f=z Construction
Between Jinhan Gonglu No. 2 Bridge and Residential 385200 Stage 246,800 66,400 2081
No. 3 Bridge, Dongli District, Tianjin
1,319,300 432,600 06,400
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RERZHUEY [ AHETRE
REn - BER - A& 0% 312279 Commercial 215900 Phased 175,100 40800 2060
Tianjin Tian An Cyber Park fx Construction
No. 1 Tianan Road, Xiging District, Tianjin Residential 297,100 Stage 297,100 - 2080
513,000 472,200 40,800
ERRRHEBY 3 BIZR
EET  HRE - BReek 0% 313466 Commercil 380200 Construction 380,200 - 20522054
Qingdao Tian An Cyber Park fix Completed
No. 88 Chunyang Road, Chengyang District, Residential 238,600 238,600 - 2082/2084
Qingdao it
Apartment 14,900 14,900 - 2054
033,700 033,700 -
R lPoint Grey fix mERFTER KARE
F % - Point Grey » Camahungup Road 770% 2751864 Residential 1,054000  Planning & - - Frechold
A8 139 6721132 HERER Design Stage
Western Australia Point Grey Site Ancillary & YEL
Lots 138, 139, 672 & 1132, Carrabungup Road, Commercial 55,400 S - Freehold
Point Grey, Western Australia
1,109,400 - -
HEREHThe Henley fz I3 KARE
AREANAN - BE BAE- 77.22% 12619 Residential 10700 Construction 10,700 - Freehold
Mitchell Street 6% ——————— Completed

New South Wales The Henley
No. 6 Mitchell Street, Enfield, Sydney,
New South Wales
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ZRPYEESR

PARTICULARS OF PROPERTIES UNDER CONSTRUCTION

KRB
BEER
EN ] Gross  FEIRIFH
BEER FribiEs Floor Area Estimated
NEER Gross Interest Held  Attributable to Completion
Property Name Floor Area by the Group the Group Year
FHA m Fhk m
RINRZED(=H) 1,111,900 50% 556,000 2027/2028
Shenzhen Tian An Cloud Park (Phase 3)
AYIRL MBS (DA =S R mit) 136,700 50% 68,400 2026
Shenzhen Tian An Longgang Cyber Park (Phase 4 Parts 3 and 4)
EMNRZHHE (ZH1) 56,900 45.05% 25,600 2026
Huizhou Tian An Cyber Park (Phase 2 Part 2)
FBRRIH(ZHAR RBE) 246,900 100% 246,900 2026/2027
Shanghai One Tian An Place (Phase 2 Parts A and B)
EBRZTH(RR) 114,400 100% 114,400 2027
Shanghai Tian An 1000 Trees (Eastern Phase)
MRXRZEER(DH) 71,400 50% 35,700 2027
Nanjing Tian An Cyber Park (Phase 5)
RERLZGBEREZR(ZH - RmE) 66,400 50% 33,200 2026/2027
Tianjin Tian An Xiangyu Smart City (Phase 3 Part 2 and Phase 4)
SRS 98,000
Other Properties
1,178,200

Bat : ERBRBE_F_RFT_A=+—RZERES -

Note: The above table is based on information as of 31st December, 2025.
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MExRBEREESN
PARTICULARS OF PROPERTY AND HOTEL INVESTMENTS

REEES
ES BEER
BEER ARH Gross
Gross bR Floor Area
NELR /Y Floor Area Interest Held Attributable % HRES
Property Name/Location of Property by the Group to the Group ~ Use Lease Expiry
Tk Tk m
RYIR Z HIEH
A REE - RAMR
Shenzhen Tian An Cyber Park
Tairan 4th Road, Futian District, Shenzhen
RRZAHFNERS -4 10,540 50% 5270 EEREDLE 2038*
Shenzhen Tian An Innovation Science and Technology Commercial and office
Plaza, Phase 1
RIRZAHFNERS -8 4,400 50% 2200 HERBLE 2052+
Shenzhen Tian An Innovation Science and Technology Commercial and office
Plaza, Phase 2 1,500 45.05% 680 AERRBLE 2052+
Commercial and office
RYBBERRAKE 20,530 50% 10260 AERBAE 2051%
Shenzhen Cyher Times Building Commercial and office
AIBEXZMBAREAE 13,760 50% 6880 EERBELE 2053*
Shenzhen Futian Tian An Hi-Tech Venture Park Commercial and office
RYXRREE 22,460 100% 22,460  FEZE 2076**
A BEE - RR-K Residential
Shenzhen Tian An Park Place
Tairan Tst Road, Futian District, Shenzhen
MIRZES 309,070 50% 154,540  BERHLE 2063/2065**
AT EEE - RE Commercial and office
Shenzhen Tian An Cloud Park 91,430 50% 45720 1B 2065**
Bantian, Longgang District, Shenzhen Apartment
AR L H R 3,300 100% 3300 A% 2052
A - R - BRI Commercial
Shenzhen Tian An Longgang Cyber Park 40,370 50% 20,190 EERELE 2042/2052/2055**
Huangge Road North, Longgang District, Shenzhen Commercial and office
REXRZHBESE 6,070 50% 3040 A% 2060/2062**
R=m AR BERI% Commercial
Dongguan Tian An Cyber Park 94,770 39% 36,960 EE 2060**
No. 1 Huangjin Road, Nancheng District, Dongguan Commercial
1,510 39% 590 fE 2080
Residential
REBERZ BB 57,380 45.05% 25850 7% 2065*
REm - BEE - @ Commercial
Dongguan Fenggang Tian An Cyber Park 19,230 45.05% 8660 LB 2065
Yan Tian Village, Fenggang Town, Dongguan Apartment
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PARTICULARS OF PROPERTY AND HOTEL INVESTMENTS

REEES
nE BEER
BEE® F5E Gross
Gross bR Floor Area
NELR/ Y Floor Area Interest Held Attributable % HRER
Property Name/Location of Property by the Group to the Group ~ Use Lease Expiry
Tk Frkm
RERZRAR 36,410 45.05% 16,400 ¥ 2060**
REm - BEE - EE Commercial
Dongguan Tianan Shenchuang Valley 24,680 45.05% 1,120 2E 2060**
Yan Tian Village, Fenggang Town, Dongguan Apartment
REMUBRZER 136,410 50% 68210 HE 2062%
R MU BTES TR Commercial
Dongguan Song Shan Lake Tian An Cloud Park
North of South Industrial Road, Songshan Lake North
Industrial City, Dongguan
BENRZEEMENHE 161,120 50% 80560 HE 2052%
BN BEE - FRAELS555H Commercial
Guangzhou Tian An Panyu Hi-Tech Ecological Park 4,430 50% 2220 RE 2052%*
No. 555 Panyu Road North, Panyu District, Guangzhou Apartment
GBS e 101,490 50% 50740 % 2052/2054/2056**
Pl - EIEE - TR Commercial
Foshan Tian An Nanhai Cyber Park
No. 1 Jianping Road, Nanhai District, Foshan
ENERRZRS 38,060 100% 38,060 7 2052*
BN EBE - AKE Commercial
Huizhou Huiyang Tian An Sun Life City
Danshui Town, Huiyang District, Huizhou
LEXZEE 18,130 100% 18130 &% 2073
L BOR - OEER - LSRR Commercial
Shanghai Tian An Place 3,990 100% 3990 HE 2073%
Lot No. 52, Qibao Town, Caobao Road, Residential
Minhang District, Shanghai
LRRRTH 63,190 100% 63190 % 2051/2061%
LT BRE - EFILEI20% Commercial
Shanghai Tian An 1000 Trees
No. 120 Moganshan Road, Putuo District, Shanghai
LERZHD 22,350 98% 21,900 AERHLE 2044
LT BRE - BREK336H Commercial and office
Shanghai Tian An Centre 6,620 100% 6,620 HAE 2044
No. 338 Nanjing Road West, Huangpu District, Shanghai Office
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MERBEREER

PARTICULARS OF PROPERTY AND HOTEL INVESTMENTS

KEEER
ES BEER
BEER 5 Gross
Gross FribfEs Floor Area
NELB/ Y Floor Area Interest Held Attributable  Fii% HREH
Property Name/Location of Property by the Group to the Group ~ Use Lease Expiry
FHK m? FHKm?
LEREPRELTNLE 68,660 100% 68,660 EE 2068/2071%*
LT BTRE - RS ER5H Residential
Shanghai Racquet Club & Apartments
Lane 555 Jinfeng Road, Huacao Town,
Minhang District, Shanghai
LEXBREN 9,330 51.44% 4800 AHE 2053*
Ham ERE KXAE Commercial
Shanghai Tide Health Campus 17,120 51.44% 8,810 % 2053**
Zhujiajiao Town, Qingpu District, Shanghai Residential
BERRESN 107,950 50% 53,980  @E 2060/2064*
apm - BEIE - FHAB265 Commercial
Wauxi Tian An Intelligent Park
No. 228 Linghu Road, Wuxi New District, Wuxi
ENXZ B 55,590 50% 27,790 BE 2057+
BT RESTRMEERFRERE - RHR588H Commercial
Changzhou Tian An Cyber Park 190 50% 100 {=% 2077+
No. 588 Wunan Road, Wujin Hi-Tech Industrial Zone, Residential
Changzhou
HRRREBRAE 70,220 100% 70220 EERBLE 2032/2042#%*
BRm - BTE - PLER122% Commercial and office
Nanjing Tian An International Building
No. 122 Zhongshan South Road, Baixia District, Nanjing
HRRRERY 122,140 50% 61,00 &% 2057+
HRM - BER  KERE6CH Commercial
Nanjing Tian An Cyber Park
No. 36 Yongfeng Road, Qinhuai District, Nanjing
HERZHES 92,450 50% 46,230 HE 2061%
HET - BEE - RER1995 Commercial
Nantong Tian An Cyber Park
No. 199 Shennan Road, Gangzha District, Nantong
EBEXZHUBY 87,370 50% 43680 BHE 2061%
BEM AERE - FER Commercial

Chongging Tian An Cyber Park
Chunhui Road, Dadukou District, Chongging
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MERBEREEHR
PARTICULARS OF PROPERTY AND HOTEL INVESTMENTS

KBRS
VES BEEE
BEER k-1 Gross
Gross Frib s Floor Area
NELE/ % Floor Area Interest Held Attributable  Fi%% HREH
Property Name/Location of Property by the Group to the Group ~ Use Lease Expiry
Tk Frkm
LRXZRE 22,170 100% 2170 f=E 2064*
kR 85E - BHARAR 7% Residential
Beijing Park Apartments
No. 17 Chaoyang Park Road West,
Chaoyang District, Beijing
RERZEBAE 52,420 100% 52420 DR 2035%
RET - BILE - BILEResSH Office
Dalian Tian An International Tower
No. 88 Zhongshan Road, Zhongshan District, Dalian
REXZE-H 23,710 100% 23,710 B 2051
REM - BAAH661H Commercial
Changchun Tian An City One
No. 661 Guigu Street, Changchun
REXZSHEEY 83,800 50% 41900 #EE 2051
REM REE  ZERARIGEBRIRECH Commercial
Tianjin Tian An Xiangyu Smart City
Between Jinhan Gonglu No. 2 Bridge and
No. 3 Bridge, Dongli District, Tianjin
RERZEBS 57,160 50% 28580 HE 2060%
REM - BER - RRKIS% Commercial
Tianjin Tian An Cyber Park
No. 1 Tianan Road, Xiging District, Tianjin
ERRREBS 55,240 50% 27,620 EE 2052/2054**
EBM  HERE  FHE6sH Commercial
Qingdao Tian An Cyber Park 5,710 50% 2,860 FE 2082+
No. 88 Chunyang Road, Chengyang District, Qingdao Residential
BEBRERL 12,880 59.99% 7730 BE 2053*
B NE RPRES - MEFEE005 Commercial
Hong Kong Harbour Crystal Centre 830 29.99% 250 @ 2053**
No. 100 Granville Road, Tsim Sha Tsui East, Kowloon, Commercial
Hong Kong
EREE (IBGNES) 15,190 74.98% 11,390 % 2049+
R PRy ROt Fi Commercial
Hong Kong Laneway (formerly known as Concord
Square)

No. 88 Chuen Lung Street, Tsuen Wan,
New Territories, Hong Kong



REFEREER AT
B 2025 F3f 3 7
MERBIEREEHR
PARTICULARS OF PROPERTY AND HOTEL INVESTMENTS
rEEEL
S BEER
BEEE KEE Gross
Gross FribfEs Floor Area
NELB/ Y Floor Area Interest Held Attributable ~ fB% HRE
Property Name/Location of Property by the Group to the Group ~ Use Lease Expiry
Fhkm ik
EEBEIESD 24,720 33.33% 8240 TI¥ 2055
B BBT - BEON - FIREE10% Industrial
Hong Kong Harbour Industrial Centre
No. 10 Lee Hing Street, Ap Lei Chau, Aberdeen, Hong
Kong
EAREIEHD 68,910 33.33% 2970 TI¥ 2055
B BB BN - 25 Industrial
Hong Kong Oceanic Industrial Centre
No. 2 Lee Lok Street, Ap Lei Chau, Aberdeen,
Hong Kong
ERFREETL 2,550 50% 1280 FEERMAE 2843+
B BT EEABESS-64% Commercial and office
Hong Kong Queen's Centre
No. 58-64 Queen’s Road East,Wanchai, Hong Kong
EHEBIEAE 12,470 50% 6,230 I% 2047*
B NVE OBE - ERER Industrial
Hong Kong Wah Shun Industrial Building
No. 4 Cho Yuen Street, Yau Tong, Kowloon,
Hong Kong
BELLYE 7,150 33.33% 2380 fE 2056
B KNE - A2LE18H Residential
Hong Kong The Redhill Peninsula
No. 18 Pak Pat Shan Road, Tai Tam, Hong Kong
CEE T 6,050 100% 6,050 B KARE
3/4, South Place, {521 EC2M 2AF Hotel Freehold
London South Place Hotel
3/4 South Place, London, EC2M 2AF
At
Other properties 138,180
1,517,040
Hat : ERBE-T-_AF+-_A=+—RHAZERRER - Note: The above table is based on information as of 31st December, 2025.

* HEMEAE RO RS -
o ZEMEAHBENTARE -
o ZEVEUARPEOTASE -

These properties are held on short lease.

These properties are held on medium lease.

These properties are held on long lease.
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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 the 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.
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THE BOARD

The Board currently comprises seven directors (“Director(s)”) in total,
with two Executive Directors, two Non-Executive Directors (“NED(s)”)
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:

Song Zengbin (Deputy Chairman) (resigned on 20th January, 2026)
Patrick Lee Seng Wei (Managing Director)

Edwin Lo King Yau (retired with effect from 1st March, 2026)

Tao Tsan Sang

NEDs:
Lee Seng Hui (Chairman)
Moses Cheng Mo Chi

INEDs:

Jiang Guofang
Ngai Wah Sang
Lisa Yang Lai Sum

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 70 to 73. Other than that Mr. Lee Seng
Hui, the Chairman of the Board, is a cousin of Mr. Patrick Lee Seng
Wei, the Managing Director of the Company, there are no financial,
business, family or other material/relevant relationships among
members of the Board.
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THE BOARD (CONTINUED)
Board Process

During the year, the NEDs (a majority of whom are independent)
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 (“Shareholders”).

Throughout the year and up to the date of this report, the Company
has had at least 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 3.70 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.

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, five 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:
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Name of Directors

THE BOARD (CONTINUED)

Board Process (continued)

HE/BTEEZRE
Number of meetings attended/held
¥MZEEE EHREEE
Remuneration Audit
Committee

BRAE
General
Meeting

ExE

Board Committee

BiTES: Executive Directors:
RIEW (BIZ/E) Song Zengbin (Deputy Chairman) 5/5 17
(R=ZFE=—NF—H (resigned on 20th January, 2026)
Z1HEHE)
BRN(E (EFAEHE) Patrick Lee Seng Wei (Managing Director) 5/5 1/1
Ba1 Edwin Lo King Yau 5/5 171
(B=—ZE-~F=H—H (retired with effect from 1st March,
HERI) 2026)
R Tao Tsan Sang 5/5 1/1
FHUTEES: NEDs:
FRE(EE) Lee Seng Hui (Chairman) 5/5 1/1
BRE Moses Cheng Mo Chi 5/5 172 1/1
BIYFHTES: INEDs:
ZEF Jiang Guofang 5/5 /1 2/2 1/1
REL Ngai Wah Sang 5/5 17 2/2 1/1
BBR Lisa Yang Lai Sum 5/5 11 2/2 /1

REFERTIER L FEIZERAEHE
BERE  2FLERE  2FLTHEE B
EREREHEEzHE(RREZEGZE
) BRANERS - EER  AREAM
BABERIBESEE -EFSEHATRE
ZRTITHREEAR YHHATEZES(HA
BERCEEREREER LB -EFER
ARREEEZBECORELIL AE®ES
o W NSAREFSELRT RER - AR
HERe IR TAR AR ARG — 2

The Board has reserved for its decision or consideration matters
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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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. The Chairman of the Board holds a meeting with the INEDs
without the presence of other Directors at least once annually.
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THE BOARD (CONTINUED)

Directors’ Continuous Professional Development

For continuous professional development, in addition to Directors’
attendance at meetings and review of papers and circulars sent by the
management of the Company, during the year ended 31st December,

2025, Directors participated in the activities including the following:

Name of Directors

Executive Directors:
Song Zengbin (Deputy Chairman)
(resigned on 20th January, 2026)

Patrick Lee Seng Wei (Managing Director)
Edwin Lo King Yau
(retired with effect from 1st March, 2026)

Tao Tsan Sang

NEDs:
Lee Seng Hui (Chairman)
Moses Cheng Mo Chi

INEDs:

Jiang Guofang
Ngai Wah Sang
Lisa Yang Lai Sum

SREREXRRED
Participation in Continuous
Professional Development Activities
HERESREREZ
Ve k-

EHE e
Attending trainings/
briefings/seminars/
conference relevant to

BRERER
Reading
Regulatory

Updates the Directors’ duties

4 4
4 4
4 v
4 v
4 v
4 4
4 4
4 4
4 v
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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. As at the date of this annual report, the Board
currently has one female Director out of seven Directors, achieving
the gender diversity of the Board at 14.3%. 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 seven Directors are from diverse and complementary
backgrounds, including management, property development and
investment, property management, mainland market expertise, legal,
accounting, financial management, banking and finance. 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 39 (male):61 (female) gender ratio,
being a measurable objective for gender diversity, has been achieved
in the workforce (including senior management). 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.
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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. Lee Seng Hui, 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 (iii)
the Directors receive accurate, timely and clear information. The
functions of the CE are performed by Mr. Patrick Lee Seng Wei, the
Managing Director 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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APPOINTMENT AND RE-ELECTION OF DIRECTORS
(CONTINUED)

All NEDs (including 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 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.
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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) developing and reviewing the Company’s policies and practices
on corporate governance;

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

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

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

(v) 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.

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.
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BOARD COMMITTEES (CONTINUED)
Nomination Committee

The Nomination Committee currently consists of three members,
including Ms. Lisa Yang Lai Sum (Chairman of the Nomination
Committee), Messrs. Jiang Guofang and Ngai Wah Sang, all being
the INEDs. 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 and non-executive directors
(including INEDs) shall be included in the Board so that there is
a strong independent element in the Board, which can effectively
exercise independent judgement.

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.
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BOARD COMMITTEES (CONTINUED)
Nomination Committee (continued)

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 resolution for re-election of the retiring Directors at
2025 AGM and 2026 AGM;

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

(iii) reviewed the Board Diversity Policy; and

(iv) reviewed and recommended for the Board’s approval the
extension of the retirement age under the employment contract of
the Managing Director.

Remuneration Committee

The Remuneration Committee currently consists of three members,
including Messrs. Ngai Wah Sang (Chairman of the Remuneration
Committee), Jiang Guofang 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.
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BOARD COMMITTEES (CONTINUED)
Remuneration Committee (continued)

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:

(i) 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;

(ii) the Executive Directors must be in a position to supervise and

control senior management and thus must be able to control their
compensation; and

(iii

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.

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 NEDs (including the INEDs) for the year ended 31st
December, 2024;

(iii) 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 Executive Directors;
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BOARD COMMITTEES (CONTINUED)
Remuneration Committee (continued)

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

(v) reviewed and recommended for the Board's approval the renewal
of the employment contract of the Managing Director.

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 22nd August, 2025. The remuneration
payable to the senior management of the Company by band are set
out in note 13 in the consolidated financial statements. Details of the
remuneration policy of the Group are also set out in the “Employee
and Training” section contained in the Directors’ Report on page 94.

Audit Committee

The Audit Committee currently consists of four NEDs, three of
whom are 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 current members of the Audit Committee are Mr. Ngai
Wah Sang (Chairman of the Audit Committee), Dr. Moses Cheng Mo
Chi, being a NED, Mr. Jiang Guofang and Ms. Lisa Yang Lai Sum,
both being INEDs. 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.
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BOARD COMMITTEES (CONTINUED)
Audit Committee (continued)

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;

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

(iii) 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.

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;

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

(iii) 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 its 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.
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BOARD COMMITTEES (CONTINUED)

Audit Committee (continued)

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.

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)

(iii

=

=

(iv

reviewed and approved the audit scope and fees proposed by the
external auditor;

reviewed the reports from the external auditor and the
management’s response in relation to the final audit for the year
ended 31st December, 2024, the interim results review for the
six months ended 30th June, 2025 and the final audit for the year
ended 31st December, 2025 of the Group;

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 plans and internal audit review reports
prepared by the Internal Audit Department of the Group (“IAD”);

reviewed and recommended for the Board’s approval the reports
on 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;
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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 Pre-approval Policy for Independent Auditor’s Non-Assurance
Services; 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) and Tao Tsan Sang, all being Executive Directors, and
Mr. Chew Chee Choong, being the Group Chief Operating Officer.
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, which has been
updated in March 2026.

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

(ii) 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.



RKEFEEEERAA
2025 Fik

55

TEERRSE

CORPORATE GOVERNANCE REPORT

DNEWE

HLEETAARTZ ATNE - 2EEEY
TERATNBIRHERRES - AAWER
FEGEAFEAEHER - A ERRYT
SELRF  REEEEZHRERRREE
BrEaE -

B+ ARERTATDARARREBAFA
BARZAREL - HRETRABIEEE
BB TR AANERLEE AR R AL
B-HEER - R-ToRE - HRTEST
i+ TN 2 AR A T A R A
K o

HER5H 2 BETA

ARREHRA LETRRMERCIpE 2 (LM E
TABFETEFRXZINRESTRD([REST
1) FREBSAHEZERARAINENE
RAZETERE(RERARTEATEELN
RAFEFFZARHER) ([HEEEER ET
EHXH2TRTA(EHFZ SR -

ARBCAZBEFFLIEEH  MEFC
HMARNBE_T-_AF+-_A=t—BLFE
BECETRETA -

COMPANY SECRETARY

Ms. Lau Tung Ni 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. Lau is a fellow member of The Chartered Governance Institute
and The Hong Kong Chartered Governance Institute. She holds an
Executive Master’s Degree in Business Administration and has over
20 years of experience in the company secretarial and corporate
governance profession. During 2025, Ms. Lau undertook over 15
hours of relevant professional training to update her skills and
knowledge.

MODEL CODE FOR SECURITIES TRANSACTIONS

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 own code of conduct regarding securities
transactions (the “Securities Dealing Code”) by the Directors and
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 (the “Relevant Employees”).

Specific enquiry has been made of all the Directors and the Directors
have confirmed that they have complied with the Model Code
throughout the year ended 31 December 2025.
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ACCOUNTABILITY AND AUDIT
Financial Reporting

The Directors acknowledge their responsibility for preparing, with
the support from the Finance Department, 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 HKFRS Accounting Standards (which
also include Hong Kong Financial Reporting Standards, Hong Kong
Accounting Standards and Interpretations) as 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 96 to 103.

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 and up to the date of this report, 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 fulfilment 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.
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ACCOUNTABILITY AND AUDIT (CONTINUED)
Risk Management and Internal Control (continued)

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 IAD. The result and findings are
reported to the Chairman of 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 45b to the consolidated financial statements and under the
“Principal Risks and Uncertainties” section contained in the Directors’
Report on pages 63 and 64.

Internal Audit

The IAD reports to the Chairman of the Board and the Audit
Committee. The IAD 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 plans and internal audit review reports were
prepared by the IAD and issued to the Audit Committee and the Board
for review.
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ACCOUNTABILITY AND AUDIT (CONTINUED)
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 confidentiality
of the information. 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 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, with the Audit Committee about possible
improprieties in any matter related to the Group.

The Board has also established the policies and systems that promote
and support anti-corruption laws and regulations, which set out
responsibilities of the Group’s employees in identifying and preventing
bribery and corruption in order to protect the integrity and reputation
of the Group.



RKEFEEEERAA
2025 F#

59

TEERBRE

CORPORATE GOVERNANCE REPORT

BER&B )
SRR BT 2 B &

RER EXNTESHZHMSFINDT

A SR H 2 R

ACCOUNTABILITY AND AUDIT (CONTINUED)
External Auditors’ Remuneration

During the year, the remuneration paid to Deloitte is set out as
follows:
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Services rendered for the Group BT

HK$’000

Audit services 6,770
Non-audit services (including review of interim
results, review of working capital sufficiency

statement and other professional services) 1,546

Total 8,316

SHAREHOLDERS ENGAGEMENT

The Board recognises the importance of good communication with
Shareholders. Information in relation to the Group is disseminated to
Shareholders in a timely manner through a number of formal channels,
which include interim and annual reports, announcements and
circulars. Such published documents together with the latest 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 actively
participates in the AGM to answer any questions from Shareholders.
The chairmen of the Audit Committee, Remuneration Committee and
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) should 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.
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SHAREHOLDERS ENGAGEMENT (CONTINUED)

During the year, the 2025 AGM was held on 21st May, 2025. The
attendance record of the Directors at the 2025 AGM is 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 is disclosed in 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.
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SHAREHOLDERS ENGAGEMENT (CONTINUED)

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.

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 are 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 its 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 requirement
and future expansion plan as well as general economic conditions and
external factors that may have an 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, associates and joint ventures
as the ability to pay dividends by the Company is dependent on
the dividends received from those subsidiaries, associates and joint
ventures.
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DIVIDEND POLICY (CONTINUED)

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

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

Lee Seng Hui
Chairman

Hong Kong, 20th March, 2026
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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, associates and joint
ventures as at 31st December, 2025 are set out in notes 47, 48 and 49
to the consolidated financial statements respectively.

The Group’s revenue for the year was derived mainly from activities
carried out in the People’s Republic of China (“PRC”). 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 6 to the consolidated financial statements.

BUSINESS REVIEW

Detailed review of the Group’s business is set out in the Managing
Director’s Statement (“MDS”) on pages 6 and 7. Future development
of the Company’s business is set out in the MDS on page 7. An
analysis of the Group’s performance during the year using financial
key performance indicators is provided in the MDS and Management
Discussion and Analysis on pages 4 to 17.

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
whether management has performed its duty to maintain 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 thereon.
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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 45b “Financial risk management
objective 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 volatility and uncertainty of macro-economic
conditions in the PRC. The policy change, interest rate change, reserve
requirement ratio change, demand-supply imbalance, house price
indexes and the overall economic conditions may induce a material
adjustment on the Group’s business, financial position and results.
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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 developing and
managing the properties. The Group meets the criteria and standards
of noise pollution control, air pollution control, sewage drainage
system and construction waste treatment for construction as well as
promote greening in its projects.

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, please refer to the
Environmental, Social and Governance Report (“ESG Report”)
separately released on the website of The Stock Exchange of Hong
Kong Limited (“Stock Exchange”) and the website of the Company
under the “ESG Reports” section, 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.
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BUSINESS REVIEW (CONTINUED)
Compliance with Laws and Regulations

The Group is committed to complying 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 the Securities and Futures Ordinance
(“SFO”).

The PRC laws and regulations that have material impacts on the
business of the Group, including but not limited to the “Civil
Code”, the “Foreign Investment Law”, the “Company Law”,
the “Land Administration Law”, the “Construction Law”, the
“Urban Real Estate Administration Law”, the “Regulation on the
Administration of Development and Operation of Urban Real Estate”,
the “Environmental Protection Law”, the “Bidding Law” and the
“Regulation on Foreign Exchange Administration”, as well as the
documents issued by relevant government authorities from time to
time.

The Group has formulated a comprehensive approval procedure for
legal affairs and continued to monitor for improvement. As far as the
Board and management are aware, the Group has complied with the
abovementioned laws and regulations. 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 104 and in the accompanying notes to the
consolidated financial statements.

The Board has declared an interim dividend of HK20 cents per
share (in lieu of a final dividend) for the year ended 31st December,
2025 (2024 interim dividend (in lieu of a final dividend): HK10
cents per share) payable on or around Friday, 15th May, 2026 to the
shareholders of the Company (“Shareholders”) whose names appear
on the register of members of the Company on Thursday, 30th April,
2026. Details are set out in note 15 to the consolidated financial
statements.
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INVESTMENT PROPERTIES

During the year, the Group acquired investment properties totalling
approximately HK$87,348,000 in value and certain inventories of
completed properties to a value of HK$96,479,000 were transferred
to investment properties. The Group revalued all of its investment
properties as at the year end date. The deficit arising on the
revaluation amounted to HK$765,392,000 and has been recognised in
the consolidated statement of profit or loss.

Details of these and other movements in the investment properties of
the Group during the year are set out in note 18 to the consolidated
financial statements.

PROPERTY, PLANT AND EQUIPMENT

During the year, the Group acquired property, plant and equipment
totalling approximately HK$220,797,000.

Details of these and other movements in property, plant and
equipment of the Group during the year are set out in note 16 to the
consolidated financial statements.
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PROPERTIES

Particulars of major properties of the Group as at 31st December, 2025
are set out on pages 27 to 37.

SHARE CAPITAL AND SHARES ISSUED

Details of movement in the share capital of the Company during the
year are set out in note 36 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

Bank loans and other borrowings which are repayable within one year
or on demand are classified as current liabilities. Repayment analysis
of interest-bearing and interest-free borrowings are set out in notes 33
and 34 to the consolidated financial statements respectively.
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DIRECTORS

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

Executive Directors:

Song Zengbin (resigned on 20th January, 2026)

Patrick Lee Seng Wei

Edwin Lo King Yau (retired with effect from 1st March, 2026)
Tao Tsan Sang

Non-Executive Directors:
Lee Seng Hui
Moses Cheng Mo Chi

Independent Non-Executive Directors:
Jiang Guofang

Ngai Wah Sang

Lisa Yang Lai Sum

In accordance with Article 105(A) of the articles of association of
the Company (“Articles of Association”), Messrs. Lee Seng Hui, Jiang
Guofang and Ngai Wah Sang 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. Mr. Ngai Wah Sang has
served as an Independent Non-Executive Director for more than nine
years 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 Shareholders during normal office hours.
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT

Executive Directors

Patrick Lee Seng Wei, aged 74, was appointed an Executive Director
of the Company in June 1996 and became the Chairman and
the Acting Managing Director of the Company in February 2004
and December 2005 respectively. He relinquished his role as the
Chairman and was re-designated from the Acting Managing Director
to the Managing Director of the Company in April 2007. 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
chairman and an executive director of Asiasec Properties Limited
(“ASL”). He is a cousin of Mr. Lee Seng Hui (the Chairman of the
Company).

Tao Tsan Sang, aged 61, was appointed an Executive Director of the
Company in October 2009 and was re-designated from the Financial
Controller to the Finance Director of the Company in July 2019. He is
also a director of certain subsidiaries of the Company. He joined the
Company in May 1994. 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 of ASL.
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT (CONTINUED)

Non-Executive Directors

Lee Seng Hui, aged 57, was appointed the Chairman and a Non-
Executive Director of the Company in April 2007. He is also a director
of certain subsidiaries of the Company. Mr. Lee graduated from the
Law School of the University of Sydney with Honours. Previously, he
worked with Baker & McKenzie and N M Rothschild & Sons (Hong
Kong) Limited. Mr. Lee is the chief executive and an executive director
of AGL, and the chairman and a non-executive director of Tian An
Medicare Limited (“TAMC”). He is also a non-executive director
of APAC Resources Limited (“APAC Resources”). In 2025, Mr. Lee
stepped down as the non-executive chairman and later as an alternate
director to the non-executive chairman of MGX Resources Limited
(formerly known as Mount Gibson Iron Limited), a company listed
on the Australian Securities Exchange. Mr. Lee is a cousin of Mr.
Patrick Lee Seng Wei (the Managing Director of the Company) and the
brother-in-law of Mr. Chew Chee Choong (the Group Chief Operating
Officer of the Company).

Moses Cheng Mo Chi, aged 76, was appointed an Independent
Non-Executive Director of the Company in May 1997 and was re-
designated as a Non-Executive Director of the Company in September
2004. He is a practising solicitor and a senior consultant of P. C. Woo
& Co., a Hong Kong firm of solicitors after serving as its Senior Partner
and a consultant from 1994 to January 2023. Dr. Cheng is currently
a non-official member of the Executive Council of the HKSAR and
has been appointed as chairman of the Hong Kong Maritime and Port
Development Board by the Government of the HKSAR with effect
from Tst July, 2025. He was the founding chairman of the Hong Kong
Institute of Directors of which he is now the Honorary President
and Chairman Emeritus. Dr. Cheng was a member of the Legislative
Council of Hong Kong and the chairman of the Main Board Listing
Committee and the GEM Listing Committee of The Stock Exchange
of Hong Kong Limited and a member of the Financial Reporting
Council in Hong Kong. He was also the chairman of the Insurance
Authority, the Education Commission, the Free Kindergarten Education
Committee, the Advisory Committee on Post-office Employment for
former Chief Executives and Politically Appointment Officials, the
Advisory Committee on Post-service Employment on Civil Servants.
He also serves on the boards of various listed companies in Hong Kong
as independent non-executive director and non-executive director,
including Guangdong Investment Limited, K. Wah International
Holdings Limited, Liu Chong Hing Investment Limited, The Hong
Kong and China Gas Company Limited and Towngas Smart Energy
Company Limited.
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT (CONTINUED)

Independent Non-Executive Directors

Jiang Guofang, aged 68, was appointed an Independent Non-
Executive Director of the Company in June 2022. He holds a Master’s
Degree in Business Administration from the City University of Macau.
He is a senior economist and has extensive experience in banking,
corporate finance, investment and management. Mr. Jiang is currently
an independent non-executive director of Shanghai Dazhong Public
Utilities (Group) Co., Ltd. Mr. Jiang worked for the People’s Bank
of China, Shanghai Branch and Industrial and Commercial Bank of
China Limited, Shanghai Branch. He had served in various executive
positions in a number of financial institutions, including the chairman
of Shenyin Wanguo (H.K.) Limited and SWS MU Fund Management
Co., Ltd., as well as the consultant of Shenwan Hongyuan Securities
Co., Ltd.

Ngai Wah Sang, aged 67, was appointed an Independent Non-
Executive Director of the Company in September 2004. He holds
a Bachelor’s Degree in Science from the University of London in
United Kingdom and is a fellow of Chartered Accountants Australia
and New Zealand and the Hong Kong Institute of Certified Public
Accountants in Hong Kong respectively. He has broad experience in
auditing, accounting, financial management and dealing with business
development and investments and previously worked for international
accounting firms and listed companies in Hong Kong and overseas.
He was previously an independent non-executive director of Alpha
Professional Holdings Limited and Swang Chai Chuan Limited.

Lisa Yang Lai Sum, aged 59, was appointed an Independent Non-
Executive Director of the Company in November 1999 and was re-
designated as a Non-Executive Director of the Company in September
2004. She was re-designated from a Non-Executive Director to an
Independent Non-Executive Director of the Company in July 2007.
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 AGL, ASL and TAMC.
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT (CONTINUED)

Senior Management

Chew Chee Choong, aged 54, is the Group Chief Operating Officer
and a member of Executive Committee of the Company since January
2019. He joined the Group in October 2005 and was previously
the General Manager of the Group. Mr. Chew is also a director of
certain subsidiaries of the Company. He has over twenty years of
experience in the fields of property construction and development. Mr.
Chew is the brother-in-law of Mr. Lee Seng Hui (the Chairman of the
Company).

Qu Hongliang, aged 55, is the Director - Investment Department of
the Group. He joined the Group in March 2019. He is also a director
of certain subsidiaries of the Company. Mr. Qu holds a Bachelor’s
Degree in Civil Engineering from Tongji University and an Executive
Master’s Degree in Business Administration from China Europe
International Business School. He has over twenty years of experience
in corporate operation and management.

Liu Kin Sun, aged 55, is the Group Financial Controller since July
2019. He joined the Group in June 1999. He is also a director of
certain subsidiaries of the Company. Mr. Liu holds a Bachelor’s
Degree in Accountancy from City University of Hong Kong. He is an
associate of the Hong Kong Institute of Certified Public Accountants,
a fellow of the Association of Chartered Certified Accountants, an
associate of The Hong Kong Chartered Governance Institute and The
Chartered Governance Institute. Prior to joining the Group, Mr. Liu
had worked in an international accounting firm for six years. He has
extensive experience in accounting, financial management and China
business field.

Zeng Xianghe, aged 51, is the General Manager of the Contracts
Department of the Group. He joined the Group in September 2001.
Mr. Zeng graduated from Shanghai Jiao Tong University with a
Bachelor’s Degree in Business Administration. He has over twenty
years of experience in the fields of project management and property
development.

Han Yi, aged 49, is the Deputy General Manager of the Property
Management Department of the Group. He joined the Group in
June 2000. Mr. Han graduated from Shanghai Maritime University
with a Bachelor’s Degree in Economics. He has over twenty years
of experience in the fields of real estate development and property
management.
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Lee Seng Hui the Company (Note 2)

e sBARR
([#A %IJ)(/W,:B)
Allied Group Limited
(“AGL") (Note 3)

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 Non-Executive Directors (including Independent Non-Executive
Directors (“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 office but are eligible for re-election.

DIRECTORS’ INTERESTS

As at 31st December, 2025, Messrs. Lee Seng Hui and Edwin Lo King
Yau?, Directors, had the following interests in the shares, underlying
shares or debentures of the Company and 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:

BERGR EEBTRE
HERDZHE HYBNES
Number of Approximate %
shares and of the total
underlying shares number of EatE
interested issued shares Nature of interests
834,809,096 56.94% HihkEss
(Hzz1) Other interests
(Note 1)
2,635,105,180 74.99% 458,420 B {E A2
(Hzz1) (NE=EEATHIER)
(Note 1) }2,634,646,7600%
& E fh iz

Personal interests

(held as beneficial owner) in
458,420 shares

and other interests

in 2,634,646,760 shares
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BEROR HEBITRG

MERGZEE HYZHNED

Number of Approximate %

shares and of the total
EBHE NGRS underlying shares number of ERNE
Name of Directors  Name of companies interested issued shares Nature of interests
EEMERRAA 930,376,898 74.98% Hib#ER
([EEEHE ) (frata) (Hfzz1) Other interests

Asiasec Properties Limited (Note 1)

(“ASL") (Note 4)

AR ERBRAF 556,097,010 51.44% H iR
(TRZE82 ) (Hz5) (Kiat1) Other interests
Tian An Medicare Limited (Note 1)

(“TAMC”) (Note 5)

HEEERAT 1,444,479,575 73.51% H i
(T3mBE]) (fiite6) (Kiat1) Other interests
Sun Hung Kai & Co. (Note 1)

Limited (“SHK”) (Note 6)

M= BALH 280,000 0.00% (BN £
Edwin Lo King Yau*  AGL (RESHBAZNEFR)

Personal interests
(held as beneficial owner)

K 276,000 0.02% EARER
TAMC (NERHEBAZHEE)

Personal interests
(held as beneficial owner)

FHANGZEERTRK  H-FE—~F=H— ¢  Retired as director of the Company with effect from 1st March, 2026
H £
Wizt Notes:

1. EREBEGEREZENETZ+REKEBLEEY BlLee 1. Mr. Lee Seng Hui together with Ms. Lee Su Hwei and Mr. Lee Seng Huang are

and Lee Trust(Z#{555) Z1=7C A ° Lee and Lee the trustees of Lee and Lee Trust, being a discretionary trust. The Lee and Lee
TrustiZ 4B A EE B 1T D L8 4774.99% (B Trust controlled approximately 74.99% of the total number of issued shares of
FEERIB A E 2 EAMER) © AGL (inclusive of Mr. Lee Seng Hui’s personal interests).

2. ERNEEBEENBEER 2R BEGEEES 2. Mr. Lee Seng Hui, by virtue of his interests in AGL, was deemed to be interested
A EBRARRBD B 2R o in the shares of the Company in which AGL was interested.

3. R-ZE-_FHE+-_A=+—H HBEEEAELAT 3. As at 31st December, 2025, AGL was the holding company of the Company
ZEBAR At ARAR 2 BB LB (BER and therefore an associated corporation of the Company within the meaning of
BEREIEEPIEXVER) Part XV of the SFO.
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6. R-ZE-_RF+T-_A=1—B FEESHSEHE
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7. LuiprEREmigEHe -

BREXHEEEN  R-_T_AF+_A
=t—H ARRZBEELRSTHRAEH
BERARR SR TR EE(BRELES R
HIERBIEXVER) 2 EAR ~ BRI HE
BETHEEACENRER S LB EE
2GR EMBFEZERMA - FARE LR
A SRC3IE 2 EMBEBTAESETESFR
SHIRETRIARTTHE AR MBI 2E
ARSI A

DIRECTORS’ INTERESTS (CONTINUED)

Notes: (continued)

4.

7.

Mr. Lee Seng Hui, by virtue of his interests in the Company via AGL, was
deemed to be interested in the shares of ASL, a non wholly-owned subsidiary of
the Company, and therefore an associated corporation of the Company within
the meaning of Part XV of the SFO.

Mr. Lee Seng Hui, by virtue of his interests in the Company via AGL, was
deemed to be interested in the shares of TAMC, a non wholly-owned subsidiary
of the Company, and therefore an associated corporation of the Company
within the meaning of Part XV of the SFO.

As at 31st December, 2025, SHK was a non wholly-owned subsidiary of AGL
and therefore an associated corporation of the Company within the meaning of

Part XV of the SFO.

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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e

M

EEpAR

Name of Directors

FRE
Lee Seng Hui

FRE
Patrick Lee Seng Wei

JUR=R"
TR

Edwin Lo King Yau
(B=F-~NE=H—HERKL)
(retired with effect from 1st March,
2026)

HRE

Tao Tsan Sang

DIRECTORS’ INTERESTS IN COMPETING BUSINESSES

During the year and up to the date of this report, the following
Directors (not being the INEDs) are considered to have interests in the
businesses listed below which compete or are likely to compete with

the businesses of the Group pursuant to the Listing Rules as set out

below:

DR LR

Name of Companies

058
AGL

iRE
SHK

TAER
APAC Resources

TEME
ASL

AL
TAMC

Tian An Australia Limited
(//TlA//)

TEME
ASL

HESE
AGL

DEME
ASL

DEME
ASL

BEEKELS
Interest in
Competing Business

-EF
Director
- FERER
Substantial Shareholder*

CEF TR
Description of
Competing Business*

-MREZEEENBLARIZEE (1)

Director of a non wholly-owned

subsidiary of SHK
- ERE
Substantial Shareholder*

-EX

Director
- B
Substantial Shareholder*

EET T

Substantial Shareholder*
-EB=%

Director
- EhRE

Substantial Shareholder*

- B
Substantial Shareholder*

-E=

Director

-E%

Director

-EX

Director

-E=

Director
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BEER o

¢ EBMBARET -

PlERHERRELARFREMBARHEIE
E-REBEEREMSA RS RS - BED
CRITEZEERL  UBRRFERETAEEKRS
AR RA R R 2 BEEREMSITE © Bl -
AEEFUNEAFRAABINZFRAER
ZITRETHARE 2 %55 »

ESAERS RSNz s

B e IS HmARME43FE (B [BREAL
IR SRR IMBEIN  RAFEEREH
RENERKR - AR BEEEFMBARL
BIVESHNESEMECERERNERE
BEAEGEMNERRS  ZHAAH -

DIRECTORS’ INTERESTS IN COMPETING BUSINESSES
(CONTINUED)

Competing business activities of the Group:

Money lending
Property investment
Property development
Property management

*  Mr. Lee Seng Hui is one of the trustees of Lee and Lee Trust which is a deemed
substantial shareholder of each of AGL, SHK, APAC Resources, ASL, TAMC and
TIA.

#  Conducted through subsidiaries.

Although the above-mentioned Directors have competing interests in
other companies by virtue of their respective common directorship or
shareholding, 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.

DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS

Save as disclosed in note 43 item (e) under “Related Party Transactions
and Balances” to the consolidated financial statements, no other
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.
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CONTRACTS OF SIGNIFICANCE

Save for the transaction(s) disclosed in paragraph (B) of the section
headed “Connected Transactions and Continuing Connected
Transactions” and note 43 items (a), (c) to (e) under “Related Party
Transactions and Balances” to the consolidated financial statements,
there were (i) no other contract of significance 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.

ARRANGEMENTS TO PURCHASE SHARES OR
DEBENTURES

At no time during the year was the Company, its holding company or
any of their 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 as well as
internal audit services and management information system services
as detailed in paragraph (B) of the section headed “Connected
Transactions and Continuing Connected Transactions” on pages
87 to 91, 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.

PERMITTED INDEMNITY PROVISION

The Articles of Association provide 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.
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PERSONS’ INTERESTS

MEBEAA R -_E-_RE+-_A=+—8
RIEZEHN S EOEIBIEREMFEZE
M ATE - A AR AR SRR AR (D RS

BRI ¢

AR
(ABHHEA
JH%E)
Personal
Interests

(held as
beneficial

RREMR

Name of Shareholders owner)

HESEBRAR([MARE]) =

Allied Group Limited (“AGL")

Lee and Lee Trust =

THE _
Lee Su Hwei

PIA Ltd =

EEROREBRS 2HE

Number of shares and underlying shares interested

EEER
(R E
2HE)
Corporate
Interests
(interest of
controlled
corporation)

834,809,096
(K1)
(Note 1)

834,809,096
(Kis2)
(Note 2)

834,809,096
(Kiz#2)
(Note 2)

HtpfE s
Other
Interests

300,000
TR
(Interest of
spouse)

264,353,570
(AREEEA
F1nA)
(held as
investment
manager)

BRAaE
Total
Interests

834,809,096

834,809,096
(Hf7£3)
(Note 3)

835,109,096
(Hizz4)
(Note 4)

264,353,570
(ff7£5)
(Note 5)

SUBSTANTIAL SHAREHOLDERS’ AND OTHER

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:

HERT

R EE 2
BREsL
Approximate %
of the total
number of
issued shares

56.94%

56.94%

56.96%

18.03%
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INTERESTS (CONTINUED)

EEROREBRRS ZHE

Number of shares and underlying shares interested

LT

Name of Shareholders

Vigor Online Offshore Limited
(“Vigor Online”)

China Spirit Limited (“China Spirit”)

++ 7

ez dli]
Chong Sok Un

SKK Special Situation Fund (“SKK”)

Argyle Street Management Limited
(“Argyle Street Management”)

Argyle Street Management Holdings
Limited (“Argyle Street Holdings")

BRfz
Chan Kin

BAER
(ABHHEA
FH%E)
Personal
Interests

(held as
beneficial
owner)

142,938,000

99,420,400

FEEDR
(ZEZEE
2fE)
Corporate
Interests
(interest of
controlled
corporation)

142,938,000

142,938,000

103,070,400

103,070,400

HthfEs
Other
Interests

103,070,400
(IREEBA
HHR)
(held as
investment
manager)

ERAE
Total
Interests

142,938,000

142,938,000
(ff:z6)
(Note 6)

142,938,000
(Hizt7)
(Note 7)

99,420,400

103,070,400
(Hizz8)
(Note 8)

103,070,400
(Hizz8)
(Note 8)

103,070,400
(H1:28)
(Note 8)

EE BT
R E 82
g

Approximate %
of the total
number of
issued shares

9.74%

9.74%

9.74%

6.78%

7.03%

7.03%

7.03%
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Mzt

5 8 # % | Fine Class Holdings Limited 2 & &
¥ & ‘2 & China Elite Holdings Limited ([ China
Elite DFH - MATEAI/RESE(BB)BRAA
([BMEWEDZEEWNBLRF - BEKEHRIE
B Rk [E# (B B Capscore Limited ~ SR EBR
REARBILRERRAR - HRBERB 2 EE
2EMBRANEAHAMECBITRMAHESH
100% ° #HE A S EEEEH A China Elitefi5H
ZBn 2 K as o

EEFTHBLEERFRERTRFRELES R
Lee and Lee Trust(Z##{55E) Z155EA ° Lee and
Lee TrustiZHilfi & R E B BTG B E4774.99%
(BIEFRBREZ AARER)  BWREIEREES
£ @ (B AChina Elite) AT B 2 1D 2 % -

iy

2T 15 EE A S B 12 834,809,096 B A (5 2 #E R

eSS o

>

ZEREZ B IE(G) Lee and Lee Trust 3 {EHE B
BarR—#KRH ROHHZRBLTHERSB
PR &5 L £ A RI300,000/% A5 °

LS BIE 264,313 570 R I 2 i R
(i) 8 72 40,000 L A 2 B ARRA M 19 2 AR FIFE |
MARGREE 2T T A2 ek o

China Spiriti A Vigor Online2#E E1TIRA - i
WARVEBEB Vigor Online A 2 117 2 s

HEmZ T HEA China Spirit 2B EBITIRA -
AR VEHE A China SpiritFTRi A 2 IR 19 2 #E s o

ZEERBIEB ¢ (i) SKKFTH A 299,420,400
& A& 9 5 (i) ASM Connaught House Fund LP
(['ASM Fund J) PT#5 5 21,167,000 i% % {7 :
(iii) ASM Connaught House (Master) Fund Il LP
(T'ASM Fund I1]) P56 2 848,000 f fc {0+
(iv) ASM Connaught House (Master) Fund III LP
(TASM Fund 111]) PT#§ %8 21,635,000 X175 -
SKK % Argyle Street ManagementZ & & [f & 2
Al * MASM Fund * ASM Fund [I}2ASM Fund 111
FArgyle Street Holdings E# i #E#54A © B2
A Argyle Street Holdings 38 50% 12 fil i
# - Bt - Argyle Street Holdings & BRI 5t £ &
B 18 BEEASKK © ASM Fund * ASM Fund 115
ASM Fund NIFTHAE 2 LMy 2 #E s -

SUBSTANTIAL SHAREHOLDERS’ AND OTHER PERSONS’
INTERESTS (CONTINUED)

Notes:

1. The interest was held by China Elite Holdings Limited (“China Elite”), a wholly-
owned subsidiary of Fine Class Holdings Limited which in turn was a wholly-
owned subsidiary of Allied Properties (H.K.) Limited (“APL”). AGL directly
and indirectly (through Capscore Limited, Citiwealth Investment Limited and
Sunhill Investments Limited, all being direct wholly-owned subsidiaries of AGL)
owned in aggregate 100% of the total number of issued shares of APL. AGL was
therefore deemed to have an interest in the shares in which China Elite was
interested.

2. Mr. Lee Seng Hui, a Director, together with 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 China Elite.

3. This represents the same interests of AGL in 834,809,096 shares.

4. This represents interests in (i) same parcel of shares in which the Lee and Lee
Trust was deemed to have an interest; and (ii) 300,000 shares held by Mr. Chen
Yue Jia James, the spouse of Ms. Lee Su Hwei.

5. These interests include (i) an interest in 264,313,570 shares; and (ii) an interest
in unlisted cash settled derivatives of the Company equivalent to 40,000
underlying shares of the Company.

6. China Spirit owned the entire issued share capital of Vigor Online and was
therefore deemed to have an interest in the shares in which Vigor Online was
interested.

7. Ms. Chong Sok Un owned the entire issued share capital of China Spirit and
was therefore deemed to have an interest in the shares in which China Spirit
was interested.

8. These interests comprise the holding of: (i) 99,420,400 shares held by SKK; (ii)
1,167,000 shares held by ASM Connaught House Fund LP (“ASM Fund”); (iii)
848,000 shares held by ASM Connaught House (Master) Fund Il LP (“ASM Fund
I1); and (iv) 1,635,000 shares held by ASM Connaught House (Master) Fund
Il LP (“ASM Fund 111”). SKK was a wholly-owned subsidiary of Argyle Street
Management, and ASM Fund, ASM Fund Il and ASM Fund IIl were held, directly
or indirectly, by Argyle Street Holdings. Mr. Chan Kin had over 50% controlling
interest in Argyle Street Holdings and, accordingly, Argyle Street Holdings and
Mr. Chan Kin were each deemed to be interested in the said shares in which
SKK, ASM Fund, ASM Fund Il and ASM Fund Il were interested.
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER PERSONS’
INTERESTS (CONTINUED)

Notes: (continued)
9. All interests stated above represent long positions.

10. The calculation is based on the total number of 1,466,069,491 shares in issue
as at 31st December, 2025.

Save 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.

CONNECTED TRANSACTIONS AND CONTINUING
CONNECTED TRANSACTIONS

The following connected transactions and continuing connected
transactions conducted by the Group during the year ended 31st
December, 2025 (including continuing connected transactions signed
in previous years):

(A) Connected Transactions
(1).Sub-Tenancy with AGL
(a) Sub-Tenancy Agreement |

On 28th March, 2025, the Company as tenant entered into a sub-
tenancy agreement (“Sub-Tenancy Agreement |1”) with AGL as
landlord, pursuant to which AGL agreed to sublet to the Company
a portion of 9th, 22nd and 23rd Floors of Allied Kajima Building,
138 Gloucester Road, Wanchai, Hong Kong (“AKB”) for a term
of two years from 1st April, 2025 to 31st March, 2027 (both days
inclusive) at a monthly rental of HK$191,900 for usage as its
office.
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CONNECTED TRANSACTIONS AND CONTINUING
CONNECTED TRANSACTIONS (CONTINUED)

(A) Connected Transactions (continued)
(1).Sub-Tenancy with AGL (continued)
(b) Sub-Tenancy Agreement Il

On 28th March, 2025, ASL as tenant entered into a sub-tenancy
agreement (“Sub-Tenancy Agreement I1”, together with Sub-
Tenancy Agreement |, “Sub-Tenancy Agreements”) with AGL as
landlord, pursuant to which AGL agreed to sublet to ASL a portion
of 9th, 22nd and 23rd Floors of AKB for a term of two years from
1st April, 2025 to 31st March, 2027 (both days inclusive) at a
monthly rental of HK$84,100 for usage as its office.

(c) Tenancy Agreement

On 27th August, 2024, Star Telecom Holding Limited as tenant
(“STHL”, a wholly-owned subsidiary of Tian An Medicare Limited
(“TAMC")), entered into a tenancy agreement with Art View
Properties Limited (“Art View”) as landlord (a joint venture of
AGL) regarding the lease of Rooms 1904B-5, 19th Floor of AKB
for a term of two years from 1st September, 2024 to 31st August,
2026 (both days inclusive) at a monthly rental of HK$102,930
and monthly management fee and air-conditioning charges of
HK$19,458 for usage as its office (the “Tenancy Agreement”).

As AGL is a substantial shareholder of the Company and ASL is a non
wholly-owned subsidiary of the Company, which in turn is held as
to approximately 56.94% by AGL, AGL is regarded as a connected
person of the Company under Chapter 14A of the Listing Rules. STHL
is a wholly-owned subsidiary of TAMC, which in turn is a non wholly-
owned subsidiary of the Company. Art View is an associate of AGL
and hence a connected person of the Company. Under Rule 14A.81
of the Listing Rules, each of the transactions contemplated under
the Sub-tenancy Agreements and Tenancy Agreement are required
to be aggregated for the purpose of determining the classification.
Accordingly, the transactions contemplated under the Sub-tenancy
Agreements and the Tenancy Agreement constitute connected
transactions of the Company which are subject to the reporting and
announcement requirements but are exempt from the independent
shareholders’ approval requirement.
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CONNECTED TRANSACTIONS AND CONTINUING
CONNECTED TRANSACTIONS (CONTINUED)

(A) Connected Transactions (continued)
(1). Sub-Tenancy with AGL (continued)

Mr. Lee Seng Hui (Chairman and Non-Executive Director), is a
common director of the Company, AGL and TAMC, and also one
of the trustees of Lee & Lee Trust, being a discretionary trust which,
together with his personal interests, controls approximately 74.99%
of the total number of issued shares of AGL. AGL is interested in
approximately 56.94% and 50% of the total number of issued shares
of the Company and Art View, respectively. The Company indirectly
owns approximately 74.98% and 51.26% of the total number of issued
shares of ASL and TAMC respectively. Accordingly, Mr. Lee Seng Hui
was deemed to be interested in the transactions contemplated under
the Sub-tenancy Agreements and the Tenancy Agreement.

The rental payments under the Sub-tenancy Agreements and Tenancy
Agreement were capital in nature, and was regarded as acquisition
of assets of the Group. Pursuant to HKFRS 16, the aggregate value of
the right-of-use assets recognized under the Sub-tenancy Agreements
would be HK$6,624,000, and that of the Tenancy Agreement would
be approximately HK$2,937,000.

Details of the Sub-tenancy Agreements and the Tenancy Agreement
were disclosed in the announcement of the Company dated 28th
March, 2025.
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CONNECTED TRANSACTIONS AND CONTINUING
CONNECTED TRANSACTIONS (CONTINUED)

(B) Continuing Connected Transactions

(1). Sharing of Administrative and Management Services and
Sharing of IA and MIS Services

(@) 2023 TACI Agreement

On 23rd December, 2022, the Company entered into a sharing of
administrative services and management services agreement with
AGL, pursuant to which AGL agreed to provide (i) administrative
services, including but not limited to corporate secretarial,
registered office, utilities and ancillary services (“Administrative
Services”); and (ii) management services, including but not
limited to management, consultancy, internal audit and business
advice services (“Management Services”) to the Group on a cost-
reimbursement basis for a term of three years from 1st January,
2023 to 31st December, 2025 (the “2023 TACI Agreement”).

(b) 2023 ASL Agreement

On 23rd December, 2022, ASL entered into an internal audit
services and management information system services agreement
with AGL, pursuant to which AGL agreed to provide internal
audit and management information system services (“IA and MIS
Services”) to ASL and its subsidiaries on a cost-reimbursement
basis for a term of three years from Tst January, 2023 to 31st
December, 2025 (the “2023 ASL Agreement”).

(Collectively “2023 Agreements”)

The sharing of Administrative Services, Management Services and IA
and MIS Services (collectively “Services”) arrangements will benefit
the Group in that AGL and the Group or ASL and its subsidiaries (as
the case may be) can enjoy economies of scale brought by the sharing
of the respective Services which will maximise cost efficiency and
management effectiveness.
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CONNECTED TRANSACTIONS AND CONTINUING
CONNECTED TRANSACTIONS (CONTINUED)

(B) Continuing Connected Transactions (continued)

(1). Sharing of Administrative and Management Services and
Sharing of IA and MIS Services (continued)

As AGL, a substantial shareholder of the Company, is regarded
as a connected person of the Company and ASL is a non wholly-
owned subsidiary of the Company, the entering into of the 2023
TACI Agreement, the 2023 ASL Agreement and the transactions
contemplated thereunder constitute continuing connected
transactions of the Company. The transaction regarding the sharing
of the Administrative Services under the 2023 TACI Agreement is
fully exempt under Rules 14A.73(8) and 14A.98 of the Listing Rules.
Whereas, the transactions regarding the sharing of the Management
Services under the 2023 TACI Agreement and the sharing of the IA
and MIS Services under the 2023 ASL Agreement are subject to the
reporting, annual review and announcement requirements but are
exempt from the independent shareholders’” approval requirement.

Mr. Lee Seng Hui (Chairman and Non-Executive Director) is deemed
to be interested in the 2023 TACI Agreement due to his directorship
and position in AGL, his role as a management staff providing the
Management Services and as one of the trustees of Lee and Lee Trust.

Mr. Edwin Lo King Yau, by being an Executive Director of the
Company during the financial year and a member of the management
staff providing the Management Services, is deemed to be interested in
the 2023 TACI Agreement.
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CONNECTED TRANSACTIONS AND CONTINUING
CONNECTED TRANSACTIONS (CONTINUED)

(B) Continuing Connected Transactions (continued)

(1).Sharing of Administrative and Management Services and
Sharing of IA and MIS Services (continued)

The annual caps of the 2023 Agreements for the three years ended
31st December, 2025 and the actual transaction amounts for the year
ended 31st December, 2025 are set out below:

BE+-A=+—-HL

For the year ended 31st December

—BC-HF
ERRS
&8
—E-=F —E-ME —E-RE 2025
FELR FELR FE LR Actual
1 PRt & 2023 2024 2025 Transaction
Agreement Nature of Services Annual Cap  Annual Cap  Annual Cap Amount
B B B B
(HK$) (HK$) (HK$) (HK$)
R =FRTWE BIRRRS

2023 TACI Agreement Management Services 76,300,000 83,900,000 92,300,000 31,529,000

R CFDREMERS N R E R E M A GRS
2023 ASL Agreement IA and MIS Services 320,000 352,000 387,000 174,000

R CHFHENFBCRERARRBSA
TR+ A T=AZAMmA -

Details of the 2023 Agreements were disclosed in the announcement
of the Company dated 23rd December, 2022.



AEPBIRERR AR
a 2025 Fik 89

EEERS
DIRECTORS’ REPORT

HEXZREABERS (#)

(B) HEEAEXRZ (&)

2). EFT 7 BITEREZRER 7 805
ERREZEBNELIRE

(@ ZB-AEXRRMHE

RZZEZRF+=ZA+NAB - ANAE) e
KB ET N o BITEHURES KB B IRE H
MEJEF_Y__iiﬁﬁ I ﬂZ
RG HAZE_ARF—A—BRREZ
ZN\F+ZA=1+— Eiﬁ%_iﬂ_?
ZRERLZWHE]) °

(b)y ZB-AFDHEBEGR

RZZE_RF+A+NE  mHEMESR
HEREFI YA EZRBREREMR
SRGHBEAETRBE T =F0FH
EWEBETeRS BT "F—A
—HRE=ZZT-N\FT+ZA=+—HILA
H=F (22 "FLEHERZD -

() ZB-AFRREREHR

R-ZT-_AF—A+H RLEREKRS
SEFIZABEEREHE - U Ba
SERBRRARELERR L 2L ENE
NERHEERS  H-_F-_RF—A—
HEZE-_FE-_AF+_A=1+—HILRH
—F((ZZE-_RAFRLERWHH]) -

RZZE_RF+ZA+TNA RS @EH
A SRR LD BEEREHEAETR
BT RAFRLERBBEBRET IR
5 BT RE—A—BRE-ZT-)N
F+A=+T—HEARH=F(Z=ZZ=X
FREZERBZE]) °

(M [ T "Fizl)

GEEBEEEESEREMBARIKKE
FREEWBARCGREBEAME) I ZES#
BRTEPAE R ZHRREE - M EER
TR EBRE o

CONNECTED TRANSACTIONS AND CONTINUING
CONNECTED TRANSACTIONS (CONTINUED)

(B) Continuing Connected Transactions (continued)

(2). Renewal of Sharing of Administrative and Management
Services and Sharing of IA and MIS Services

(@) 2026 TACI Agreement

On 19th December, 2025, the Company entered into a sharing of
administrative services and management services agreement with
AGL to renew the transactions contemplated under the 2023 TACI
Agreement for a term of three years from 1st January, 2026 to 31st
December, 2028 (the “2026 TACI Agreement”).

(b) 2026 ASL Agreement

On 19th December, 2025, ASL entered into an internal audit
services and management information system services agreement
with AGL to renew the transactions contemplated under the 2023
ASL Agreement for a term of three years from 1st January, 2026 to
31st December, 2028 (the “2026 ASL Agreement”).

(c) 2026 TAMC Agreement

On 10th January, 2025, TAMC and AGL entered into a sharing of
management services agreement, pursuant to which AGL agreed
to provide Management Services to TAMC and its subsidiaries on
a cost-reimbursement basis for a period of one year commenced
from 1st January, 2025 to 31st December, 2025 (the “2025 TAMC
Agreement”).

On 19th December, 2025, TAMC entered into a sharing
of management services agreement with AGL to renew the
transactions contemplated under the 2025 TAMC Agreement for a
term of three years from 1st January, 2026 to 31st December, 2028
(the “2026 TAMC Agreement”).

(collectively, the “2026 Agreements”)

The sharing of Services arrangements will benefit the Group in that
AGL and the Group or ASL and its subsidiaries or TAMC and its
subsidiaries (as the case maybe) can enjoy economies of scale brought
by the sharing of the respective Services which will maximise cost
efficiency and management effectiveness.
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CONNECTED TRANSACTIONS AND CONTINUING
CONNECTED TRANSACTIONS (CONTINUED)

(B) Continuing Connected Transactions (continued)

(2). Renewal of Sharing of Administrative and Management
Services and Sharing of IA and MIS Services (continued)

As AGL, a substantial shareholder of the Company, is regarded as
a connected person of the Company, the entering into of the 2026
TACI Agreement, the 2026 ASL Agreement, 2026 TAMC Agreement
and the transactions contemplated thereunder constitute continuing
connected transactions of the Company. The transaction regarding the
sharing of the Administrative Services under the 2026 TACI Agreement
is fully exempt under Rules 14A.73(8) and 14A.98 of the Listing Rules.
Whereas, the transactions regarding the sharing of the Management
Services under the 2026 TACI Agreement, the sharing of the IA and
MIS Services under the 2026 ASL Agreement and the transactions
regarding the sharing of the Management Services under the 2026
TAMC Agreement are subject to the reporting, annual review and
announcement requirements but are exempt from the independent
shareholders’ approval requirement.

Mr. Lee Seng Hui (Chairman and Non-Executive Director) is deemed
to be interested in the 2026 Agreements due to his directorship
and position in AGL, his role as a management staff providing the
Management Services and as one of the trustees of Lee and Lee Trust.

Mr. Edwin Lo King Yau, by being an Executive Director of the
Company during the financial year and a member of the management
staff providing the Management Services and having personal interests
of shares in AGL and TAMC, is deemed to be interested in the 2026
Agreements.
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(B) Continuing Connected Transactions (continued)
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(2). Renewal of Sharing of Administrative and Management
Services and Sharing of IA and MIS Services (continued)

SR AEBEEBE_T N \F+ZA=+—
HIE=EFE LRE&HHMT :

The annual caps of the 2026 Agreements for the three years ended 31st
December, 2028 are set out below:

BEZE+=-HA=+—H1L

For the year ended 31st December

—ECXRE fnt el of : 3 —BIN\F
FELER FE LR FELER
tih R 14 & 2026 2027 2028
Agreement Nature of Services Annual Cap Annual Cap Annual Cap
BT BT BT
(HKS) (HK$) (HKS)
TR RNFREL W BEARES
2026 TACI Agreement Management Services 65,000,000 71,500,000 78,600,000
TECARFLRRMERE ABBEZLREEBNRARE
2026 ASL Agreement IA and MIS Services 200,000 220,000 242,000
ZEDRNFRLERGE BTERY
2026 TAMC Agreement  Management Services 200,000 220,000 242,000

R CAFHAENHBFERERNARTAHR
“ECRFT_ATHhBZRMEA -

Details of the 2026 Agreements were disclosed in the announcement
of the Company dated 19th December, 2025.
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REVIEW BY AUDIT COMMITTEE MEMBERS AND
AUDITOR

Pursuant to Rule 14A.55 of the Listing Rules, the INEDs have reviewed
the continuing connected transactions regarding (i) the sharing of the
Management Services under the 2023 TACI Agreement; and (ii) the
sharing of the IA and MIS Services under the 2023 ASL Agreement
and are of the view that although the transactions were not conducted
in the ordinary and usual course of business of the Group, they have
confirmed that the transactions were entered into:

(i) on normal commercial terms or better; and

(ii) according to the respective agreements governing the transactions
on terms that were fair and reasonable and in the interests of the
Shareholders as a whole.

The Company’s auditor was engaged to report on the continuing
connected transactions regarding the sharing of the Management
Services under the 2023 TACI Agreement and the sharing of the IA
and MIS Services under the 2023 ASL Agreement in accordance with
Hong Kong Standard on Assurance Engagements 3000 (Revised)
“Assurance Engagements Other Than Audits or Reviews of Historical
Financial Information” and with reference to Practice Note 740
(Revised) “Auditor’s Letter on Continuing Connected Transactions
under the Hong Kong Listing Rules” issued by the Hong Kong Institute
of Certified Public Accountants. The auditor has issued its unqualified
letter confirming that nothing has come to its attention that causes it
to bring to the attention of the Board pursuant to Rule 14A.56 of the
Listing Rules.

The Company has complied with the disclosure requirements
under Chapter 14A of the Listing Rules in relation to the continuing
connected transactions and connected transactions.

The Company confirmed that it has followed the Group’s pricing
policies when determining the price and terms of the continuing
connected transactions conducted during the financial year.
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OTHER INFORMATION
Financial assistance to affiliated companies

Since that the financial assistance by the Group to affiliated companies
and guarantees given by the Group for facilities granted to affiliated
companies together in aggregate exceeded 8% under the assets
ratio defined under Rule 14.07(1) of the Listing Rules continued to
exist as at 31st December, 2025, the Group is required to comply
with Rule 13.22 of the Listing Rules. The following is a summary
of unaudited combined statements of financial position of those
affiliated companies prepared from their financial statements as at 31st
December, 2025 and adjusted, where appropriate, to conform with
the Group’s accounting policies:

FTERT
HK$’000

FRBEE
RBEE
mBAE
FRBAR
FEERC M

Non-current assets 28,639,858
Current assets 38,338,493
Current liabilities (23,221,701)
Non-current liabilities (33,453,291)
Non-controlling interests (295,498)

BB ARRREGZ

Equity attributable to owners of

E those affiliated companies 10,007,861
AEEEMEEFE Net assets attributable to the Group 4,925,888
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EMPLOYEE AND TRAINING

As at 31st December, 2025, the Group including its subsidiaries
but excluding associates and joint ventures, employed 3,837 (31st
December, 2024: 3,646) persons. The Group maintains a policy of
paying competitive remuneration packages and employees are also
rewarded on performance related basis including salary and bonus.
The Group recognises the importance of continuing professional
education and development, and appropriate courses are arranged on
a periodical basis as well as subsidies are granted to employees who
take job-related courses.

Quality staff has always been the Group’s indispensable intangible
asset. Training programmes were organised during the year to ensure
that both the market sensitivity of the front line staff and the cost
consciousness of the back office staff were well maintained. The
emoluments of key management personnel and staff can be seen by
reference to notes 11, 12, 13 and 43 to the consolidated financial
statements.

MAJOR CUSTOMERS AND SUPPLIERS

During the year, the aggregate sales attributable to the Group’s five
largest customers accounted for less than 30% of the total turnover
for the year. Also, the aggregate purchases attributable to the Group’s
five largest suppliers taken together were less than 30% of the Group’s
total purchases for the year.

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

PURCHASE, SALE OR REDEMPTION OF LISTED
SECURITIES OF THE COMPANY

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.
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DONATIONS

The Group made charitable donations of HK$1,902,000 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 38 to 62.

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 AGM to re-appoint Deloitte

Touche Tohmatsu as the auditor of the Company.

On behalf of the Board

Lee Seng Hui
Chairman

Hong Kong, 20th March, 2026
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED
(incorporated in Hong Kong with limited liability)

OPINION

We have audited the consolidated financial statements of Tian
An China Investments Company Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”) set out on pages
104 to 279, 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”) as 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 also 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.
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MRETER
Key Audit Matter

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.

BEMNETFNAHBEREASRETRE

How our audit addressed the key audit matter

BRRTNRCEURERIYREFE 2fHE
Valuation of inventories of properties under
development and inventories of completed properties

#f BEEREZBERTVEFE((ERTOERER
IHEFE(HEEDE DOMGERN SBRETSER
AAEEERTMERBHEME 2 IR FE([ATZR
FEDERERHGEMAT R-F_RAFt-_A=1—
B BEEEAZERTYR7,541,310, ooo/mz&f i
E¥%2,266,436,000/8 7T (#EH8 [ 1) - LR35
R EARKAE ([FHE]) BRI -

We identified the valuation of the Group’s inventories of
properties under development (“PUD”) and inventories
of completed properties (“PFS”) as a key audit matter
due to the significant judgments and estimations
involved in the determination of the net realisable
value (“NRV”) of PUD and PFS. As at 31st December,
2025, the Group had PUD of HK$7,541,310,000 and
PFS of HK$2,266,436,000 (collectively referred to the
“Properties”), all of which are situated in the People’s
Republic of China (the “PRC”) and Australia.

ZMEMERENFEMRZHEEEF a2
Our procedures in relation to evaluating management’s
assessment of the valuation of the Properties included:

TRERBYNETETFE L DR
e Understanding management’s process of estimating
the NRV of the Properties;

o EBEZERFABKALBRYEME AHHEME
AHEMERMGETMEZERNE &

e Assessing the appropriateness of the estimated
market prices of Properties, on a sample basis, by
comparing to recent market prices achieved in the
same projects or by comparable properties; and
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BRESEERE)

BRETEER
Key Audit Matter

KEY AUDIT MATTERS (CONTINUED)

BRAWESTNMHEARETERETRE

How our audit addressed the key audit matter

BRERTYECFEUREBRINEFE 2MHEE)
Valuation of inventories of properties under
development and inventories of completed properties
(continued)
BRESLEBUAERERFEE0([FHEE ) ET 2
BEEMEZ IR FELMEZ BT EREFTRRT
ITRA(IER) - ZEEEESETRER  8FRETRR
HHFIE B AU R 2T TSR ER o AERBRY
REBRBHE REFZETERS2E - BREMGFHERM
B o EBREL2EAKBECDRTIHA 2 ERMAEK
AR AMEE ERERPYEZRERA o

Management determined the NRV of the Properties
with reference to valuations performed by independent
and qualified professional valuers (the “Valuers”) or
estimated market prices and estimated future costs
to completion, if applicable, of the Properties, which
takes into account a number of factors including but
not limited to recent market prices achieved for similar
property types in the same projects or by similar
properties. The valuations are dependent on certain
significant inputs that involve management’s judgments
and estimations, including estimated market prices and
discount rate. In addition, the management estimated
the future cost to completion of PUD with reference to
the actual development cost of the Group’s completed
projects.

BEEEEZHAH  TERIVDEZREEESR
27,232,000 T ERBE_ZT_AF+-_HA=+—H
IEFEZBRPER -

Based on management’s assessment, there were
impairment loss on PUD of HK$27,232,000 and the
amounts were recognised in profit or loss for the year
ended 31st December, 2025.

HIEEWEZ FMIES,316,000ETEFABE-F
ThFE+TZA=t+—BILFEZBET -

A net write-down of PFS of HK$81,316,000 was charged
to the profit or loss for the year ended 31st December,
2025.

s BBHBRERTWEZMEAARTINAE BHEE
BOUMERZBERFRERAN  MmEFEZREAZAE
o

e Evaluating the reasonableness of the estimated future
cost to completion of PUD, on a sample basis, by
comparing them to actual development costs of
similar properties of the Group.
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BRESEERAE)

MRETER
Key Audit Matter

KEY AUDIT MATTERS (CONTINUED)

BMNENAHRARETERETEE

How our audit addressed the key audit matter

REWRZMEE

Valuation of investment properties

BRI EME 2 AEBR SRRETFE  RESELE
HREGEMBHRRERM S cEENERBEAABEY
REZ A LA -

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.

HMGEEMBRERMF18AKE X BEEEZREY
EIBRUNTE FE  ZEREMNZBRLE - FE
% EEEM ITERTEN  TERH B% 1t
KBE R-Z_RAF+t-_A=t—HAZ2REBEAR
16,865,823,000/8 7T °

As disclosed in note 18 to the consolidated financial
statements, the Group’s investment properties which
represent mainly office buildings, car parking spaces,
residential units, industrial property units, retail stores,
shopping malls, land and a hotel located in the PRC,
Hong Kong, the United Kingdom and Australia were
carried at fair value of HK$16,865,823,000 as at 31st
December, 2025.

BB AREMEDNSEFGEET ZHERARE
EEE - -BEDE BEMAZEEBEXRNTIEZZHL
HIERGE M BEREAMT18HKE - MEXKERSRER
BHELEHZETEERRLTIZZ2Y  ERERKS
K EHEREEX  @ERIELNTATISELES  THE
HEER  BRA &N KERE - BIIRE - HeER
KNHERE -

All of the Group’s investment properties are measured
at fair value with reference to the valuations performed
by the Valuers. Details of the valuation techniques,
significant assumptions and key inputs used in the
valuations are disclosed in note 18 to the consolidated
financial statements. The valuations are dependent
on certain significant assumptions and key inputs that
involve management’s judgments and estimations,
including term yield, reversionary yield, average market
unit rent of individual unit, market unit sales rate,
developer’s profit and risk rate, discount rate, growth rate
of rent and estimated rent.

KB EIREM R EEZRFEE
Our procedures in relation to evaluating the valuation of
investment properties included:

o FHEFRMEBIZBSESN - BEN REEIL
e Evaluating the competence, capabilities and
objectivity of the Valuers;

o BEMYEMS RN 2 AETTE - BEF
Rz EZBRNREEZZH

e Understanding the performance of the property
markets and the Valuers’ valuation techniques,
significant assumptions adopted and key inputs used
in the valuations;

o FHMEMERZZBENL  NERAERENSEBUB
SRS ER 2 RERITERSE R
e Evaluating the appropriateness of the valuation
techniques to assess if they meet the requirements
of HKFRS Accounting Standards and industry norms;
and

o BBAHKBERBECEMEMGEE FEEEER
AHERTPTER N 2 T 22 B2 At -

e Assessing the reasonableness of the key inputs
adopted by management and the Valuers by
comparing them, on a sample basis, to entity-
specific information and market data.
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BERRER(EFX)RYHHEMBEREE - &ft
ERERTHENFRANESR - ETEREREE
BT IRAR A R B FIZ BB R -

BPBEGEEMBEHRRNERL MREEME
B B EZEEMERBERIAT AN

7 gk A
EEB MW o

BERMPREMBRENET - RANEE
EREEMES - BBERT  EEEMER
EREGE B HRRARIERTBIETAT
ROBRAFEERBBENEUFFEEAHR
BRI ER - EREFICATHO IR - 1R
PRAREMERFEEAHRRL - HAFR
BEXFE - HEHE - RFPRBEMRS

ESRAEERGSUBRRARE
MEFE

EXRAEREHBTESHNASRM2ER
MR E LR ST R RFEARGRIRRE
EMPENGEMBHRE  XHERBEERS
BTSSRk MV AR BT 7 R N ERRF SR sR M A8 2R
BEARERRAPAIROARBEHN AR

ERBEGEVBHRRE  EERAME BF
BREKLENES  YHEEEBATHRERS
SEKLENBRENTE  URERFELE
SEFTER  RIEFTAEH SEEBRA
FIEEE  RPEEMBROERTER -

il

JRIEERE

8]

k£ AR
BB

BEEENMEREBIE

OTHER INFORMATION

The directors of the Company (the “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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BZMOHBER  RHEAVBERRBBES T
RN EGF R M B A B A RBRL ARG
BIERE - WRBEB R FIEDIFE405 KR
EEAZEKEHABTERMERNZEENR
& oo BRUEIAS - HAIR RS AR B EE b
@& o WAL PR ARE 2 AT HEMEMA L
AEEAEERERZEAES - AERESR
IKFHRE - ETREREBIRREEEERE
TTHEET AR —EAHRRAGFERBESR
B o SRR AT AR BRFEREEREIE - MRA
BT M5 B R R AT R R B R A B %5
FRFRAE R E KRB TSR P E L AR TE
QI8 B A 88 SRR AL AT AR E K ©

ERBEEBENEAETETOBED - 3
ERTEXRAL - REFTERREEE - #
DI

i
i

o BRI RFHE BN EGF R M G BER A R
BRRFEERNFERRANER - R K
MITE R ARE ZEFRR - A REE
FRMBEZNRAERE  (ERBFERD
Et - RHFFRIRES R BR - B - &
BAER - EREE - B0RBERA RS2
- FbREEEIRA G M G B E A
AR R AL B [ ez 7= I PR RE 3R 3R R 86 AR T B 3K
BB K SARR R O LR o

o THRERTHBAOANMES - ARFTEE
MEERF  BEEMLIFY BEREAZ
ZHINARMEERER

o FHEEFEMEASHBRNREEREL
SRR MR EN S -

AUDITOR’S RESPONSIBILITIES FOR THE AUDIT OF
THE CONSOLIDATED FINANCIAL STATEMENTS

Our 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:

e 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.

e 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.

e Evaluate the appropriateness of accounting policies used and the
reasonableness of accounting estimates and related disclosures
made by the Directors.
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o FEINMER BEXBEES - U BEEHE
NEBIXHEMMIHEEEEGTE
BENELRE  UMEAER BE£E
MEHRBAERLNER - RMAEHH
R BEREETBNEBRNES TIEETT
HE  BENEZ  BAAEFERAE

EREE -

FREM BN - R EBR T AR
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BPERAEERRER  SHARMENA
B TR ERBEER - WEMFIER
BRRSENKABSEZERMBIIENAE
FARMEMEIER - URABRE B ENEE
FERERETTED S S5 e (AE A ) ©

AUDITOR’S RESPONSIBILITIES FOR THE AUDIT
OF THE CONSOLIDATED FINANCIAL STATEMENTS
(CONTINUED)

e 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.

e 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.

e 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 purposes 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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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, 20th March, 2026
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

HE_ZT-_AF+-_A=1+—HIEE
for the year ended 31st December, 2025

2025 2024

BiE FTERT FAT

NOTES HK$’000 HK$’000

LON Revenue 5 10,497,851 3,012,234

HERKA Cost of sales (5,068,001) (1,979,555)

EF Gross profit 5,429,850 1,032,679

H AU R s Other income and gains 7 269,265 264,726

miE o iHE R Marketing and distribution expenses (103,505) (85,179)

TBE M Administrative expenses (579,942) (594,302)

Hith£EEH Other operating expenses (12,077) (24,132)
FERBEREALBERIE Net (decrease) increase in fair value

(IBREREALEE of financial assets at fair value

BEZeMEELRR through profit or loss

BEFORD)EM (“FVTPL") (2,205) 3,116

FREZEAREBEREZ  Netincrease in fair value of

BAZBHFZARBEFEN  equity securities at FVTPL 5,772 4,468
RIEMEEEE(FBEEER  Impairment losses under expected credit loss

BNERAE FRERE  (“ECL”) model, net (8,130) (11,791)
ERINFHFEERE Fair value gain on transfer of

REMEZDAEE inventories of completed properties

Yiss to investment properties 18 9,922 44,165
REWERNRLBEZBD Decrease in fair value of investment properties 18 (775,314) (438,768)
FRREYEZRERFE Impairment loss on properties for development 19 (1,019) (2,569)
BEPMEFORERBE)  (Impairment loss) reversal of impairment loss on

EEERE properties under development, net (27,232) 16,694
Hitn & ERE/BE— Impairment loss on other assets —

e i properties interests 8 = (108,027)
FERYFEEN Amortisation of properties for development 19 - (4,689)
BB Finance costs 9 (185,119) (220,833)
JE(h B & R ] 5B Share of loss of associates (179,211) (66,612)
E(ha&EtE(BE) T Share of (loss) profit of joint ventures (37,001) 145,796
BrEEATE R (EHE) Profit (loss) before tax 3,804,054 (45,258)
B Taxation 10 (2,093,582) (97,619)
RNEEHF(E18) Profit (loss) for the year 11 1,710,472 (142,877)
REFmH (BE)ELA Profit (loss) for the year attributable to:

RATRE Owners of the Company 1,768,436 (207,081)

FErE R R Non-controlling interests (57,964) 64,204

1,710,472 (142,877)
HK$ HK$

FREF (EE) Earnings (loss) per share 14
R Basic 1.21 (0.14)
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BHE_Z_AF+-_A=1+—HIEE
for the year ended 31st December, 2025

2025 2024
T THETT
HK$’000 HK$’000
AEREF(BE) Profit (loss) for the year 1,710,472 (142,877)
Hiv2mEbas(ER) Other comprehensive income (expense)
BrIEENIEE Items that will not be reclassified subsequently to
Bm2IEE - profit or loss:
HEDEEEMEZ25|E®  Exchange differences arising on translation from
FrEEZERZEZR functional currency to presentation currency 467,886 (237,251)

JE(REEE N R A& &% Share of other comprehensive income (expense)

ZEMmEEmKE(ER) of associates and joint ventures 162,396 (78,639)

FREMEE R Net change in fair value of

RABERE([FER equity instruments
Hit 2 ERRE AR at fair value through
BEER|)ZKRATE other comprehensive
ARBEEZFE income (“FVTOCI”) (5,384) (6,376)
FREM P EREE Deferred tax effect on
N EERE 2R change in fair value of
TERARBEEY an equity instrument
ZEEBRBNTE at FVTOCI @1) 138
BRYEEREEREYSE  Surplus on revaluation of owner-occupied
EHFTEA 2 B4 properties upon transfer to investment properties 3,644 12,458
ERMEEBREREY S  Deferred tax effect on revaluation of
BREMEEZ owner-occupied properties upon
RIE AR 2 transfer to investment properties (1,276) (7,931)
627,225 (317,601)
BERrlRe BRI DEE ltems that may be reclassified subsequently to
Bm2IEE ¢ profit or loss:
BMEBINEEEL 2 Exchange differences arising on translation of
ERER foreign operations 42,442 (24,315)
HAh Others 85 —
42,527 (24,315)
AFEEEMBRFEZ Other comprehensive income (expense) for the year,

Hinz2mEWa=(ER) net of tax 669,752 (341,916)
AFEEeEmE=(EA)MRE Total comprehensive income (expense) for the year 2,380,224 (484,793)
NEFL2EWE(E R )4%E Total comprehensive income (expense)

157 - for the year attributable to:

RARIKER Owners of the Company 2,419,876 (537,372)

FEFE AR HE 2 Non-controlling interests (39,652) 52,579

2,380,224 (484,793)
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R-ZE-RF+-HA=+—H
at 31st December, 2025

2025 2024
B aE FHET T
NOTES HK$’000 HK$'000
FRBEE Non-current assets
M - BB MRE Property, plant and equipment 16 2,011,368 1,888,556
UBEYIZE B K& 2  Deposits for acquisition of property,

i o plant and equipment 26,642 23,887
EREEE Right-of-use assets 17 206,282 212,957
"EME Investment properties 18 16,865,823 17,202,831
FEREYE Properties for development 19 104,200 96,540
Hih & E —FEEER Other assets — properties interests 13,269 13,453
EA Fk YN o ey Interests in associates 20 1,906,689 2,094,076

NEEDEZ R Interests in joint ventures 21 13,691,326 10,830,612
BiEEmE AR EBERIEZ Financial assets at

TREE FVTPL 22 1,115,143 891,376
FilREAM R AR IE A Equity instruments at

BEREZKRATE FVTOCI 23 41,364 45,160
BLeEfess Club memberships 6,412 6,412
EETRIEE E Deferred tax assets 38 204,316 162,306

36,192,834 33,468,166
RBEE Current assets
MEGFE Inventories of properties 24

—BREF — under development 7,541,310 6,048,662

—B%T — completed 2,266,436 4,727,223
HitFE Other inventories 25 105,180 73,789
BEDFERRK Amounts due from joint ventures 26 370,929 338,131
FERE SR Loans receivable 27 75,502 76,103
X5 N E A fEYBR N - Trade and other receivables,

e R deposits and prepayments 28 851,749 671,323
FPERIRARBERIE 2 Financial assets at

TREE FVTPL 22 43,465 52,971
EBBEmIZ AN BERE 2 Equity securities at

IR AN FE FVTPL 29 82,818 50,494
TEZRIE Prepaid tax 12,885 585,731
FRYER IR 2 SRITFER Pledged bank deposits 30, 44 82,601
RITIFEN Bank deposits 30 1,593,664 1,746,318
ReKkHEFEIER Cash and cash equivalents 30 6,842,500 10,572,181

19,869,039 24,942,926
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION
W-ZE-RF+-A=+—H
at 31st December, 2025
2025 2024
Lz FHET AT
NOTES HK$’000 HK$’000
nEaE Current liabilities
R 5 R H A T BRFR Trade and other payables 31 2,620,100 2,714,654
BHAE Contract liabilities 32 8,808,333 14,096,057
HIEARE Tax liabilities 3,490,845 2,086,151
Bt B 5 3 Interest-bearing borrowings 33 1,358,297 2,324,216
S EER Interest-free borrowings 34 1,641,832 1,873,255
HEaE Lease liabilities 35 806 1,543
17,920,213 23,095,876
RBEEFRE Net current assets 1,948,826 1,847,050
BWEERRBERS Total assets less current liabilities 38,141,660 35,315,216
AR Capital and reserves
R AN Share capital 36 3,788,814 3,788,814
M Reserves 24,874,051 22,598,191
RABRREMRZ Equity attributable to owners of
T the Company 28,662,865 26,387,005
VAR e e Non-controlling interests 1,719,064 1,776,477
A Total equity 30,381,929 28,163,482
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CON?F?LH?ATED STATEMENT OF FINANCIAL POSITION
RZZE_RF+-A=+—H

at 31st December, 2025

2025 2024
Lz FE T T
NOTES HK$’000 HK$’000

FEREBEME Non-current liabilities
H th FE (S BR X Other payables 37,653 =
= N=kr Contract liabilities 32 4,973 5,867
M B A& 3R Interest-bearing borrowings 33 4,492,098 3,869,694
HPZHEeRE Rental deposits from tenants 15,839 17,283
HEEE Lease liabilities 35 = 1,282
REHIAAG Deferred tax liabilities 38 3,209,168 3,257,608
7,759,731 7,151,734

38,141,660 35,315,216

HERNFEI104EEF279E 2 540 BHEE The consolidated financial statements on pages 104 to 279 were
MRIEBE-RNF=ZHA-_t+BEREF2:mBENZEE approved and authorised for issue by the Board of Directors on 20th

FIEE - WA FIEEREKEE March, 2026 and are signed on its behalf by:
Patrick Lee Seng Wei Tao Tsan Sang
FRE HIRE
Director Director

EF EF



AEFBIRERR AR
= il 2025 giﬁ 1 09

mEREm B X
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BHE_Z_AF+-_A=1+—HIEE
for the year ended 31st December, 2025

KDARRELS
Attributable to owners of the Company
B
HaE g
BE Exchange BftEE  ABER RN Non-  BHAE
Share translation Revaluation Other  Retained &3 controlling Total
capital reserve  reserves  reserves  earnings Total  interests equity

Tér THxr  TEr  TEr  TEr  TEr  TEn TEx
HK$'000  HKS'000  HKS'000  HKS'000  HK$'000  HKS'000  HKS'000  HK$'000
(Wits7)  (his7)

(i)
(note 37) (note 37)
(Note i)
RZZ-ME-F-H At Tt January, 2024 3,786,614 (561,519)  (27,536) (5,227) 24,042,985 27217517 1,729,418 28,946,935
BMER2H|ERHEE,  Exchange differences arising on translation to
EHZE presentation currency - (229,092) - - - (229,092) (8,159 (237,251
BEBNEBHEEL Exchange differences arising on translation of
EiEE foreign operations - (21,207) - - - (21,207) (3,108)  (24,315)
EEBENARAELEL  Shareof other comprehensive (expense) income
At 2R (ER)hE of associates and joint ventures - (79,764) - - - (79764 1125 (78,639)

BEEM2ENREAAEE  Netchange in fair value of

REZRATALREEZ  equity instruments

ARE atVTodl - S %) - - Ul 048 (6376
FREM2ENGRDA(EE  Deferred tax effect on change in

REZRATALNAERE  fairvalue of an equity instrument

28 0THANYE  aFvIOC - -8 - - -
BEMEEAZEENE  Sumpluson revaluation of owner-occupied

B MEE R properties upon transfer to investment properties - - 12458 - - 12,458 - 12,458
BRVESEZRENE  Deferred tax effect on revaluation of

BftfELL owner-occupied properties upon

ELHENT2 transfer to investment properties - - (7,931) - - (7,931) - (7,931)
AEE(BR)EA (Loss) profit for the year - - - - (207081) (07,081) 64204  (142,877)
AERRE(BR) s Total comprehensive (expense) income

g for the year - (330,063) (228) - (207,081)  (537,372) 52,579 (484,793)
WE-RHBARYZ Acquisition of additional interest in

BoMEs a subsidiary - - - - 74 74 (134) (60)
REAR(Mit13) Dividend recognised as distribution (note 15) - - - - (93214)  (293214) - (293214)
REDE TR Dividend distributed to non-controlling interests - - - - s - (540 (5410)
RUKERRS (SBIAR  Forfeiture of unclaimed dividends to

%) non-controlling interests - - - - - - 2% 2%

RZZZMEFZA=T—H  At31st December, 2024 3,788,814 (911,582)  (27,764) (5,227) 23,542,764 26,387,005 1,776,477 28,163,482
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
BE_Z-_RF+-A=t—HLFE
for the year ended 31st December, 2025

KRTARREE
Attributable to owners of the Company
ES
Ha FEbR
BA  Ebchange EftRf  RHBE  ZHER Non- ERfEH
Share franslation Revaluation ~ Other  Retained &zt controlling Total
capital  reserve  reserves  reserves  earnings Total interests equity

Térn Téx TEz TExr TEx  TEAr  THER  TEn
HK$'000  HK$'000  HK$'000  HK$'000  HK$'000  HK$'000  HK$'000  HK$'000
(Hts7)  (Wits7)
(Hieti)
(note 37)  (note 37)
(Note i)

RZEZRE-A-A At Tst January, 2025 3,788,814  (911,582)  (27,764) (5,227) 23,542,764 26,387,005 1,776,477 28,163,482
RER2G|E®HEE,  Exchange differences arising on translation to

EHEE presentation currency - 461,825 = = - 461,825 6,001 467,886
BEBNEBMEL, Exchange differences arising on translation of

ERzER foreign operations - 35939 = = - 35939 6,503 42,442
EEBENARAELEL  Share of other comprehensive income of

E2EkE associates and joint ventures - 155,205 = = - 155,205 7191 162,396
EREM2ANERDLEE  Net change in fair value of

REZRATANAEEZ  equity instruments

52 at V10| _ - M) - SBM) (M3 (38
FREM2ERARDAEE  Deferred tax effect on change in

REZRATARREE  fair value of an equity instrument

2H BTN 2 at FVTOCl = = 1) o = (41) - 1)
BRMEEAZRENE  Surplus on revaluation of owner-occupied

EftfiEEL properties upon transfer to

B investment properties = = 3,644 = = 3,644 = 3,644
ERNFERERANE Deferred tax effect on revaluation of

BftfiEL L owner-occupied properties upon

EltHENT2 transfer to investment properties = = (1,276 = = (1,276) - (1,276)
£ Others - - - 8 - 85 - 8
AERHN(BR) Profit (loss) for the year - - - - 1768436 1768436 (57,964) 1,710,472
TEREENE(ER) Total comprehensive income (expense)

2% for the year - 052,969 (1,614) 8 1768436 2419876  (39,652) 2,380,224
WE-RRBARZ Acquisition of additional interest in

BiMER a subsidiary - - = = 11 11 (1 =
—ANBAREE Repurchase and cancellation of shares by

&=l a subsidiary = = o o 2,580 2580 (6,854)  (4279)
HERBA AR AEE Transfer on deregistration of a subsidiary - 12,559 = - (12559) = = =
REAR M) Dividend recognised as distribution (note 15) - - - - (146,607)  (146,607) - (146,607)
REDEFIEERER Dividend distributed to non-controlling interests - = = = - - (10,896)  (10,896)
RZB-REF-A=+—H At31stDecember, 2025 3,788,814  (246,054)  (29,378) (5,142) 25,154,625 28,662,865 1,719,064 30,381,929

Miat Note:

(i) R=ZE-_WFE-—A—RH —Z-OF+-A=+—
Ak—_Z-_AF+-_A=+—H AEEEHFE
BEEBEMEHAKRERANBEREEZBATA

AN

z=

BEFHEMELZRESHFHER - UARREE
ERAMERNEBEMELEZMEEEFHE

Revaluation reserves of the Group as at 1st January, 2024 and 31st December,
2024 and 2025 comprise the investment revaluation reserve arising from
the fair value adjustments on equity instruments at FVTOCI and property
revaluation reserve arising from revaluation of properties upon transfer to
investment properties.
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REBRERB K
CONSOLIDATED STATEMENT OF CASH FLOWS
HE-T-RFT-A=1t—RHILFE
for the year ended 31st December, 2025
2025 2024
THER BT
HK$'000 HK$’000
BERE OPERATING ACTIVITIES
B A M (B8 Profit (loss) before tax 3,804,054 (45,258)
HE Adjustments for:
Ht A R lhas Other income and gains
—REKA - Dividend income (3,164) 2,572)
—BAERRERERZ - Interest income on bank deposits and
FBMA loans receivable (116,457) (119,146)
—RERELEZFBRA — Interest income from joint ventures (67,672) (57,762)
BRERRARBEREL Net decrease (increase) in
PRMEEZAREBE fair value of financial assets
SR (2hn) at FVTPL 2,205 (3,116)
FRERNRALBERE . Net increase in fair value of equity securities
BAES 2 DA BEFEM at FVTPL (5,772) (4,468)
BRINEFEERE Fair value gain on transfer of inventories of completed
BEMEZ A BEkRE properties to investment properties (9,922) (44,165)
RENE LR BEIRD Decrease in fair value of investment properties 775,314 438,768
BERINFEEFRE Net write-down of inventories of completed properties 81,316 610
FERME ORERSR Impairment loss on properties for development 1,019 2,569
RERAYEFRESSE Impairment loss (reversal of impairment loss) on
(R {EEERE) properties under development, net 27,232 (16,694)
FERE RS Net impairment losses on loans receivable and
FREEE interest receivables 602 1,349
X5 RE M EWRER 2 Net impairment losses on
FREEE trade and other receivables 7,528 10,442
FEIGBE R RlE1E Share of loss of associates 179,211 66,612
EhaatEEHE(RH) Share of loss (profit) of joint ventures 37,001 (145,796)
AEKAK Finance costs 185,119 220,833
NEREH Depreciation and amortisation 121,786 130,219
HEREHENE BERZEZ  Loss on disposal and write-off of property,
BB plant and equipment 4,035 17,518
BRIBRCRAEERE Derecognition of right-of-use assets and
KHEBETFE lease liabilities, net 39) (5,502)
HWEEZRERE-WEES  Impairment loss on other assets - properties interests - 108,027
HiFE2RE Write-down of other inventories - 954
RREMNHSRE Forfeiture of rental deposit paid - 1,580
EEECEIHP  EEHEEMA  Operating cash inflows before movements in working capital 5,023,396 555,002
MEGERD (L) Decrease (increase) in inventories of properties 1,031,694 (947,164)
FREYELM Increase in properties for development (1,061) (1,157,847)
Hiz &g m Increase in other inventories (31,391) (6,844)
R 5 R H A MR - Increase in trade and other receivables,
e & RIaRFIE deposits and prepayments (183,295) (173,819)
FBRGRAABEREL (Increase) decrease in equity securities
BRAE S ()RS at FVTPL (24,714) 789
RBEZRTFEZRL () Decrease (increase) in restricted bank deposits 158,528 (599,147)
X5 KB e BRI AN Increase in trade and other payables 97,284 208,790
BHBECRD)EM (Decrease) increase in contract liabilities (5,601,864) 6,994,216
HEzEeRER) Decrease in rental deposits from tenants (1,828) (354)
REEE RS Cash from operations 466,749 4,873,622
ENREARKFBE([HRE|)ME The People’s Republic of China (“PRC”) Enterprise Income Tax,
FTieR - THBER ([ LHEE  Land Appreciation Tax (“LAT”), overseas tax and Hong Kong
B1)  BIHBERBENEH Profits Tax paid (334,201) (644,447)
DRPEMERER - HIEER - PRC Enterprise Income Tax, LAT, overseas tax and
NGB R BEFIEH Hong Kong Profits Tax refunded 16 5,227
REEEEKVHEFE NET CASH FROM OPERATING ACTIVITIES 132,564 4,234,402
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FERETRB R
CONSOLIDATED STATEMENT OF CASH FLOWS

HE-T-_AF+-A=1+—HILFE
for the year ended 31st December, 2025

2025 2024
THERT THET
HK$'000 HK$'000
REXK INVESTING ACTIVITIES

2 UFI B Interest received 192,852 190,079
BUREHEARIMNRE Dividends received from associates 12,894 10,319
EHREEERENRE Dividends received from joint ventures 57,583 20,268

BUREEBEM2EUER DAL Dividends received from equity instruments

{EERE 2 BAT M E, at FVTOCI 2,040 436
PR EBEBERE AL BERE Dividends received from financial assets

ZEREENBRS at FVTPL 288 582
BENZ BERREZ Deposits paid for purchase of property,

EffRE plant and equipment (19,446) (10,374)
BENE  BELES Purchase of property, plant and equipment (231,973) (198,824)
HEWE  BELZEFTSFE  Proceeds on disposal of property, plant and equipment 362 802
BERENME Purchase of investment properties (87,348) (65,314)
HEREEME Proceeds from disposal of investment properties,

AR TS ZE net of value added tax 880 =
BEEMEE — WEEH Purchase of other asset — properties interest = (9,783)
BARAT—HGERE Capital contribution to a joint venture (149,165) (2,144)
BEFABBZRAABERE Y  Purchase of financial assets

CREE at FVTPL (267,655) (235,631)
BEARHMEAKERDA Purchase of equity instrument

BEREBRATA at FV10CI (1,242) -
REZBBEREAAEBEREZ  Proceeds from return of capital of financial assets

THEENENREMSHE  atFvIPL 133,077 91,528
BERREN Advances to joint ventures (3,155,843) (801,737)
AELERR Repayment from joint ventures 515,879 309,175
BEPERHNERTIZER Settlement of profit forgo by a joint venture partner - 566,723
FBEER Loans repaid = 77,820
RERIRRITER 2RI Withdrawal of pledged bank deposits 8,696 38,485
REEARTERZEA Placement of pledged bank deposits (91,297) (5,501)
[REE B ANZE+ @ AMIEEF Placement of non-pledged fixed deposits with banks

ROIEPFRZBEA with an original maturity between 4 to 12 months (2,251) (163,043)
ARREXRZESFE NET CASH USED IN INVESTING ACTIVITIES (3,081,669) (186,134)
MEXK FINANCING ACTIVITIES
ERFIE Interest paid (304,545) (253,197)
BEARE Dividend paid (146,607) (293,214)
BN IEERE IR R Dividend paid to non-controlling interests (10,896) (5,410)
BEFE Lease payments (1,409) (5,442)
WiBEH B AR 2 BIMNER Acquisition of additional interests in subsidiaries = (60)
—RIf B A RE R Repurchase of shares by a subsidiary (4,274) =
FERITREMER New bank and other loans raised 1,532,473 1,991,622
FERTREMER Repayment of bank and other loans (2,025,625) (2,848,384)
REGELEER Advances from joint ventures 72,184 168,593
FREEAFIMER Repayment to associates (559) (319)
BEALDERT Repayment to joint ventures (341,569) (130,283)
AREEXEvREFE NET CASH USED IN FINANCING ACTIVITIES (1,230,827) (1,376,094)
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BREBRERBH R
CONSOLIDATED STATEMENT OF CASH FLOWS
BE-_Z-_RAF+t-A=1t—HIFE
for the year ended 31st December, 2025
2025 2024
BzE TET TET
NOTES HK$/000 HK$/000
BARBESLMEER NET (DECREASE) INCREASE IN CASH AND
(R B niF58 CASH EQUIVALENTS (4,179,932) 2,672,174
R-—B-BzBERK CASH AND CASH EQUIVALENTS
BeEEEE AT 1ST JANUARY 10,572,181 8,039,801
HNERBRY S e EFFECT OF FOREIGN EXCHANGE RATE CHANGES 450,251 (139,794)
R+=B=+-Hz CASH AND CASH EQUIVALENTS

RERBE&ZEER AT 31ST DECEMBER 30 6,842,500 10,572,181
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

HE_Z-_AF+-_A=1+—HIEE
for the year ended 31st December, 2025

1. —RE1EF

AERBRBREERAB([ARF ] A—HES
DMK 2 ARERAR - ERHEESHE
ARG ERAB([EBRAT]) ETH o AT
PRIBBEEEERAR([HEER]  RE
M REBRATET) o KRR Z &K
275 AlLee and Lee TrustZE5EA © ARAT]
ST B ik IR BN R o B I B AN R
[REIER | —fIPHE -

ARRIREMBAR(GHEAER D EIERE
MEZEREE  REMEETERRY  RER
LERR  RELFEEREBERMEER -
ARRIZYEEER/ARB(ARKE]) - AX
KB ABOEBHETFELE - RAMBR
KRABFEEE(ETEY  EBRARANY
RREMAMTR - ZEEARR 2 LTy
ARBZEE(EZ)RRETIRRAEZ

S5 -

2. EREBMBHELERNSTER
ZFTR] RABRT A

REFERHERZEBMBRELEUS
FTERAZAERT AR

RAFE  AEEEEREATIHEES
A ([EESAMAT DRHAR T _HF
— A — B 6 2 F 1 B R 58 il A Y BB B 15
WEEA ST ERZEATAR » UREAEELS
BMBEHE

e ER = m] i
F215R 2B A

AEERABBUHREERNG LR 2 EF]
AHASERAFEFBEFE 2R R
KRR/ FERZEGREP BRI BB E
EAXE-

1. GENERAL INFORMATION

Tian An China Investments Company Limited (“Company”) is a
public limited company incorporated in Hong Kong and its securities
are listed on The Stock Exchange of Hong Kong Limited (“Stock
Exchange”). The ultimate holding company is Allied Group Limited
(“AGL”, incorporated in Hong Kong and listed on the Stock Exchange).
The ultimate controlling party of the Company is the trustees of Lee &
Lee Trust. 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 development and
investment, provision of property management services, investment
and operation of hospital, eldercare and health related businesses
and investment holding. The functional currency of the Company is
Renminbi (“RMB”) as the Group conducts most of its operations in
the PRC. The consolidated financial statements are presented in the
currency of Hong Kong (“Hong Kong Dollars”), which is different
from the functional currency of the Company, as the directors of the
Company (“Directors”) consider that Hong Kong Dollars is the most
appropriate presentation currency in view of its place of listing.

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 an 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 an 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

HE_Z-_RF+-A=+—HIFE
for the year ended 31st December, 2025

2. ERERBMBREENSTER
ZHET RAERT A ()

EEMEHRERNEBMBEREENS
FHZERIHT T R AR A

ZRER B T TR A DA TS B AR (B M R AR B Y
BFEMBHRELEANSERNFF] REFTA

BRE A

F215% ZAEFT A
BEFHREED S@MTAZHMEE;SE

FIRREBEMBE  ER]
HEERIE75RZ
EEIRN
BRMBRELER
FIW R BB
HERIE75R 2
EHEN
FEMBHERER REFEEBEQTFY
FI0RRBEE BELREZIHZEE

SIRERBEEAGEZE
HNEHKP?

AERIFE285% 2 HEZAL
EHEN
BEFHREER BEPHREEN S

SEERZBEIA  ERWNFESHE—
£1152

EBMIBHREED PEHRERSHERE
£185%

U R (A B R IR -

2 RSB AF—A— B KB FE BN A
-

D RSB E-A-ARZERBNEESEEE
2 o

BR TPt 2 BB TS RS FT AR RT
RAERTARS) - EEFEHEAMA LM E BN
WEEA GRS AR A R KA T & 4
AV RRENEATE -

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
Amendments to HKFRS 9

and HKFRS 7

Amendments to HKFRS 9
and HKFRS 7

Amendments to HKFRS 10
and HKAS 28

Amendments to HKFRS
Accounting Standards

HKFRS 18

1

Translation to a Hyperinflationary
Presentation Currency?

Amendments to the Classification
and Measurement of Financial
Instruments?

Contracts Referencing Nature-
dependent Electricity?

Sale or Contribution of Assets between
an Investor and its Associate or Joint
Venture'

Annual Improvements to HKFRS
Accounting Standards — Volume 112

Presentation and Disclosure in
Financial Statements®

Effective for annual periods beginning on or after a date to be determined.

2 Effective for annual periods beginning on or 1st January, 2026.

? Effective for annual periods beginning on or 1st January, 2027.

Except for the new and amendments to HKFRS Accounting Standards
mentioned below, the Directors anticipate that the application of
all other amendments to HKFRS Accounting Standards will have
no material impact on the consolidated financial statements in the

foreseeable future.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BE_Z-_RF+-_A=+—HIFE
for the year ended 31st December, 2025

2. ERERBMBREENSTER
ZHTR] RABRT A (48)

EEMEEHRERNEBMBEREEANS
srEERIHTRT RASRT AN (48)

BEUBHREERNFEIRREBUBEREER
BB TR EBT A 5 B BIEET

BEMBRELENEIOR 2 ETHREREE
KB A RER I ERER - WHTIE A
SMRE - AFEBENAREGRMT  HEM
BErXNEAURSAEZESHMBE  AIREE
BRIz B ECER - BEREERL LR
EBERENER  AYR-EFXNERTAM
BREE—BERAZERTE -

ZEERATRUENFEEREEZANR
ERETANAENEERHZES - ZFE
RIARRRE  BERERMIEMESHEME
B MEMEZELE ERNASRELIE
EXEERRSIRA 2 Z2HE - AZFRS

MEBEENEERPFAIF— - EFIAE—F
FE - ERLEBRT - KBEGEKRAIEERAL
RenBag2PpRANaErEELS B
FEEUAGFZHEES REREEREERR
R ZEBIERE o - ERTATRINR T

[EERE ] —Fl - WEET [ARERE
TARIZE#E-

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)

Amendments to HKFRS 9 and HKFRS 7 Amendments to the
Classification and Measurement of Financial Instruments

The amendments to HKFRS 9 clarify the recognition and derecognition
for financial asset and financial liability and add an exception which
permits an entity to deem a financial liability to be discharged before
the settlement date if it is settled in cash using an electronic payment
system if, and only if certain conditions are met. An entity that elects
to apply the derecognition option would be required to apply it to all
settlements made through the same electronic payment system.

The amendments also provide guidance on the assessment of whether
the contractual cash flows of a financial asset are consistent with a
basic lending arrangement. The amendments specify that an entity
should focus on what an entity is being compensated for rather than
the compensation amount. Contractual cash flows are inconsistent
with a basic lending arrangement if they are indexed to a variable that
is not a basic lending risk or cost. The amendments state that, in some
cases, a contingent feature may give rise to contractual cash flows that
are consistent with a basic lending arrangement both before and after
the change in contractual cash flows, but the nature of the contingent
event itself does not relate directly to changes in basic lending risks
and costs. Furthermore, the description of the term “non-recourse” is
enhanced and the characteristics of “contractually linked instruments”
are clarified in the amendments.
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2. ERERBMBREENSTER
ZHET RAERT A ()

EEMEHRERNEBMBEREENS
FrEERIHTRT RASRT A (48)

BEBMBHRERREIRREBMBERE
BRIFE7HZETELHMT Az 7 HEHE
BI5:T (%)

EEMBHRESENE7R WM TE - HEIH
ERZBEMEHRERAABEEREZBRA
TARENBEEEZELER - ARmE - B
BARBEEHRNEEmBETER I DA
BEWKRSHERE - X0 5I5/RERERREK L
MR IR B URBRERRDFE
ZEREWMBERD - ERSZARBERSHHEAR
RILERREMELMNABEER R R E
RN - 1IN BRI AL AR ER IR
BSREAMEERBERAZ LA EHM A8
TEANATREZANGRREREHEER
EEWRE -

ZEBIT AR T ~"F—A—B=H2ER
W FRBEREER - WA FEAER - &
RZFEFTATEIR NS HAKE NI AR &
RIVEEATE -

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)

Amendments to HKFRS 9 and HKFRS 7 Amendments to the
Classification and Measurement of Financial Instruments
(continued)

The disclosure requirements in HKFRS 7 Financial Instruments:
Disclosures in respect of investments in equity instruments designated
at fair value through other comprehensive income are amended.
In particular, entities are required to disclose the fair value gain or
loss presented in other comprehensive income during the period,
showing separately those related to investments derecognised during
the reporting period and those related to investments held at the
end of the reporting period. An entity is also required to disclose
any transfers of the cumulative gain or loss within equity related
to the investments derecognised during the reporting period. In
addition, the amendments introduce the requirements of qualitative
and quantitative disclosure of contractual terms that could affect the
contractual cash flow based on a contingent event not directly relating
to basic lending risks and cost.

The amendments are effective for annual reporting periods beginning
on or after Tst January, 2026, with early application permitted. The
application of the amendments is not expected to have significant
impact on the financial position and performance of the Group.
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2. ERERBMBREENSTER
ZHTR] RABRT A (48)

EEMEEHRERNEBMBEREEANS
srEERIHTRT RASRT AN (48)

BEBUMBHREERFI10REREBETE
RIFE28F 2 I6A] A REEHEABE LT
NEELR AN EEHEHTE

BFEMBHREERIF 105 [HaMBRE IR
ARG ERF28 [NBERAREEDRE
ZRE |2 EARREREEREBENER
BECXHABEHEIIENENR - A8
MmE - BRI AHE LR R AR —
RAE—HALEEERD  KE—HLERS
— TR ZE 75 RO BT B8 % ) 0 422 1) P R MR s B S
1B RERRZERAER - WEAIFEER
BERZBMERNTRAELEZEBRR - [
it ERABEARRGERR(AERX
AR ZEAT B RRMRE < R ENEFH
AHEEQAREBEMGRA KRS MEE - KA
REZBEHAER - WEAIFERBIREERH
fERRREEDRZERRR

FERZIER] ATR T & H AR B A B F5HIR R &
RRBEARE -

BEBUMGHEEENE18RHBHREZZ 2
SR 5

ERMBHREERE 18 [HBFHRERZE7
RBE | BINMBHRERZ 2N EREEFR - &
BRBTEBSHEUZ 1R [MBHRR 2
5] - AFET BB YW E ER GG ERIBR R
BEESHENF1RSIRBA BRI - #i8
RIBRRASREERRIEB R GtE B2
2F  RUBHRERMETREEEETEREN
EEMICERDE2RMHEER T A ZKER
Koo tbhh - BA R ERE1REBOIGEE
BEBELGERIESR @K - GFtbE
B LR |(HRBERRE B RS E]E
18SRAERIRE RS [MEMRORBEELE]) &
BEMBRELENE7HR - KIRIEFTTHEE
SRFEFE7R [RERER I RBFEEER
335 [SREN WEHEMHAE -

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)

Amendments to HKFRS 10 and HKAS 28 Sale or Contribution
of Assets between an Investor and its Associate or Joint
Venture

The amendments to HKFRS 10 Consolidated Financial Statements
and HKAS 28 Investments in Associates and Joint Ventures deal with
situations where there is a sale or contribution of assets between
an investor and its associate or joint venture. Specifically, the
amendments state that gains or losses resulting from the loss of control
of a subsidiary that does not contain a business in a transaction with
an associate or a joint venture that is accounted for using the equity
method, are recognised in the parent’s profit or loss only to the
extent of the unrelated investors’ interests in that associate or joint
venture. Similarly, gains and losses resulting from the remeasurement
of investments retained in any former subsidiary (that has become
an associate or a joint venture that is accounted for using the equity
method) to fair value are recognised in the former parent’s profit or
loss only to the extent of the unrelated investors’ interests in the new
associate or joint venture.

The application of the amendments is not expected to have significant
impact on the financial position and performance of the Group.

HKFRS 18 Presentation and Disclosure in Financial Statements

HKFRS 18 Presentation and Disclosure in Financial Statements, which
sets out requirements on presentation and disclosures in financial
statements, will replace HKAS 1 Presentation of Financial Statements.
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 (MPMs) 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 (the title of which will be changed to Basis of
Preparation of Financial Statements upon effective of HKFRS 18) and
HKFRS 7. Minor amendments to HKAS 7 Statement of Cash Flows and
HKAS 33 Earnings per Share are also made.
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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
(continued)

HKFRS 18, and amendments to other standards, will be effective for
annual periods beginning on or after 1st January, 2027, with early
application permitted. HKFRS 18 requires retrospective application
with specific transition provisions. The application of the new
standard is not expected to have significant impact on the financial
performance and positions of the Group in terms of recognition and
measurement. However, it is expected to affect the structure and
presentation of the consolidated statement of profit or loss.

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

3.1 Basis of preparation of consolidated financial statements

The consolidated financial statements have been prepared in
accordance with HKFRS Accounting Standards as issued by the
HKICPA. 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 the Stock Exchange (“Listing Rules”) and the Hong Kong
Companies Ordinance (Cap. 622 of the Laws of Hong Kong).
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information
Inventories of properties

Inventory of completed properties held for sale and inventories of
properties under development for sale are stated at the lower of cost
and net realisable value. Cost comprises the cost of land, development
expenditure, other attributable costs and borrowing costs capitalised.
Net realisable value represents the estimated selling price for
inventories less all estimated costs of completion and costs necessary
to make the sale. Net realisable value is determined by reference to the
management estimates based on prevailing market conditions. Costs
necessary to make the sale include both incremental costs and other
cost necessary to sell inventories.

The Group transfers a property from inventories to investment property
when there is a change in use to hold the property to earn rentals or/
and for capital appreciation rather than for sale in the ordinary course
of business, which is evidenced by the inception of an operating lease
to another party. Any difference between the fair value of the property
at the date of transfer and its previous carrying amount is recognised in
profit or loss.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Properties for development

Right-of-use assets for leasehold lands included in properties for
development is stated at cost less accumulated amortisation and
any identified impairment loss. Cost comprises the consideration
for acquisition of land use rights and other costs which are directly
attributable to bringing the leasehold land to the condition
necessary for it to be capable of development of the properties. The
consideration for acquisition of land use rights represent leasehold
land held for future development. The costs that are directly
attributable to bringing the leasehold land to the condition necessary
for it to be capable of development of the properties are capitalised as
costs of properties for development.

Amortisation of properties for development are recognised in profit or
loss on a straight-line basis over the term of the relevant lease.

Investment properties

Investment properties are properties which are held to earn rentals
and/or for capital appreciation. Investment properties include land
held for undetermined future use, which is regarded as held for capital
appreciation purpose.

Investment properties also included leased properties which are being
recognised as right-of-use assets and subleased by the Group under
operating leases.

Investment properties are initially measured at cost, including any
directly attributable expenditure. Subsequent to initial recognition,
investment properties are measured at their fair value, adjusted to
exclude any prepaid or accrued operating lease income. 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.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Investment properties (continued)

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

Transfer from investment property to property, plant and equipment
will be made when there is a change in use, evidenced by
commencement of owner occupation. Transfer from investment
property to property under development will be made where there is
a change in use, evidenced by the commencement of construction for
property for sale. For a transfer from investment property carried at
fair value to owner-occupied property, the property’s deemed cost for
subsequent accounting are determined by reference to its fair value at
the date of change in use.

An investment property is derecognised upon disposal or when the
investment property is permanently withdrawn from use or no future
economic benefits are expected from its disposals. 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 the consolidated statement of profit or loss in the
year in which the item is derecognised.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Cash and cash equivalents

Cash and cash equivalents presented on the consolidated statement of
financial position include:

(@) cash, which comprises of cash on hand and demand deposits,
excluding bank balances that are subject to regulatory restrictions
that result in such balances no longer meeting the definition of
cash; and

(b) cash equivalents, which comprises of short-term (generally
with original maturity of three months or less), highly liquid
investments that are readily convertible to a known amount of
cash and which are subject to an insignificant risk of changes in
value for meeting short-term cash commitments. Cash equivalents
are held for the purpose of meeting short-term cash commitments
rather than for investment or other purposes.

Bank balances for which use by the Group is subject to third party
contractual restrictions are included as part of cash unless the
restrictions result in a bank balance no longer meeting the definition
of cash. Contractual restrictions affecting use of bank balances are
disclosed in note 30.

Taxation

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

The tax currently payable is based on taxable profit for the year.
Taxable profit differs from profit (loss) before tax as reported in the
consolidated statement of profit or loss because 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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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 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 other 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. In addition, deferred tax liabilities
are not recognised if the temporary difference arises from the initial
recognition of goodwill.

Deferred tax liabilities are recognised for taxable temporary
differences associated with investments in subsidiaries and associates,
and interests in joint ventures, 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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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 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 rates (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 is recognised to profit or loss, except when
it relates to items 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. Where current tax or deferred tax arises from the initial
accounting for a business combination, the tax effect is included in the
accounting for the business combination.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Revenue from contracts with customers

Information about the Group’s accounting policies relating to contract
with customers is provided in note 5.

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

A performance obligation represents a good or service (or a bundle
of goods or services) that is distinct or a series of distinct goods or
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 if one of the following criteria is met:

e the customer simultaneously receives and consumes the benefits
provided by the Group’s performance as the Group performs;

e the Group’s performance creates or enhances an asset that the
customer controls as the Group performs; or

e the Group’s performance does not create an asset with an
alternative use to the Group and the Group has an enforceable
right to payment for performance completed to date.

Otherwise, revenue is recognised at a point in time when the customer
obtains control of the distinct good or service.

A contract liability represents the Group’s obligation to transfer
goods or services to a customer for which the Group has received
consideration (or an amount of consideration is due) from the
customer.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Revenue from contracts with customers (continued)

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

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 goods
or services transferred to the customer to date relative to the remaining
goods or services promised under the contract, that best depict the
Group’s performance in transferring control of goods or 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.

Existence of significant financing component

In determining the transaction price, the Group adjusts the promised
amount of consideration for the effects of the time value of money if
the timing of payments agreed (either explicitly or implicitly) provides
the customer or the Group with a significant benefit of financing the
transfer of goods or services to the customer. In those circumstances,
the contract contains a significant financing component. A significant
financing component may exist regardless of whether the promise of
financing is explicitly stated in the contract or implied by the payment
terms agreed to by the parties to the contract.

For contracts where the period between payment and transfer of the
associated goods or services is less than one year, the Group applies
the practical expedient of not adjusting the transaction price for any
significant financing component.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Revenue from contracts with customers (continued)
Incremental costs of obtaining a contract

Incremental costs of obtaining a contract are those costs that the
Group incurs to obtain a contract with a customer that it would not
have incurred if the contract had not been obtained.

The Group recognises sales commissions as an asset if it expects to
recover these costs. The asset so recognised is subsequently amortised
to profit or loss on a systematic basis that is consistent with the transfer
to the customer of the goods or services to which the assets relate.

The Group applies the practical expedient of expensing all
incremental costs to obtain a contract if these costs would otherwise
have been fully amortised to profit or loss within one year.

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:

e has power over the investee;

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

e 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.

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

3.2 Material accounting policy information (continued)
Basis of consolidation (continued)

Profit or loss and each item of other comprehensive income are
attributed to the owners of the Company and to the non-controlling
interests. Total comprehensive income of subsidiaries is attributed
to the owners of the Company and to the non-controlling interests
even if this results in the non-controlling interests are having a deficit
balance.

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

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

Non-controlling interests in subsidiaries are presented separately
from the Group’s equity therein, which represent present ownership
interests entitling their holders to a proportionate share of net assets of
the relevant subsidiaries upon liquidation.

When the Group loses control of a subsidiary, the assets and
liabilities of that subsidiary and non-controlling interests (if any) are
derecognised. A gain or loss is recognised in profit or loss and is
calculated as the difference between (i) the aggregate of the fair value
of the consideration received and the fair value of any retained interest
and (ii) the carrying amount of the assets (including goodwill), and
liabilities of the subsidiary attributable to the owners of the Company.
All amounts previously recognised in other comprehensive income
in relation to that subsidiary are accounted for as if the Group had
directly disposed of the related assets or liabilities of the subsidiary
(i.e. reclassified to profit or loss or transferred to another category
of equity as specified/permitted by applicable HKFRS Accounting
Standards). The fair value of any investment retained in the former
subsidiary at the date when control is lost is regarded as the fair
value on initial recognition for subsequent accounting under HKFRS
9 Financial Instruments (“HKFRS 9”) or, when applicable, the cost on
initial recognition of an investment in an associate or a joint venture.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Interests in associates and joint ventures

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.

A joint venture is a joint arrangement whereby the parties that have
joint control of the arrangement have rights to the net assets of the
joint arrangement. Joint control is the contractually agreed sharing of
control of an arrangement, which exists only when decisions about
the relevant activities require unanimous consent of the parties sharing
control.

The results and assets and liabilities of associates and joint ventures
are incorporated in these consolidated financial statements using the
equity method of accounting. The financial statements of associates
and joint ventures 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 or a joint venture 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 or joint
venture. Changes in net assets of the associate/joint venture 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 or joint
venture exceeds the Group’s interest in that associate or joint venture
(which includes any long-term interests that, in substance, form part
of the Group’s net investment in the associate or joint venture), the
Group discontinues recognising its share of further losses. Additional
losses are provided for, and a liability is recognised only to the extent
that the Group has incurred legal or constructive obligations or made
payments on behalf of the associate or joint venture.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Interests in associates and joint ventures (continued)

An investment in an associate or a joint venture is accounted for using
the equity method from the date on which the investee becomes an
associate or a joint venture. On acquisition of the investment in an
associate or a joint venture, any excess of the cost of the investment
over the Group’s share of the net fair value of the identifiable assets
and liabilities of the investee is recognised as goodwill, which is
included within the carrying amount of the investment. Any excess
of the Group’s share of the net fair value of the identifiable assets
and liabilities over the cost of the investment, after reassessment, is
recognised immediately in profit or loss in the period in which the
investment is acquired.

The Group assesses whether there is an objective evidence that the
interest in an associate or a joint venture 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.

When a group entity transacts with an associate or a joint venture of
the Group, profits and losses resulting from the transactions with the
associate or joint venture are recognised in the Group’s consolidated
financial statements only to the extent of interests in the associate or
joint venture that are not related to the Group, except for the case of
which the Group disposes subsidiaries that contain a business in a
transaction with an associate or a joint venture that is accounted for
using equity method, the resulting gains or losses are recognised in full
in the Group’s consolidated financial statements. For the transaction
between equity-accounted investees, the Group eliminated any
unrealised profit or losses from these transactions to the extent of the
Group's interest in the investee.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Contingent liabilities

A contingent liability is a present obligation arising from past events
but is not recognised because it is not probable that an outflow of
resources embodying economic benefits will be required to settle the
obligation or the amount of the obligation cannot be measured with
sufficient reliability.

Where the Group is jointly and severally liable for an obligation,
the part of the obligation that is expected to be met by other parties
is treated as a contingent liability and it is not recognised in the
consolidated financial statements.

The Group assesses continually to determine whether an outflow of
resources embodying economic benefits has become probable. If it
becomes probable that an outflow of future economic benefits will be
required for an item previously dealt with as a contingent liability, a
provision is recognised in the consolidated financial statements in the
reporting period in which the change in probability occurs, except in
the extremely rare circumstances where no reliable estimate can be
made.

Financial instruments

Financial assets and financial liabilities are recognised when a group
entity becomes a party to the contractual provisions of the instrument.

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
Revenue from Contracts with Customers (“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 FVTPL) are added to or deducted from the fair
value of the financial assets or financial liabilities, as appropriate, on
initial recognition. Transaction costs that are directly attributable to
the acquisition of financial assets or financial liabilities at FVTPL are
recognised immediately in profit or loss.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)

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.

Financial assets

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 concerned.

All recognised financial assets are measured subsequently in their
entirety at either amortised cost or fair value, depending on the
classification of the financial assets.

Classification and subsequent measurement of financial assets

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

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

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

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Classification and subsequent measurement of financial assets
(continued)

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

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

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

All other financial assets are subsequently measured at fair value
through profit or loss (“FVTPL”), except that at initial recognition 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:

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

e 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

e itis a derivative, except for a derivative that is a designated and
effective as a hedging instrument.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Classification and subsequent measurement of financial assets
(continued)

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.

(i) Amortised cost and interest income

Interest income is recognised using the effective interest method for
financial assets measured subsequently at amortised cost and debt
instruments/receivables subsequently measured at FVTOCI. 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.

(ii) Equity instruments designated as at FVTOCI

Investments in equity instruments at FVTOCI are subsequently
measured at fair value with gains and losses arising from changes
in fair value recognised in other comprehensive income and
accumulated in the revaluation reserve; and are not subject to
impairment assessment. The cumulative gain or loss will not be
reclassified to profit or loss on disposal of the equity investments, and
will be transferred to retained earnings.

Dividends from these investments in equity instruments are 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 “other
income and gains” line item in profit or loss.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Classification and subsequent measurement of financial assets
(continued)

(iii) 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
FVTPL” and “net increase in fair value of equity securities at FVTPL”
line items.

Impairment of financial assets and financial guarantee contracts

The Group performs impairment assessment under ECL model on
financial assets (including trade and other receivables, amounts due
from joint ventures, pledged bank deposits, bank balances (including
fixed deposits with banks and restricted bank deposits) and loans
receivable) and other items (financial guarantee contracts) 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-month ECL (“12m ECL") represents the portion of
lifetime ECL that is expected to result from default events that are
possible within twelve months after the reporting date. Assessments
are done based on the Group’s historical credit loss experience, and
adjusted for factors that are specific to the debtors, general economic
conditions and an assessment of past events and current conditions at
the reporting date as well as the forecast of future conditions.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and financial guarantee contracts
(continued)

The Group always recognises lifetime ECL for trade receivables. The
ECL on these assets are assessed individually, taking into consideration
historical credit loss experience and forward-looking information that
is available without undue cost or effort.

For all other instruments, the Group measures the loss allowance
equal to 12m ECL, unless when 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.

(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. Forward-
looking information considered includes the future prospects of
the industries in which the Group’s debtors operate, as well as
consideration of various external sources of actual and forecast
economic information that relate to the Group’s core operations.

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.



138

Annual Report 2025

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

e % ® R HE

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BE_Z-_RF+-_A=+—HIFE
for the year ended 31st December, 2025

3. MUGSMBRRNEERER
MEBERER (#)

32EENSHBERER(E)
ST E(E)
EREE(E)

EMEEZBIERYFEREFE

(i) EERBRAEEME)

BEWNY  AEFTANEERRERS AR
EAEK  AEEBRIZEBIANEERRE
émﬁE&IﬂK%?MOﬁﬁiﬂmﬁgﬂ
T BEAEOEENRRE : ()fERATRE
ﬁ&h%ﬁ@ Amﬁﬁéﬁéﬁﬁuﬁmn
RIBEBERFFRAOTFE AT ER NS
WEERABTEGHNRSREEEEN °
HER TENRNBIINBEETRIBIEEIKIE
BTEEAEERT ] XEERAEZEBK LT
EMEERR AR -

MM BERER - FFHEE B RERMEERE
REEERBREDEREEINE  KAEEEZE
REBBARDRBRNEL -

AEBFEHEARARBEIEERRES NiRiE
INEIZEE Z 3 B I8 & 18 ok % SIZ LA RER 3%
FIZELBEZTIBE 2 AHBIEERBR A
TRIZ N o

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

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and financial guarantee contracts
(continued)

(i) Significant increase in credit risk (continued)

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; (ii) 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.

For financial guarantee contracts, in assessing whether there has been
a significant increase in the credit risk of financial guarantee contracts,
the Group considers the changes in the risk that the specified debtor
will default on the contract.

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

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and financial guarantee contracts
(continued)

(ii) 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.

(iii) 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.

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

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and financial guarantee contracts
(continued)

(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 for financial assets.

For a financial guarantee contract, the Group is required to make
payments only in the event of a default by the debtor in accordance
with the terms of the instrument that is guaranteed. Accordingly, the
ECL is the present value of the expected payments to reimburse the
holder for a credit loss that it incurs less any amounts that the Group
expects to receive from the holder, the debtor or any other party.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and financial guarantee contracts
(continued)

(v) Measurement and recognition of ECL (continued)

For ECL on financial guarantee contracts for which the effective
interest rate cannot be determined, the Group will apply a discount
rate that reflects the current market assessment of the time value of
money and the risks that are specific to the cash flows but only if, and
to the extent that, the risks are taken into account by adjusting the
discount rate instead of adjusting the cash shortfalls being discounted.

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.

For financial guarantee contracts, the loss allowances are recognised
at the higher of the amount of the loss allowance determined in
accordance with HKFRS 9; and the amount initially recognised less,
where appropriate, cumulative amount of income recognised over the
guarantee period.

Other than financial guarantee contracts, 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 loans receivable where the corresponding adjustment
is recognised through a loss allowance account.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)

Financial assets (continued)

Foreign exchange gains and losses

The carrying amount of financial assets that are denominated in a
foreign currency is determined in that foreign currency and translated
at the spot rate at the end of each reporting period. Specifically:

e For financial assets measured at amortised cost that are not part
of a designated hedging relationship, exchange differences are
recognised in profit or loss in the “other income and gains” line
item (note 7) as part of the net exchange gains;

e For financial assets measured at FVTPL that are not part of
a designated hedging relationship, exchange differences are
recognised in profit or loss as part of net increase (decrease) in
fair value of financial assets at fair value through profit or loss and
net increase in fair value of equity securities at fair value through
profit or loss;

e For equity instruments measured at FVTOCI, exchange differences
are recognised in other comprehensive income in the fair value
through other comprehensive income/revaluation reserve.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)
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.

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 revaluation
reserves is not reclassified to profit or loss, but is transferred to retained
earnings.

A modification of a financial asset occurs if the contractual cash flows
are renegotiated or otherwise modified.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Derecognition of financial assets (continued)

When the contractual terms of a financial asset are modified, the
Group assesses whether the revised terms result in a substantial
modification from original terms taking into account all relevant
facts and circumstances including qualitative factors. If qualitative
assessment is not conclusive, the Group considers the terms are
substantially different if the discounted present value of the cash flows
under the new terms, including any fees paid net of any fees received,
and discounted using the original effective interest rate, is at least 10
per cent different from the discounted present value of the remaining
cash flows of the original financial asset.

For non-substantial modifications of financial assets that do not result
in derecognition, the carrying amount of the relevant financial assets
will be calculated at the present value of the modified contractual cash
flows discounted at the financial assets’ original effective interest rate.
Transaction costs or fees incurred are adjusted to the carrying amount
of the modified financial assets and are amortised over the remaining
term. Any adjustment to the carrying amount of the financial asset is
recognised in profit or loss at the date of modification.

Financial liabilities and equity instruments

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

3.2 Material accounting policy information (continued)
Financial instruments (continued)

Financial liabilities and equity instruments (continued)
Equity instruments

An equity instrument is any contract that evidences a residual interest
in the assets of the Group after deducting all of its liabilities. Equity
instruments issued by the Company are recognised at the proceeds
received, net of direct issue costs.

Repurchase of the Company’s own equity instruments is recognised
and deducted directly in equity. No gain or loss is recognised in profit
or loss on the purchase, sale, issue or cancellation of the Company’s
own equity instruments.

Financial liabilities at amortised cost

All financial liabilities that include interest-bearing and interest-free
borrowings, trade and other payables are subsequently measured at
amortised cost, using the effective interest method.

Financial guarantee contracts

A financial guarantee contract is a contract that requires the issuer
to make specified payments to reimburse the holder for a loss it
incurs because a specified debtor fails to make payment when due in
accordance with the original or modified terms of a debt instrument.

Financial guarantee contracts issued by the Group are initially
measured at their fair values and, if not designated as at FVTPL, are
subsequently measured at the higher of:

(i) the amount of obligation under the contract, as determined in
accordance with HKFRS 9; and

(i) the amount initially recognised less, where appropriate,
cumulative amortisation recognised over the guarantee period.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Financial instruments (continued)

Financial liabilities and equity instruments (continued)
Foreign exchange gains and losses

For financial liabilities that are denominated in a foreign currency and
are measured at amortised cost at the end of each reporting period,
the foreign exchange gains and losses are determined based on the
amortised cost of the instruments. These foreign exchange gains
and losses are recognised in the “other income and gains” line item
in profit or loss (note 7) as part of net exchange gains for financial
liabilities that are not part of a designated hedging relationship.

The fair value of financial liabilities denominated in a foreign currency
is determined in that foreign currency and translated at the spot rate at
the end of the reporting period.

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.

Property, plant and equipment

Property, plant and equipment (other than construction in progress as
described below) are stated in the consolidated statement of financial
position at cost or fair value less subsequent accumulated depreciation
and accumulated impairment losses, if any.

Land and buildings transferred from investment properties are stated
at deemed cost equal to its fair value at the date of change in use. The
transferred properties are depreciated over their unexpired lease term.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Property, plant and equipment (continued)

Buildings in the course of construction for production, supply or
administrative purposes are carried at cost, less any recognised
impairment loss. Costs include any costs directly attributable to
bringing the asset to the location and condition necessary for it to
be capable of operating in the manner intended by management,
including costs of testing whether the related assets are functioning
properly and, for qualifying assets, borrowing costs capitalised in
accordance with the Group’s accounting policy. Depreciation of these
assets, on the same basis as other property assets, commences when
the assets are ready for their intended use.

When the Group makes payments for a property interest 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.
To the extent the allocation of the relevant payments can be made
reliably, interest in leasehold land is presented as “right-of-use assets”
in the consolidated statement of financial position and is amortised
over the lease term on a straight-line basis except for those that are
classified and accounted for as investment properties under the fair
value model. When the lease payments cannot be allocated reliably
between the leasehold land and building elements, the entire property
is generally classified as property, plant and equipment.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Property, plant and equipment (continued)

Depreciation is recognised to write off the cost of items of property,
plant and equipment less their residual value over their estimated
useful lives, using the straight-line method, at the following rates per
annum:

Over the unexpired lease term of the
leasehold land or 20 to 50 years,
whichever is shorter

Owned properties in
Hong Kong and the PRC

Hospital and other Over the unexpired lease term of the

buildings in the PRC leasehold land or 30 to 50 years,

whichever is shorter

20% - 30% or over the lease term of
the leasehold land,

whichever is shorter

10% - 50%

Leasehold improvements

Furniture, fixtures and
equipment and
motor vehicles

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

3.2 Material accounting policy information (continued)
Leases

The Group assesses whether a contract is or contains a lease based
on the definition under HKFRS 16 Leases at inception of the contract.
Such contract will not be reassessed unless the terms and conditions of
the contract are subsequently changed.

The Group as a lessee
Allocation of consideration to components of a contract

For a contract that contains a lease component and one or more
additional lease or non-lease components, the Group allocates the
consideration in the contract to each lease component on the basis
of the relative stand-alone price of the lease component and the
aggregate stand-alone price of the non-lease components, including
contract for acquisition of ownership interests of a property which
includes both leasehold land and non-lease building components,
unless such allocation cannot be made reliably.

Non-lease components are separated from lease component and are
accounted for by applying other applicable standards.

Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition exemption to
leases of properties that have a lease term of twelve months or less
from the commencement date and do not contain a purchase option. It
also applies the recognition exemption for leases of low-value assets.
Lease payments on short-term leases and leases of low-value assets
are recognised as expense on a straight-line basis unless another
systematic basis is more representative of the time pattern in which
economic benefits from the leased assets are consumed.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Leases (continued)

The Group as a lessee (continued)

Right-of-use assets

The cost of right-of-use assets include:

e the amounts of the initial measurement of the lease liability;

e any lease payments made at or before the commencement date,
less any lease incentives received;

e any initial direct costs incurred by the Group; and

e an estimate of costs to be incurred by the Group in dismantling
and removing the underlying assets, restoring the site on which
it is located or restoring the underlying asset to the condition
required by the terms and conditions of the lease.

Except for those that are classified as investment properties and
measured under fair value model, right-of-use assets are measured at
cost, less any accumulated depreciation and impairment losses, and
adjusted for any remeasurement of lease liabilities.

Right-of-use assets in which the Group is reasonably certain to obtain
ownership of the underlying leased assets at the end of the lease term
are depreciated from commencement date to the end of their useful
lives. Otherwise, right-of-use assets are depreciated on a straight-
line basis over the shorter of their estimated useful lives and the lease
terms.

The Group presents right-of-use assets that do not meet the definition
of inventory or investment property as a separate line item on the
consolidated statement of financial position. Right-of-use assets that
meet the definition of inventory are presented within “properties
for development” and “inventories of properties (properties under
development and completed properties)” respectively.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Leases (continued)

The Group as lessor

Classification and measurement of leases

Leases for which the Group is a lessor are classified as finance or
operating leases. Whenever the terms of the lease transfer substantially
all the risks and rewards incidental to ownership of an underlying asset
to the lessee, the contract is classified as a finance lease. All other
leases 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.
Variable lease payments that do not depend on an index or a rate are
recognised as income when they are earned.

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

Refundable rental deposits
Refundable rental deposits received are accounted for under 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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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Leases (continued)

The Group as lessor (continued)

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.

For rent concession under which the Group legally releases the lessee
from its obligation to make specifically identified lease payment, of
which some of these lease payments are contractually due but not
paid and some of them are not yet contractually due, the Group
accounts for the portions which have been recognised as operating
lease receivables (i.e. the lease payments which are contractually due
but not paid) by applying the ECL and derecognition requirements
under HKFRS 9 and applies lease modification requirements for the
forgiven lease payments that the Group has not recognised (i.e. the
lease payments which are not yet contractually due) as at the effective
date of modification.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Borrowing costs

Borrowing costs that are directly attributable to the acquisition,
construction or production of qualified assets, which are assets that
necessarily take a substantial period of time to get ready for their
intended use or sale, are added to the cost of those assets until such
time as the assets are substantially ready for their intended use or sale.

Any specific borrowing that remain outstanding after the related
asset is ready for its intended use or sale is included in the general
borrowing pool for calculation of capitalisation rate on general
borrowings.

All other borrowing costs are recognised in profit or loss in the period
in which they are incurred.

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
carried at fair value that are denominated in foreign currencies are
retranslated at the rates prevailing on the date when the fair value was
determined. When a fair value gain or loss on a non-monetary item is
recognised in profit or loss, any exchange component of that gain or
loss is also recognised in profit or loss. When a fair value gain or loss
on a non-monetary item is recognised in other comprehensive income,
any exchange component of that gain or loss is also recognised in
other comprehensive income. Non-monetary items that are measured
in terms of historical cost in a foreign currency are not retranslated.

Exchange differences arising on settlement of monetary items, and on
the retranslation of monetary items, are recognised in profit or loss in
the period in which they arise.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)
Foreign currencies (continued)

For the purposes of presenting the consolidated financial statements,
the assets and liabilities of the Group’s entities are translated into
the Group presentation currency (i.e. Hong Kong Dollars) at the rate
of exchange prevailing at the end of the reporting period, and their
income and expenses are translated at the average exchange rates for
the year. Exchange differences arising, if any, are recognised in other
comprehensive income and accumulated in equity under the heading
of exchange translation reserve (attributed to non-controlling interests
as appropriate).

Exchange differences relating to the retranslation of the Group’s net
assets in RMB to the Group’s presentation currency (i.e. Hong Kong
Dollars) are recognised directly in other comprehensive income
and accumulated in exchange translation reserve. Such exchange
differences accumulated in the exchange translation reserve are not
reclassified to profit or loss subsequently.

Retirement benefit costs

The contributions to the Group’s defined contribution retirement
benefit plans, state-managed retirement benefit schemes,
Superannuation and the Mandatory Provident Fund Scheme are
recognised as an expense when employees have rendered service
entitling them to the contributions, unless another HKFRS requires or
permits the inclusion of the benefit in the cost of an asset.

Government grants

Government grants are not recognised until there is reasonable
assurance that the Group will comply with the conditions attaching to
them and that the grants will be received.

Government grants are recognised in profit or loss on a systematic
basis over the periods in which the Group recognises as expenses, the
related costs for which the grants are intended to compensate.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)

Impairment on property, plant and equipment, right-of-use
assets

At the end of the reporting period, the Group reviews the carrying
amounts of its property, plant and equipment, right of-use assets
to determine whether there is any indication that these assets have
suffered an impairment loss. If any such indication exists, the
recoverable amount of the relevant asset is estimated in order to
determine the extent of the impairment loss (if any).

The recoverable amount of property, plant and equipment and right-
of-use assets are estimated individually. When it is not possible to
estimate the recoverable amount individually, the Group estimates
the recoverable amount of the cash-generating unit to which the asset
belongs.

In testing a cash-generating unit for impairment, corporate assets are
allocated to the relevant cash-generating unit when a reasonable and
consistent basis of allocation can be established, or otherwise they
are allocated to the smallest group of cash generating units for which
a reasonable and consistent allocation basis can be established. The
recoverable amount is determined for the cash-generating unit or
group of cash-generating units to which the corporate asset belongs,
and is compared with the carrying amount of the relevant cash-
generating unit or group of cash-generating units.

Recoverable amount is the higher of fair value less costs of disposal
and value in use. In assessing value in use, the estimated future cash
flows are discounted to their present value using a pre-tax discount
rate that reflects current market assessments of the time value of
money and the risks specific to the asset (or a cash-generating unit) for
which the estimates of future cash flows have not been adjusted.
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3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION
(CONTINUED)

3.2 Material accounting policy information (continued)

Impairment on property, plant and equipment, right-of-use
assets (continued)

If the recoverable amount of an asset (or a cash-generating unit) is
estimated to be less than its carrying amount, the carrying amount
of the asset (or a cash-generating unit) is reduced to its recoverable
amount. For corporate assets or portion of corporate assets which
cannot be allocated on a reasonable and consistent basis to a cash-
generating unit, the Group compares the carrying amount of a group of
cash-generating units, including the carrying amounts of the corporate
assets or portion of corporate assets allocated to that group of cash-
generating units, with the recoverable amount of the group of cash-
generating units. In allocating the impairment loss, the impairment
loss is allocated first to reduce the carrying amount of any goodwill
(if applicable) and then to the other assets on a pro-rata basis based
on the carrying amount of each asset in the unit or the group of cash-
generating units. The carrying amount of an asset is not reduced below
the highest of its fair value less costs of disposal (if measurable), its
value in use (if determinable) and zero. The amount of the impairment
loss that would otherwise have been allocated to the asset is allocated
pro rata to the other assets of the unit or the group of cash-generating
units. An impairment loss is recognised immediately in profit or loss.

Where an impairment loss subsequently reverses, the carrying amount
of the asset (or cash-generating unit or a group of cash-generating
units) is increased to the revised estimate of its recoverable amount,
but so that the increased carrying amount does not exceed the carrying
amount that would have been determined had no impairment loss
been recognised for the asset (or a cash-generating unit or a group of
cash-generating units) in prior years. A reversal of an impairment loss
is recognised immediately in profit or loss.
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4. CRITICAL ACCOUNTING JUDGEMENTS AND KEY
SOURCES OF ESTIMATION UNCERTAINTY

In the application of the Group’s accounting policies, the Directors
are required to make judgements, estimates and assumptions about the
carrying amounts of assets and liabilities that are not readily apparent
from other sources. The estimates and associated 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 ongoing
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 judgements in applying the Group’s accounting
policies

The followings are the critical judgements, apart from those involving
estimations (see below), that the Directors 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 investment property portfolios of the Group and its
associates and joint ventures and concluded that investment properties
held by the Group and its associates and joint ventures 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, rather than through sale. Therefore, in determining the
deferred taxation on investment properties of the Group and its
associates and joint ventures, the Directors have determined that
the “sales” presumption that the carrying amounts of investment
properties measured using the fair value model are recovered entirely
through sale is not rebutted. As a result, the Group has recognised the
deferred taxes on changes in fair value of investment properties as the
Group is subject to income taxes and LAT on the fair value changes of
the investment properties on disposal.
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Critical judgements in applying the Group’s accounting
policies (continued)

Revenue recognition from sales of properties at a point in time

Under HKFRS 15, control of the asset is transferred over time when
the Group’s performance does not create an asset with an alternative
use to the Group and the Group has an enforceable right to payment
for performance completed to date. Significant judgment is required
in determining whether the terms of the Group’s contracts with
customers relate to creation of an enforceable right to payment for the
Group. The Group has considered the relevant local laws that apply
to those relevant contracts. Based on the assessment of the Group's
management, the terms of the relevant sales contracts do not create
an enforceable right to payment for the Group. Accordingly, the sales
of properties is considered to be performance obligation satisfied at a
point in time.

Key sources of estimation uncertainty

The followings 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.
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Key sources of estimation uncertainty (continued)
Valuation of inventories of properties

Inventories of properties of HK$9,807,746,000 (2024:
HK$10,775,885,000) are stated at the lower of cost and net realisable
value. The management determined the net realisable value of
inventories of properties with reference to valuations performed by
Norton Appraisals Holdings Limited, the firm of independent and
qualified professional valuers (the “Valuer”) which is not connected
to the Group, or estimated market prices and estimated future cost
to completion, if applicable, of the inventories of properties, which
takes into account a number of factors including the recent market
prices achieved for similar property types in the same projects or by
similar properties. The valuations are dependent on certain significant
inputs that involve management’s judgments and estimations,
including estimated market prices and discount rate. In addition,
the management estimated future cost to completion of inventories
of properties under development with reference to the actual
development cost of the Group’s completed projects.

Based on the management’s assessment, the net write-down of
inventories of completed properties of HK$81,316,000 (2024:
HK$610,000) was recognised in profit or loss for the year ended 31st
December, 2025, and impairment loss on property under development
of HK$27,232,000 and net reversal of impairment loss on property
under development of HK$16,694,000 were recognised in profit or
loss for the year ended 31st December, 2025 and 2024 respectively.
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BYEZEEEA16,865,823,0008 (==
Z P94 17,202,831,00077T) °

4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Key sources of estimation uncertainty (continued)
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 18.

In relying on the valuation report, the Directors have exercised their
judgement and are satisfied that the method of valuation is reflective of
the current market conditions. Changes to the 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$16,865,823,000 (2024:
HK$17,202,831,000).
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4. EREHE R AEEMME 2
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Key sources of estimation uncertainty (continued)
Fair value measurements and valuation processes

Some of the Group’s assets are measured at fair value for financial
reporting purposes. The Directors have to determine the appropriate
valuation techniques and inputs for fair value measurements.

In estimating the fair value of an asset, the Group uses market-
observable data to the extent it is available. Where Level 1 inputs are
not available, the Group engages Valuer to perform the valuation. The
Directors work closely with the Valuer to establish the appropriate
valuation techniques and inputs to the model.

The Group uses valuation techniques that include inputs that are not
based on observable market data to estimate the fair value of certain
types of financial instruments.

When determining the fair values of investment properties,
assumptions and key inputs that involve significant judgements,
including term yield, reversionary yield, average market unit rent of
individual unit, market unit sales rate, developer’s profit and risk rate,
discount rate, growth rate of rent and estimated rent, are adopted.

Notes 18 and 45c provide detailed information about the valuation
techniques, inputs and significant assumptions used in the
determination of the fair value of various assets.
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4. EREHE R AREMME 2
FERRE)
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Key sources of estimation uncertainty (continued)
Land appreciation tax

PRC LAT is levied on properties developed by the Group for sale in the
PRC at progressive rates ranging from 30% to 60% on the appreciation
of land value, being the proceeds of sales of properties less deductible
expenditures including sales charges, borrowing costs and all property
development expenditures.

The Group is subject to LAT in the PRC. The details of implementation
have been announced by local tax bureaux in certain major cities,
however, the Group has not finalised its LAT calculation and payments
of the development projects with local tax bureaux in those cities
in the PRC. Accordingly, significant judgements and estimations
are required in determining the amount of land appreciation and its
related taxes. The Group recognises these liabilities based on the
management’s best estimates according to the understanding of the tax
rules. Where the final tax outcome of these matters is different from
the amounts that were initially recorded, such differences will impact
the income tax provisions in the period in which such determination is
made.
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Key sources of estimation uncertainty (continued)
Provision of ECL for loans receivable and interest receivables

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

The provision of ECL was determined by the Directors, with reference
to a valuation performed by the Valuer. The Group engages the Valuer
to perform the calculation of ECL for majority of the loans receivable
and interest receivables taking into account each of the borrowers’
and their guarantor’s background, repayment history of their loans
and forward-looking information under probability weighted outcome
analysis for various scenarios which is reasonable and supportable
by information available without undue costs or effort. The Directors
work 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. Information
about the ECL for loans receivable is disclosed in note 45b.

Based on the management’s assessment, net impairment losses on
loans receivable and interest receivables of HK$602,000 (2024:
HK$1,349,000) were recognised in profit or loss for the year ended
31st December, 2025.
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5. WA 5. REVENUE
(i) WADE (i) Disaggregation of revenue
2025 2024
FEx THETT
HK$’000 HK$’000
T B 18 By 8 B At a point in time
BRTYERIES Sales of completed properties 7,781,003 520,463
=i EARKE Hospital fees and charges 821,248 844,549
BEMBHE Sales of building materials 320,492 112,957
Hu&E Other operations 20,451 18,006
BE By Over time
EE Property management 188,230 171,077
B &R RKE Hospital fees and charges 761,035 736,487
H & Other operations 31,012 25,173
KEEPAKNNE R Revenue from goods and services
AR 7 WA from contracts with customers 9,923,471 2,428,712
HE Leases 574,380 583,522
10,497,851 3,012,234

(i) FFENHNBENEERBARRBEER

ERTYEREZEMBHEERARERTY
EREEMABE TEPHNEEMER T
FERSHES MM HIEBASKE B AEA K
RN BN B AR N Y By ) B RERR ©

FEEBA EWARRGIEZR - EWMEHE
RERNGEVBRRNRZRBEBENZINAE
MAafE-

(ii) Performance obligations for contracts with customers and
revenue recognition policies

Revenue from sales of completed properties and building materials is
recognised at a point in time when the completed property or building
materials is transferred to customers, being at the point that the
customer obtains control of the goods sold and the Group has present
right to payment and collection of the consideration is probable.

Deposits received from sales of properties prior to meeting the above
criteria for revenue recognition are presented as contract liabilities
in the consolidated statement of financial position under current
liabilities.
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5. WA &)
(i) BEFANNBREEIR WA BAERE
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5. REVENUE (CONTINUED)

(ii) Performance obligations for contracts with customers and
revenue recognition policies (continued)

For hospital fees and charges, the Group’s inpatient healthcare
services is considered as a single performance obligation and revenue
is recognised over time. Since the Group has the right to consideration
from a customer in an amount that corresponds directly with the value
to the customer of the Group’s performance completed to date, the
Group applied a practical expedient in HKFRS 15 to recognise revenue
in an amount to which the Group has the right to invoice during the
course of the inpatient healthcare services. In contrast, the Group
recognised revenue for the performance obligations of other remaining
services of hospital fees and charges at a point in time.

Property management fee income is recognised over time as the
customer simultaneously receives and consumes the benefits provided
by the Group’s performance as the Group performs.

(iii) Transaction price allocated to the remaining performance
obligation for contracts with customers

The transaction price allocated to the remaining performance
obligations (unsatisfied or partially unsatisfied) regarding contracts for
sales of properties and the expected timing of recognising revenue are
as follows:

2025 2024

FET FHET

HK$’000 HK$’000

—FA Within one year 4,552,166 7,178,621
ZR—FEIER More than one year but not more

R than two years 4,357,182 4,317,931

Z A ME More than two years = 2,929,070

8,909,348 14,425,622

AEBETFHEITZABBERERRIENZ
EMHHHEN AR ENRERTHR R —F
HER - ARECERBRBUHRELEAF5
e BEREEE  ARYERESEEZE
AETEHNZHE

Majority of the Group’s contracts with customers in relation to hospital
fees and charges and sales of building materials had an original
expected duration of one year or less. The Group has applied the
practical expedient in HKFRS 15, the transaction price allocated to
these unsatisfied contracts is not disclosed.



166

Annual Report 2025

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

e % ® R HE

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BE_Z-_RF+-_A=+—HIFE
for the year ended 31st December, 2025

5. WA &)
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5. REVENUE (CONTINUED)

(i) Transaction price allocated to the remaining performance
obligation for contracts with customers (continued)

Contracts for the property management services have various year
terms in which the Group bills fixed amount for each month of service
provided. The Group elected to apply the practical expedient by
recognising revenue in the amount to which the Group has right to
invoice. As permitted under HKFRS 15, the transaction price allocated
to these unsatisfied contracts is not disclosed.

(iv) #HE (iv) Leases
2025 2024
THERT FHET
HK$’000 HK$'000
YRR EHEPREEZ For revenue arising from

WA - operating leases of properties:

& S HUR —IBIE IR K Lease payments that are fixed or
—IBLL R ERIA depend on an index or a rate 574,380 583,522
574,380 583,522

6. D EBE R

AEBRANERZBMAREETERBEFHE
REBEEZER - ARBE 2 ERERTIZ
ERMEEERS  MERR - WERE -
FREMHMZE(ZZEENEERE &2
RETNEBZENE) - REBRTHRELER
RE((ZREERRE DRERD ELHER
ARBENZAEEA 2R MELED B ITEFR
FZMAEBERT -

6. SEGMENT INFORMATION

The Group’s revenue for the year and assets are derived mainly
from activities carried out and located in the PRC and Hong Kong.
The Group’s basis of organisation is determined based on four main
operations: property development, property investment, healthcare
and other operations that comprises mainly property management,
eldercare and trading of building materials. The Group’s reportable
and operating segments, reported to the chief operating decision
maker (“CODM”) for the purposes of resource allocation and
performance assessment, also focused on these four main operations.
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AEBEZAZ2HFRELED B2 DBRA - %
B BENMABGEATMT

6. SEGMENT INFORMATION (CONTINUED)

An analysis of the Group’s segment revenue, results, assets and

liabilities by reportable and operating segment is as follows:

NERE  NERE AteE
Property  Property  fREEE Other &t
development investment  Healthcare  operations Consolidated
THARL TARL THR TAR THET
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
HE-EC-RF For the year ended
+ZA=+-ALEE 31st December, 2025
2HBA SEGMENT REVENUE
HOMEE External sales 7,781,003 574,380 1,582,283 560,185 10,497,851
S RESULTS
DR (EE) Segment profit (loss) 4,287,326 (426,398) 87,891 127,923 4,076,742
EA R s Other income and gains 269,265
RN OEER Unallocated corporate expenses (140,622)
BERK Finance costs (185,119)
EfHBENRER Share of loss of associates (2,676)  (176,535) = - (179,.211)
ElEaetERi(ER) Share of profit (loss) of joint ventures 191,890  (285,376) = 56,485 (37,001)
BRERDR A Profit before tax 3,804,054
R-EZRE As at 31st December, 2025
TZA=t-H
&E ASSETS
PEHEE Segment assets 18,035,858 16,961,223 2,146,757 847,998 37,991,836
N NG 3 Interests in associates 221,407 1,685,282 = - 1,906,689
Raghi ks Interests in joint ventures 4,684,681 8,624,264 - 382,381 13,691,326
ABNERT Amounts due from joint ventures 356,931 = = 13,998 370,929
KD B 2EE Unallocated corporate assets 2,101,093
AftBEE Consolidated total assets 56,061,873
af LIABILITIES
PEEE Segment liabilities 11,906,231 2,533,462 1,109,484 342,862 15,892,039
RpnB o hERE Unallocated corporate liabilities 9,787,905

Consolidated total liabilities

25,679,944
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6. DEER(H)

6. SEGMENT INFORMATION (CONTINUED)

NERRE  NERE RfteE
Property  Property  REEE Other  %&2# A
development investment  Healthcare  operations Unallocated Consolidated
TAR TERL TEL THET ThR TiER
HK$'000 HK$/000 HK$/000 HK$/000 HK$/000 HK$'000
BE-R-I1F For the year ended
TZAZ+-ALEE 31st December, 2025
Ras OTHER INFORMATION
BERDHEFH Amounts included in the measure of
ERANHEE R segment profit or loss or
k.| segment asses:
FRBEECEE Addition to non-current assets 19,188 99,464 178,884 11,488 182 309,206
FER#E Depreciation and amortisation 6,031 11,340 93,917 8,022 2,476 121,786
HENMTHINE  BER Loss (gain) on disposal and write-off of
2 ERCRH) property, plant and equipment 158 @1) 1,497 2,401 = 4,035
ERINFFEBRE Fair value gain on transfer of
RENEZLAEE inventories of completed properties to
W investment properties - 9,922 - - - 9,922
RENEARBEZ Decrease in fair value of investment
Vs properties = 723,121 = 52,193 = 775,314
ERINFFEZ Write-down of inventories of completed
HRE properties, net 65,707 = - 15,609 = 81,316
FERNFZ Impairment loss on properties for
HEER development 1,019 = = - - 1,019
pEGlE Impairment loss on properties under
FREER development, net 1,852 - - 25,380 - 27,232
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6. TERERE) 6. SEGMENT INFORMATION (CONTINUED)
NEER NERE HiteE
Property Property — BREE Other At
development  investment  Healthcare  operations  Consolidated
THEL THEL THT THT THET
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
BE-RomF For the year ended
+-A=t-HLEEE 31st December, 2024
2HUA SEGMENT REVENUE
HIMEE External sales 520,463 583,522 1,581,036 327,213 3,012,234
ES | RESULTS
AE(EE)EF Segment (loss) profit (32,018) (108,971) 99,381 25,026 (16,582)
L NG Other income and gains 264,726
R CXER Unallocated corporate expenses (151,753)
BEKAK Finance costs (220,833)
3 NG Share of loss of associates (505) (66,107) - - (66,612)
ElhagtRail(BR) Share of profit (loss) of joint ventures 257,426 (56,826) = (54,804) 145,796
BRAIERE Loss before tax (45,258)
R-E-ME As at 31st December, 2024
t=A=1-H
BE ASSETS
PEEE Segment assets 22,903,679 17,135,851 2,030,768 832,503 42,902,801
NN A 3 Interests in associates 219366 1,874,710 = - 2,094,076
MAERE 2 ER Interests in joint ventures 2,490,594 7,989,485 - 350,533 10,830,612
AeERT Amounts due from joint ventures 304,972 = = 33,159 338,131
ReENB O EEE Unallocated corporate assets 2,245,472
AHRBEE Consolidated total assets 58,411,092
af LIABILITIES
PHEE Segment liabilities 17365354 2,742,807 1,038397 350,717 21499275
ReENB O ERE Unallocated corporate liabilities 8,748,335
AptagfE Consolidated total liabilities 30,247,610
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DEER (&) 6. SEGMENT INFORMATION (CONTINUED)
NEER  MERE HieiE
Property ~ Property  fEFEEGE Other  KEEn# abt
development investment  Healthcare  operations  Unallocated Consolidated
TR T TR T THT TR
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
BE-R-mE For the year ended
TZAZ+-ALEE 31st December, 2024
Rt &R OTHER INFORMATION
BERHE R Amounts included in the measure of
BRINHEENR segment profit or loss or
Pk k segment assets:
FRBEECRE Addition to non-current assets 1,188,959 69,255 178,229 1,756 1,740 1,439,939
WEREE Depreciation and amortisation 9,887 10,341 100,721 8,122 1,148 130,219
HENMTHIE  BER Loss (gain) on disposal and write-off of
Ht 2 BROEM) property, plant and equipment 70 (43) 16,404 1,087 - 17,518
BRIVEFEBRS Fair value gain on transfer of
RENEZRABE inventories of completed properties to
Wiz investment properties = 44,165 = = = 44165
RENERABEL Decrease in fair value of investment
R properties - 432,527 - 6,241 - 438,768
BRTHEREZ (Reversal of write-down) write-down of
(RERE)RE inventories of completed properties (553) - - 1,163 - 610
RERMEL Impairment loss on properties
AEEE for development 2,569 - - - - 2,569
ERTNE % (Reversal of impairment loss) impairment
(REERED) loss on properties under
HEER development, net (25,151) - - 8,457 = (16,694)
EthFE 2 HE Write-down of other inventories - - 954 = - 954
AWM PSSt B EANEB &K The accounting policies of the reportable and operating segments are
&8 o DEREA(E8) 5 A D pEiE )% the same as the Group’s accounting policies. Segment profit (loss)

=

J(EEREIR) -

f

HE -

2P I E D #HE A WA R

4\ )
Frlel/NE]|

& BEKA - AR
(BR)ERAREIBZEEER - ILHERT X
BEERRERERDENTERRSENZ

REERERN

of resource allocation and performance assessment.

represents the profit earned by (loss from) each segment without
allocation of other income and gains, finance costs, share of profit
(loss) of associates and joint ventures and unallocated corporate
expenses. This is the measure reported to the CODM for the purposes
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6. SEGMENT INFORMATION (CONTINUED)
Geographical information

A geographical analysis of the Group’s revenue from external
customers based on the geographical location where the services
were provided or the goods were delivered, and information about the
carrying amount of non-current assets excluding loans receivable and
other financial instruments, club memberships and deferred tax assets
by the geographical location of the assets are detailed as follows:

HIEFKRA FRBEEREE
Revenue from Carrying amounts of
external customers non-current assets
2025 2024 2025 2024
TET FET THET FET

HK$’000 HK$’000 HK$’000 HK$’000

A The PRC 9,995,600 2,934,625 29,814,136 27,036,376
& Hong Kong 53,823 50,452 4,276,923 4,680,529
T United Kingdom 27,900 27,157 577,173 548,362
BN Australia 420,528 = 157,367 97,645
10,497,851 3,012,234 34,825,599 32,362,912

FTEEE2ER Information about major customers

REMEFEAN  KEE—HINZFPHKBAR
SEREBWAT10%IA L -

No revenue from transaction with a single external customer is
amounted to 10% or more of the Group’s revenue for both years.
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7. Hig AR s

7. OTHER INCOME AND GAINS

2025 2024
F#&T FAT
HK$’000 HK$’000
g S A Dividend income
—3EEmRH — unlisted shares 1,113 1,782
— £ — listed shares 2,051 790
RITIF A2 WA Interest income on bank deposits 112,101 110,406
W B A S Interest income from loans
WA receivable 4,356 8,740
REEEDRELZ Interest income from
A A joint ventures 67,672 57,762
—fagtxa Compensation income for late
R B payment from a joint venture = 24,939
HbUA Other income 81,972 60,307
269,265 264,726

8. At BEEZREBE WX

AEEEEEHZSY S En AT O & BT
TRESE R-E_RAFR-T-_NF+=
A=1+—BHAKREEEIH2ETHBIERE
HEMEE °

8. IMPAIRMENT LOSS ON OTHER ASSETS -
PROPERTIES INTERESTS

The management of the Group had carried out impairment assessment
on the properties interests based on the recoverable amount. The
recoverable amount as at 31st December, 2025 and 2024 were
determined with reference to recent independent professional
valuations.
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9. BAEMA 9. FINANCE COSTS
2025 2024
FET FHET
HK$’000 HK$’000
FEST Interest on:
RITER Bank loans 190,088 227,240
HAE Other loans 60,514 76,179
HEBAE Lease liabilities 97 2,344
ERLHE Loans arrangement fee 1,730 500
252,429 306,263
i BARER Less: amount capitalised
TRPYEM on properties under
ME - BENMERE development and property,
Z T H plant and equipment (67,310) (85,430)
185,119 220,833
10. %18 10.TAXATION
2025 2024
FE T FH&T
HK$’000 HK$'000
X HBE The charge comprises:
ANEATL IR Current tax
—BBMEH — Hong Kong Profits Tax 43,442 15,744
— BINRIR — Overseas tax 43 67
— B EMRGR — PRC Enterprise Income Tax 851,738 213,527
— T HIR(ER — LAT 1,354,678 75,218
2,249,901 304,556
BEFE(GERER) (Over) under-provision in
BwTr prior years
—HEBNEHR — Hong Kong Profits Tax (22) (123)
—BINEHIB — Overseas tax = (200)
— B ERTEH — PRC Enterprise Income Tax 17) (17,048)
— IR ER - LAT (5,340) 32,365
(5,379) 14,994
2,244,522 319,550
BIETR IR (F/aE38) Deferred tax (note 38) (150,940) (221,931)
2,093,582 97,619
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10. %8 (&)

EERBMERMAHFEREHNET - F6
BRMNEEETENE2E8 BB TR BB %
8.25% M F - MiBBE2E BB T B g%
16.5%HF © AR FIEREHEER
MEBEEAFBEEEEL6.5%MF—THE
B -

RIER B EAEREFMEMEHEE I
Bl REMBEEER  BARTHKHERRRN
TR B25% °

BINRIEERBRBEIZRTRE SRR -

TR 2 B T IR AARE T B BOE ARG F
FIZRERE TR ERRBEERRET
RFFINRBIREEREHE -

ERUMBHBEERBEEER 2B BRI
2008 155 BZZZENFE—H—BUR - B
B 2 B ARFTEESNDIET [ EER]
BB HE 2B AN ESEERH I RES
B EHESE3 M27 KRN INEIRE %
RONEGEREEHEADFEIIEERINER
BRERIBEPERTPEEETEN - KDER
A2 EEFIE S $127,930,00078 7T M IEIEF
TEUR 573,119,000/ T R E D BIFERNEZE —
E_RAFER_ZENF+_A=F+—HILEFE
ZIEBBRERA o

10.TAXATION (CONTINUED)

Under the two-tiered profits tax rates regime of Hong Kong Profits
Tax, the first HK$2 million of profits of the qualifying group entity will
be taxed at 8.25%, and profits above HK$2 million will be taxed at
16.5%. The profits of group entities not qualifying for the two-tiered
profits tax rates regime will continue to be taxed at a flat rate of 16.5%.

Under the Laws of the PRC on Enterprise Income Tax Law and
Implementation Regulation of the Enterprise Income Tax Law, the tax
rate applicable to the PRC subsidiaries is 25% for both years.

Overseas tax is charged at the appropriate current rates of taxation
ruling in the relevant countries.

The provision for LAT is calculated according to the requirements
set forth in the relevant PRC tax laws and regulations. LAT has been
provided at ranges of progressive rates of the appreciation value, with
certain allowable deductions.

According to a joint circular of the Ministry of Finance and State
Administration of Taxation — Cai Shui 2008 No. 1, dividend distributed
out of the profits generated by its subsidiaries incorporated in the
PRC to “non-residential” investors since 1st January, 2008 shall be
subject to the PRC Enterprise Income Tax and withheld by the PRC
entity pursuant to Articles 3 and 27 of the Income Tax Law Concerning
Foreign Investment Enterprises and Foreign Enterprises and Article
91 of the Detailed Rules for the Implementation of the Income Tax
Law for Enterprises with Foreign Investment Enterprises and Foreign
Enterprises. Deferred tax charge of HK$127,930,000 and deferred tax
credit of HK$73,119,000 on the undistributed earnings have been
recognised in the consolidated statement of profit or loss for the years
ended 31st December, 2025 and 2024 respectively.
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10. %38 (&) 10.TAXATION (CONTINUED)

ANEEHRBL HEGABFERABKRTATNGEF  The tax charge for the year can be reconciled to the profit (loss) before

(R 2 EHRMT - tax per the consolidated statement of profit or loss as follows:
2025 2024
T THETT
HK$’000 HK$’000
BRFR B A (B 18) Profit (loss) before tax 3,804,054 (45,258)

HE ARSI E25%

SHEZBBEME)

EIEBERR A ERE

Tax at the domestic income tax
rate of 25% (Note) 951,014 (11,315)
Tax effect of share of results of

EE I RIBERE associates and joint ventures 54,053 (19,796)
NE B ST 2 Tax effect of expenses not

TIEE 2 deductible for tax purpose 102,843 75,429
HERTIMAZ Tax effect of income not taxable

MR & for tax purpose (14,772) (18,640)

AR A B 1R M A
AHREREER 2

Tax effect of tax losses and
other deductible temporary

MIAR & differences not recognised 89,599 171,530
A BARERTIE Tax effect of utilisation of taxes
518 R H A AT HUR losses and other deductible
TRMEE2 temporary differences
MR 2 previously not recognised (91,456) (23,840)
WEARTRHEZ Effect of different tax rates of
% subsidiaries (15,844) (433)
RDIREN 2 Withholding tax on
TEIRT undistributed earnings 127,930 (73,119)
T H IR ER 2 R 2 Effect of LAT 894,413 (16,950)
BEFEGRERE) (Over) under-provision in
BEIR prior years (5,379) 14,994
Hitb Others 1,181 (241)
AEFEEHIEBEZ M Tax charge for the year 2,093,582 97,619
Kt - Note:
RNEBFTE R 2 B R R T E B = BAC L Hh 2h > Fi R The domestic tax rate (PRC Enterprise Income Tax rate) in the jurisdiction where the

(BB RPTEHBE) -

operation of the Group is substantially based is used.
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N AEEr(EE) 11.PROFIT (LOSS) FOR THE YEAR
2025 2024
THERT FHET
HK$’000 HK$’000
REE AN () Profit (loss) for the year has been
ETD@ arrived at after charging
(GIA) : (crediting):
ME - BB RERE Depreciation of property,

e plant and equipment 113,450 114,883
EREEENE Depreciation of right-of-use assets 7,904 11,047
B - Amortisation of:

HthEE —WFEsR Other assets — properties interests 473 478

FERME Properties for development - 4,689

121,827 131,097
B BMERBERBYFR Less: amount capitalised
| in properties under
development 41) (878)
121,786 130,219
BETZR(BEEEE) Staff costs (including Directors’

(Btat) emoluments) (Note)

—5ekHEMER — Salaries and other costs 388,148 389,727

—RIKEFE A — Retirement benefits costs 57,485 56,192

—H  BAER — Less: amount capitalised

BRPYE in properties under

Z & development (12,888) (15,358)
BT ER®E Total staff costs 432,745 430,561
KEREMEZ Gross rental income from

HeWARE investment properties (574,380) (583,522)

B NERESE Less: direct operating expenses
HEBAZ from investment properties
Tﬁ’%z%ﬁ'\] that generated rental
HEREZERR income during the year 164,632 188,461
(409,748) (395,061)
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M. ANFERNBR) (&)

11.PROFIT (LOSS) FOR THE YEAR (CONTINUED)

2025 2024
FHET FHET
HK$’000 HK$’000
NEREHF (EE) Profit (loss) for the year has been
2k arrived at after charging
(FtA) = (&) (crediting): (continued)
IZ S BB Auditors’ remuneration 10,593 10,304
S A TN Cost of inventories recognised as
EHRE expenses 3,953,899 996,034
HE H B 1R Net exchange loss 8,740 17,192
ERIMEFELZ Net write-down of inventories of
AR(E completed properties (included
(BEREEREAR) in cost of sales) 81,316 610
HE REHYE - BB MRE Net loss on disposal and write-off
ZREE of property, plant and equipment 4,035 17,518
AR REFTZ Short-term lease payments in
REMEE IR respect of land and buildings 6,941 10,243
EWE R K Net impairment loss on loans
FEUFB Z receivable and interest
AREE 8 receivables 602 1,349
R o R HEMREKIRRZ Net impairment loss on trade and
FRE RS other receivables 7,528 10,442
HtF e 2mE Write-down of other inventories - 954
Hfat Note:

ERYNEERM 12 RH43 @M BRNEEE The staff costs do not include the apportionment of management fee as disclosed in

BT
AT ETESENIIEARNFTIZEESRE T ZEEREA note 12 and note 43(a) for certain Directors as well as management personnel who
8 o are not Directors or staff of the Company.
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12.EEM< 12.DIRECTORS” EMOLUMENTS
B ENTAML(ZFE_MF : +—f2) The emoluments paid or payable to each of the nine (2024: eleven)
EEZME0T Directors were as follows:
2025
%o/ R EXE RINEF

REMER AHzZES AT

Salaries/  Performance Retirement

EZHE  service fees related benefits
Directors’ and other incentive scheme st
fees benefits payments contributions Total
FTER FTERT THER FTHEx FTiER
HK$’000 HK$’000 HK$’000 HK$’000 HK$’000
(Kizti)
(Note i)
HITES Executive Directors
RIEW (fztii) Song Zengbin (Note ii) 10 2,225 = = 2,235
TR Patrick Lee Seng Wei 20 3,730 2,655 - 6,405
M= (Hfztiii)  Edwin Lo King Yau (Note iii) 20 1,555 3,039 72 4,686
HBE Tao Tsan Sang 20 2,393 2,723 221 5,357
70 9,903 8,417 293 18,683

FTHBRZATEEMEEANBEEEREALNA KAE  The Executive Directors’ emoluments shown above were for their services in

BEH IR - connection with the management of the affairs of the Company and the Group.
FHTES Non-Executive Directors
FE Lee Seng Hui 10 4,140 11,271 95 15,516
BRE Moses Cheng Mo Chi 10 = = - 10
20 4,140 11,271 95 15,526

FBRZEBTESHESENEZ/ERARLT  The Non-Executive Directors’ emoluments shown above were for their services as

%/ SENBARZESE 2RI o directors of the Company and/or its subsidiaries.

B EHT Independent Non-Executive

= Directors

ZEF Jiang Guofang 10 92 - - 102

RELE Ngai Wah Sang 10 118 - - 128

BER Lisa Yang Lai Sum 170 184 - - 354

190 394 - = 584

FRBRZBIFRTESME AN EESIERART  The Independent Non-Executive Directors’” emoluments shown above were for
%/ SE B AR ZES 2R o their services as directors of the Company and/or its listed subsidiaries.

k) Total 34,793
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12.EEMe®) 12.DIRECTORS’ EMOLUMENTS (CONTINUED)
2024
e/ REE e RIEH
KEMBER  AEz®Re A
Salaries/  Performance Retirement
EEWE  service fees related benefits
Directors’ and other incentive scheme @t
fees benefits payments  contributions Total
THET FHET FET FHT FHT
HK$’000 HK$’000 HK$’000 HK$’000 HK$’000
(Hizti)
(Note i)
HITES Executive Directors
RIEW.(Ff7Zii)  Song Zengbin (Note i) 10 2,225 275 - 2,510
TRK(E Patrick Lee Seng Wei 20 3,682 2,752 = 6,454
S (HaEiii)  Edwin Lo King Yau (Note i) 20 1,521 3,018 70 4,629
e Tao Tsan Sang 20 2,340 2,657 216 5,233
70 9,768 8,702 286 18,826

FMBRZATESHEEANREEEAR LG RAE  The Executive Directors’ emoluments shown above were for their services in

BEH 2R - connection with the management of the affairs of the Company and the Group.
FHTES Non-Executive Directors
FHE Lee Seng Hui 160 4,051 11,315 92 15,618
HRE Moses Cheng Mo Chi 10 - - - 10
170 4,051 11,315 92 15,628

FRBBRZERTEEMEBERNESEAART  The Non-Executive Directors’ emoluments shown above were for their services as

%/ SENBARZEEZ IR directors of the Company and/or its subsidiaries.
B EHT Independent Non-Executive
B Directors

E0$8¥8 (fifi£iv)  Francis J. Chang Chu Fai (Note iv) 4 36 _ _ 40

e Jiang Guofang 10 92 - - 102

SEE(MsEiv)  Jin Hui Zhi (Note iv) 4 36 i _ 40

REL Ngai Wah Sang 10 118 - - 128

BER Lisa Yang Lai Sum 170 184 - - 354
198 466 - - 664

FRBERZBIENTEEMEBNRSZIEAARLT  The Independent Non-Executive Directors’ emoluments shown above were for
%/ SE B AR ES 2R o their services as directors of the Company and/or its listed subsidiaries.

RS Total 35,118
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12.EEME &)
Hiat -

(i) ZFRERZFERNEHERINTHBAEREZE
WA —FEERPERS -

(i) REWEEER_Z_"F—HA_+HBEK-
(iii) BEHELEER_ZT_F=H—HEK-

(ivy BRBEEERSBEEEEN T _NFRHA
T BRI ARABAFASEREGRE -

FREXEBTARRTHRARH BE - kR
A EREE 2 S SR EERTTRAERRMIRS
ZBE o

REE_ZE_RAF+_A=+—HREE_Z
“E+-A=+—HILFE  TEESENE
EREE -

BETESERAR A 2 &EIERARWEE -
ZARAAEEIREEERE - WRAEER
ZEEENEMUIERNRRESCEEREAS
et EIRER  ZEEEBRERE
EM 43 EEZERERAFR o LillER
BRTIZEREABRAEEEHAM L 2R
MatE @ WA DEEZE ElESE - BHOE A
20,172,000/8 7L (==& =4 : 20,067,000/%
L) WEBEELERR -

12.DIRECTORS’ EMOLUMENTS (CONTINUED)

Notes:

(i) The amounts represent the actual discretionary bonus in respect of the
preceding year approved and paid to respective Directors during the year.

(i) Mr. Song Zengbin resigned with effect from 20th January, 2026.
(iii) Mr. Edwin Lo King Yau retired with effect from 1st March, 2026.

(iv) Both Mr. Francis J. Chang Chu Fai and Mr. Jin Hui Zhi retired with effect from
the conclusion of the annual general meeting of the Company held on 22nd
May, 2024.

Mr. Patrick Lee Seng Wei performs the function of the chief executive
of the Company and his emoluments disclosed above include those for
services rendered by him as the chief executive.

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

Certain Directors received remuneration from the ultimate holding
company of the Company. Such company provided management
services to the Group and charged the Group a management fee,
which is included in the management fee as disclosed in note 43(a),
for services provided by these Directors as well as other management
personnel who were not Directors of the Company. The above-
mentioned management fee is calculated by reference to the time
devoted by the management personnel on the affairs of the Group
and can be apportioned to the Directors mentioned above. The total
of such apportioned amounts, which has been included in the above
table, is HK$20,172,000 (2024: HK$20,067,000).
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B.EERSREEASHS

BEME

rERLUGEEMe AL EF=L(=F
“E M) AAEERER(EEAKEETR
mE) - KM 8RN Latai2d - AR
MEL(ZZFZMF - HeRmfAL) ATHB &
T ¢

13.EMPLOYEES” AND SENIOR MANAGEMENT’S
EMOLUMENTS

Employees’ emoluments

Of the five individuals with the highest emoluments in the Group,
three (2024: three) were Directors including the chief executive of
the Group, whose emoluments are included in note 12 above. The
emoluments of the remaining two (2024: remaining two) individuals
were as follows:

2025 2024

FHB T TET

HK$’000 HK$’000

e REMER Salaries and other benefits 5,513 5,358
HEEREZ Performance related incentive

i payments 5,995 5,925

RIREFIETE Retirement benefits scheme
HER contributions 197 195
11,705 11,478

ZEANLTZMEDMHIAT

The emoluments of the individuals were within the following bands:

2025 2024

EE®E EE%E

Number of Number of

employees employees

5,500,00178 75 26,000,000/ 7T HK$5,500,001 to HK$6,000,000 1 2
6,000,001,87C£6,500,000/% 7T HK$6,000,001 to HK$6,500,000 1 -

AEBENHF I EER TS EWRITEHHKF
AREEBARMERNE THRRETE - NW
EFEEHE  AfEYEAAUESME AL
SAHERE R INAR SR B S AR R B 1R K
FRZME -

The remuneration policies of the Group are based on the prevailing
remuneration level in the market and the performance of respective
group companies and individual 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.
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B.EERSREEAEME )

EREEASME

AEEZ O (ZF-MF - +R6)BRE
BAE  BERNAL(ZZE-WF : +—)ARE
T REZHESRBENRLAWMFE12P - &
E_TRFTA=+T—RILFE H&fA
(ZF-F : Afu) AL ZBEmT -

13.EMPLOYEES” AND SENIOR MANAGEMENT’S
EMOLUMENTS (CONTINUED)

Senior management’s emoluments

Of the fourteen (2024: sixteen) senior management of the Group, nine
(2024: eleven) were the Directors whose emoluments are included in
note 12 above. The emoluments of the remaining five (2024: five) for
the year ended 31st December, 2025 were as follows:

2025 2024

F#&x T

HK$’000 HK$’000

#Fre REAMRER Salaries and other benefits 8,325 8,151
EZEEFR Performance related incentive

i payments 6,857 6,756

RIREHEE Retirement benefits scheme
K contributions 481 476
15,663 15,383
ZEATZMEDMmIT - Their emoluments were within the following bands:

2025 2024

EEEHE BE#HE

Number of Number of

employees employees

1,000,000/ TE 8 A T HK$1,000,000 or below 1 1

1,000,001 7c 21,500,000/ 7T HK$1,000,001 to HK$1,500,000 1 1

1,500,001 7.22,000,000/% 7T HK$1,500,001 to HK$2,000,000 1 1

5,500,001 7C £ 6,000,000/ 7T HK$5,500,001 to HK$6,000,000 1 2

6,000,001%87C%£6,500,0007 7T HK$6,000,001 to HK$6,500,000 1 =

BHREBRABREZEERAFER[EERS
MEBRABZBEABR | —EHAHE -

The biographies of members of the senior management are disclosed
in the section headed “Biographical Details of Directors and Senior
Management” in this annual report.
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14.8REA(ER)

AD AR 2 SREA R (B18) T
Skt S

14.EARNINGS (LOSS) PER SHARE

The calculation of the basic earnings (loss) per share attributable to the
owners of the Company is based on the following:

2025 2024
FET FHT
HK$’000 HK$’000
EF (E8) Earnings (loss)
AU ESRERZT (EE) 2 &B7F (EiE) Earnings (loss) for the purpose
(RRBIREEEAFEZ mH(EE)) of basic earnings (loss) per
share (profit (loss) for the year
attributable to owners of the
Company) 1,768,436 (207,081)
2025 2024
Fiu Tz
‘000 ‘000
BRE Number of shares
RUGTESREARZF (EE) 2 Number of ordinary shares
AREFDHEITEBREAE in issue during the year for
the purpose of basic earnings
(loss) per share 1,466,069 1,466,069

“ECRFER_ZE_NEE  WEEE7
BEERA(EER) AAR-_Z_AFE
R NFEAWSEEITEIBE LR

JIA
&
Hy\o

=

No diluted earnings (loss) per share for both 2025 and 2024 were
presented as there were no potential ordinary shares in issue for both
2025 and 2024.
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15. R E 15.DIVIDEND
2025 2024
FE T T
HK$’000 HK$’000
RFERERDIK Dividend recognised as
B distributions during the year:
EN—E_mEE(ZE-_ME Interim dividend (in lieu of final
—E-=FE)FHRKRE dividend) of HK10 cents
(RERHIRE) AR 10810 (2024: HK20 cents) per share
(ZZ=ZW4F : 20%1L) paid in respect of 2024
(2024: in respect of 2023) 146,607 293,214
EEMIREHHRE Interim dividend declared of
FRZ20%1L HK20 cents (2024: HK10 cents)
ZZE N4 10781l) per share 293,214 146,607

RIREHIRE BESSHEREE_S-F Subsequent to the end of the reporting period, the interim dividend
F+—B=+—HItWHREEZHHIEE (K (in lieu of final dividend) of HK20 cents (2024: HK10 cents) per share
BARHAKRE)FR208I(ZZF M4 : 10/ in respect of the financial year ended 31st December, 2025 has been
fily) - declared by the Board.
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16. 3% - BMENZRE 16.PROPERTY, PLANT AND EQUIPMENT
il EBER KB G-
BRR T2 KERRE
Hfrig HENE  Leasehold
Hospital i3 Owned  improvements,
and other IR propertiesin furniture, e
buildings ~ Construction ~ HongKong fixtures and Motor a3t
inthe PRCin progress ~ and the PRC equipment vehicles Total

TR TR TAT T TAT TR
HKS000  HKS'000  HK§'000  HKS'000  HKS'000  HKS$'000

HAE COST

AZE-MF-A-H At 1st January, 2024 1,050,210 163,618 293,120 546,974 41,959 2,095,861
A% Exchange adjustments (8,947) (3,645) (2,402) (6,684) (463) (22,141)
BE Additions - 157,119 170 38,671 345 196,305
i Reclassification 21,214 (21,214) - = = =
BREERTNERE Transfer from inventories of completed properties - - 20473 - - 20,473
ERSRENE Transfer to investment properties - - (19,327) - - (19,327)
HEREH Disposals and write-off - - - (37,268) (3,310) (40,578)
R-B-ME+-A=+-H At 31st December, 2024 1,062,477 295,878 292,034 541,693 38,531 2,230,613
fE i AR Exchange adjustments 16,732 5,027 5,690 7,362 702 35,513
BE Additions - 137,583 - 80,980 2,234 220,797
ERERENE Transfer to investment properties - - (4,852) - - (4,852)
HERH Disposals and write-off - - - (7,568) (3,131) (10,699)
RZE-REF-A=1-H At 31st December, 2025 1,079,209 438,488 292,872 622,467 38,336 2,471,372
HERBE DEPRECIATION AND IMPAIRMENT

RZE-ME-A-H At 1st January, 2024 16,708 - 63,915 146,993 35,763 263,379
ERA% Exchange adjustments (1,152) - 621) (5,262) (413) (7,448)
RERHR Provided for the year 52,568 - 9,780 50,356 2,159 114,883
ERERENE Transfer to investment properties = = (6,499) = = (6,499)
e B Eliminated on disposals and write-off = - - (19,399) (2,859) (22,258)
RZE-ME+-A=1-H At 31st December, 2024 68,144 - 66,575 172,688 34,650 342,057
i A% Exchange adjustments 1,386 - 1,575 8,082 593 11,636
REEGR Provided for the year 49,543 - 9,316 53,030 1,561 113,450
BRERENF Transfer to investment properties - - (837) = . (837)
T E REEEE Eliminated on disposals and write-off - - - (3,397) (2,905) (6,302)
RZE-REF-A=1-H At 31st December, 2025 119,073 - 76,629 230,403 33,899 460,004
KafE CARRYING VALUES

R-B-RE+-A=1-R At 31st December, 2025 960,136 438,468 216,243 392,064 4,437 2,011,368
RZE-ME+-A=1-H At 31st December, 2024 994,333 295,878 225,459 369,005 3,681 1,868,556

EEIREMNTPREEES EfREF L% The construction in progress represents hospital buildings and elderly
Z0= o nursing home under construction which are situated in the PRC.
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17.EHEEE 17.RIGHT-OF-USE ASSETS
HE LT HEW
Leasehold Leased e
land property Total
THET THET T
HK$’000 HK$’000 HK$’000
MR-ZZBE-_RAE+=-H=+—H  Atas 31st December, 2025
BRHE Carrying amount 205,410 872 206,282
BE-ZS-HF For the year ended
+=—HA=+—HILEFE 31st December, 2025
WEEZH Depreciation charge 6,580 1,324 7,904
THE T HEWE
Leasehold Leased 4t
land property Total
FABT FAT FAT
HK$’000 HK$’000 HK$’000
R-ZE-_NmNFE+=-A=+—H At as 31st December, 2024
fRmE(E Carrying amount 210,093 2,864 212,957
BE-ZT-OF For the year ended
TZA=+—-BLEFE 31st December, 2024
HEER Depreciation charge 7,228 3,819 11,047
BRERERFYE Capitalised in properties
under development (167) - (167)
7,061 3,819 10,880
2025 2024
THET THET
HK$’000 HK$'000
H278 BT EAERE 2 Expense relating to
R short-term leases 6,941 10,243
MEBRZHNERAX Interest expense on lease liabilities
(G AREKAR) (included in finance costs) 97 2,344
HEMNRS R BE Total cash outflow for leases 8,350 15,685
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17.FREEE®)

BHE_T-_AFT_A=+T—RHILFE £&
EEEZERLCELREEMEFELEE - B
EANZBEEFH BN F2FE1056(=F
I 2 E105) o HER AR EERER
WA TR R - RETHEF MR
A REPR 2 RER - AEERAaHNZ
TERNMEE AR RBINTTZ HM

AEBERE BRER LM AARE - KEE KX
S (BRABEEL ) WEMES
A - BEZEMEESNFAD —RIEEN -
EEA MRS A S D LR - %F R
BYMENEELHHEI T SEBZT -

N RZZE_RAF+=-A=+—8 ' #®
R E B E5806,0008 7L (=T = PO4F :
2,8250008 L) r ENAFERAEEEAR
872,000/ 7T ( =& — PU4E : 2,864,000/ 7T) °
BREBRARBECHELEE 2 ERERI - HE
199 7 I 42 B AN{E{r] 325 o

17.RIGHT-OF-USE ASSETS (CONTINUED)

For the year ended 31st December, 2025, the Group leases various
offices and a commercial premise for its operations. Lease contracts
are generally entered into for fixed term ranged from 2 years to 10
years (2024: from 2 years to 10 years). Lease terms are negotiated
on an individual basis and contain different terms and conditions.
In determining the lease term and assessing the length of the non-
cancellable period, the Group applies the definition of a contract and
determines the period for which the contract is enforceable.

The Group owns several hospital and office buildings. The Group
is the registered owner of these property interests, including the
underlying leasehold lands. Lump sum payments were made upfront
to acquire these property interests. The leasehold land components of
these owned properties are presented separately only if the payments
made can be allocated reliably.

In addition, lease liabilities of HK$806,000 (2024: HK$2,825,000)
are recognised with related right-of-use assets of HK$872,000 (2024:
HK$2,864,000) as at 31st December, 2025. The lease agreements
do not impose any covenants other than the security interests in the
leased assets that are held by the lessor.
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18. REW*

AEEUKLEHETALBEEEHAE &
B EEEM TEEV - TEEH ALk
BE - MARBES  MRAAEABEES
EHAEERENRIRAIN o EABATTE
EEREZRR - KAZBHEARHEEMEE
BIER < BEMNAER 2 FHHERR - &K
RERE THEER D L NEHERREEH
REFEHRERNA -

AEBAREEERHFMAZINERR - ERA
BHEANEEERSANEERIIE -H
ESRTERERERER SEAEALEEH
REREBEYEAEEE

18.INVESTMENT PROPERTIES

The Group leases out various offices buildings, car parking spaces,
residential units, industrial property units, retail stores, shopping malls
and a hotel under operating leases with rentals receivable monthly
with unilateral rights to extend the lease beyond initial period held
by lessees only. Majority of the lease contracts contain market review
clauses in the event the lessee exercises the option to extend. The
leases of a hotel contain variable lease payment that are based on
certain percentage of sales and minimum annual lease payment that
are fixed over the lease term.

The Group is not exposed to foreign currency risk as a result of the
lease arrangements, as all leases are denominated in the respective
functional currencies of group entities. The lease contracts do not
contain residual value guarantee and/or lessee’s option to purchase
the property at the end of lease term.

2025 2024
FHET AT
HK$’000 HK$’000
DREE FAIR VALUE
n—H—H At 1st January 17,202,831 17,624,170
[ 5 AR Exchange adjustments 220,033 (169,400)
BE Additions 87,348 65,314
EREME - Transferred from property,
BB K 3% 1 plant and equipment 7,659 25,286
EEEERTR Transferred from inventories of
MEFE properties under development 17,660 -
HE Disposals (795) -
EEEERT Transferred from inventories of
MEGFE completed properties 96,479 52,064
BRI Fair value gain on transfer of
FEERE inventories of completed
REMEZ properties to investment
A EBEKR properties 9,922 44,165
106,401 96,229
BEANERZ AREE Decrease in fair value recognised
Ve in profit or loss (775,314) (438,768)
Knt=—A=+—H~ At 31st December 16,865,823 17,202,831
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18.REWHE (&)

B FE PR E Y % 5 896,000,000 L (=&
— P4 : 1,020,000,000/8 70 ) < R R EN
BTIEBACDRIYE -

AEEBZHREVEREREERTYETE
BRPYEFTENYE BEREHEZ A ER
—E-RFR-FE-_NFE+-_A=+—H2Z2
REETRERTHARE BETNHE - Z
HEETBENREL  EERTHASKAEKD
FERRBAEN - tERIZEENMEMS
HEDNRT— A EEDS 2 —RBELERAE
TAEMBHLHTERREEELEE - 5
NRERTIYMEGTE BRIMEGSSME -
e R EERENEMEZYENS  HE
ThERNIEE N - BRAREMENGETER
BREZETERZEVESSREBERTALE LR
MR RET Wit RERFAEMEANRE
BAMEE  WRKMERTHEBEEMNES -
MR RRZIEMEMS @ HETIERKA
Fe MEERIGEHENESRER I
RERIE RITE AIRE T AT - BEFEHRA
HER AT EEE)

RIGETIEN AR BER  VENES RRE
Rz SHERREKTBHRAR

TREHRINMEBEEIEREMENLAAEE
(RFRIRAERNGBETERZE) - RIEAR
EBEAE28NAEBREE - BAAEEFE
DBREAABERHTNE=RNER

18.INVESTMENT PROPERTIES (CONTINUED)

Included in the investment properties are properties under
development of HK$896,000,000 (2024: HK$1,020,000,000) and the
remaining of mainly completed properties.

The fair value of the Group’s investment properties at the date of
transfer from inventories of completed properties, inventories of
properties under development and property, plant and equipment and
as at 31st December, 2025 and 2024 have been arrived at on the basis
of a valuation carried out on those dates by the Valuer. The valuation
was principally based on investment method by taking into account
the current rents passing and the reversionary income potential of
tenancies. For the properties which are currently vacant, the valuation
was based on each of the property interests by capitalisation of the
hypothetical and reasonable market rents with a typical lease term
and also make reference to the direct comparison approach. For the
properties which were transferred from inventories of completed
properties, inventories of properties under development or property,
plant and equipment to investment properties, the valuation was based
on investment method. The valuation of the investment property under
development were arrived at by the adoption of the residual approach
on the basis that they will be developed and completed in accordance
with the latest development proposals and having taken into account
the construction cost that will extent to complete the development
to reflect the quality of the completed development. The valuation
of the investment property in UK was based on income approach by
taking into account the estimated rent and growth rate of rent, and
discounted at the discount rate to present value. There has been no
change from the valuation technique used in the prior years.

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

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 Level 3 based on the degree to which the inputs to the fair value
measurements is observable.
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18. REW=X (&) 18.INVESTMENT PROPERTIES (CONTINUED)
REWFEMEET EFHE Particulars of valuation techniques of investment properties
(i) 1EEFE - REZE(HHEEE) (i) Valuation technique — Investment method (term and
reversionary approach)
EERLIBRSY
Significant unobservable inputs
FRBRERENE
Investment properties BEkEE ESRER BRELHFITEENES
held by the Group Term yield Reversionary yield Average market unit rent of individual unit
i S BYIREAARE
Properties in Southern China RMB/sg.m./month
“ZonF 1.50% - 6.00% 2.00% - 6.50% 15-185
2025
i3 1.50% - 6.00% 2.00% - 6.50% 14-185
2024
fIRNERz D% BYTABAARE
Properties in Eastern China RMB/sg.m./month
“E-hF 1.50% - 6.75% 1.75% = 7.25% 15-1,100
2025
“EoNF 1.45% - 6.75% 1.70% - 7.25% 22-1,125
2024
R gLz % S¥HRBAARE
Properties in Northern China RMB/sq.m./month
e S 2 2.25% - 6.50% 2.75% - 7.00% 15-185
2025
e i3 2.20% - 6.50% 2.70% - 7.00% 20-197
2024
WISLY/IPAYES SYHREART
Properties in Australia AUD/sg.m./month
“E-RE 2.75% 3.00% 38
2025
fREE DR
Properties in Hong Kong
—“E-RE 2.90% - 4.25% 3.25% - 4.75% TERERNE(ETAREAST)
2025 Industrial and commercial
properties (HK$/sq.ft./month)
10-97
FES(DEAET)
Carparks (around HK$/month)
2,600 - 3,200
—ZE-ME 2.25% - 4.25% 2.50% - 4.75% TERERNEETAREAST)
2024 Industrial and commercial
properties (HK$/sq.ft./month)
14.4-105
FES(DEAET)

Carparks (around HK$/month)
2,300 - 3,500
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18. BREWME &)
BREYMEMLER EHEBE)

(i) 15EGE— BERREBO%

18.INVESTMENT PROPERTIES (CONTINUED)

Particulars of valuation techniques of investment properties
(continued)

(ii) Valuation technique — Direct comparison approach

EEREIBEZY
Significant unobservable inputs
FEESFEREME TSRV HEER
Investment properties held by the Group Market unit sales rate
R EEZ L BY¥HRET
Land in Hong Kong HK$/sq.ft
—E-FRHF 185 - 365
2025
—EE 193 - 347
2024

(iii) 1B % - BAEE

(iii) Valuation technique — Residual approach

EEELEESY
Significant unobservable inputs

TEBBEEREME
Investment properties MSENHEER BRI R R ZE
held by the Group Market unit sales rate Developer’s profit and risk rate
e BN ESG R RIER FFEHTRARE
Development site in RMB/sq.m.
Huizhou Huiyang District, the PRC
—E-hHF 10,300 17.50%
2025
—EpE 11,700 20.00%
2024

(iv) 15EG%E - WAE

(iv) Valuation technique — Income approach

EEREIBEZY
REEFEREWHX Significant unobservable inputs
Investment properties BRI R BR=E HmEHS
held by the Group Discount rate Growth rate of rent Estimated rent
(VR ETA/E S F¥HREEHRE
Property in the United Around British Pound/sq.ft./year
Kingdom
i 8.50% 2.90% 43
2025
—E O 8.50% 2.80% 43

2024
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18. BREWHE (&)
BEEELZBESEHE

TXHAHEAREESEEREBR2B AR

18.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.

MEFBRZBEREMERNTEEZRIE
ERELEESY BEERZ

Significant unobservable inputs Determination factors

BLERSYHEIAABEZBR
Relationship of unobservable
inputs for fair value

R LB EMEANHES WEHRN
FA DA S i B4R 38 R 8 T AR ER E9 R BB UG A
T E 1 B 2

Taking into account of yield generated

HHEI R S =
Term yield

from comparable properties and
adjustment to reflect the certainty of
term income secured and to be received

ZRI A B YENFEEMTHAS K
AR B HE

Taking into account annual unit market

EEaE=

Reversionary yield

rental income and unit market value of
the comparable properties

MISEUHESEE RS A L EYAL
B WEERHFMEMERNEZ - 40
EREIEE ~ MER/ PR

Market unit rent compares with direct

BB B FemEEMHES
Average market unit rent of
individual unit

market comparables and taking into
account of location and other individual
factors such as road frontage, size of
property and facilities

ERAEETS A LRI E Eth R L H At
(EREIESES

Using market direct comparable and

BEBEAIHEER

Market unit sales rate

taking into account of location and other

individual factors

ERBMFRAOEE
Taking into account of the progress of the
property

BRI RERE

Developer’s profit and risk rate

HAK R EEINSER AL EBE N
The increase in the term yield would
result in a decrease in fair value

BREXEMSEH R EETRE
The increase in the reversionary yield
would result in a decrease in fair

value

&R B F 5 BN S B InE EE
Df BN

The increase in the average market
unit rent of individual unit would
result in an increase in fair value

BEMEEERENEE
isbu

The increase in the market unit sales

BHAREE

rate would result in an increase in
fair value

BRI RRREEMSEHA R
BE TR

The increase in the developer’s profit
and risk rate would result in a
decrease in fair value
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18. BREWME &)
EEELBESYEE )

EEREIBEZY

Significant unobservable inputs

18.INVESTMENT PROPERTIES (CONTINUED)

Particulars of significant unobservable inputs (continued)

EEEE

Determination factors

BEZBRSBEAANBEZAR
Relationship of unobservable
inputs for fair value

R
Discount rate

e e

Growth rate of rent

HEES

Estimated rent

= Ellkat ¢

Taking into account of the market data

ZREBRE
Taking into account of the inflation rate

HEHSEREREHEEARLZRBE

MEELEAE
Estimated rent is calculated based on
existing tenancy agreement and takes

into account historical operating records

BLIR B e EEH A R EE TR

The increase in the discount rate
would result in a decrease in fair
value

GESEL S IR ONN P
The increase in the growth rate of rent
would result in an increase in fair

value

HMEASE N ER AR EEE N
The increase in the estimated rent
would result in an increase in fair

value
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19.5REWZHE 19.PROPERTIES FOR DEVELOPMENT
2025 2024
FHET T
HK$’000 HK$’000
REAE AT COST
R—A—Bz#&8R Balance at 1st January 247,822 2,258,794
[ H 2 2E Exchange adjustments 19,133 (45,886)
BE Additions 1,061 1,157,847
EEREERPYE Transferred to inventories of
58 properties under development = (3,122,933)
RTZA=+—B2#&#% Balance at 31st December 268,016 247,822
iR AMORTISATION AND
AR IMPAIRMENT
R—A—Bz&s% Balance at 1st January 151,282 295,263
PE 82 Exchange adjustments 11,515 (16,775)
REFEH Amortisation for the year - 4,689
EE S B R Transferred to inventories of
"E properties under development = (134,464)
WIE(HaE) Impairment (Note) 1,019 2,569
RTZA=+—B2#&% Balance at 31st December 163,816 151,282
BRI B CARRYING VALUES 104,200 96,540
AEBZFERMZE The Group's properties for
BiE: development comprise:
PRI 2 K AR5 B T3 Freehold land in Australia 104,200 96,540

Hret - B BATRIMNYZERRE -

Note: The amount represented the impairment on properties in Australia.
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19. 5 %EYRE)

AEEEEENZFYERZ AIKE S BEETH
BFE R-FT_AFE_FT_MNF+_A
=t+—BANARESE2E MBI XML
EMETE -

R-B-_RFR-ZF-_WF+-_A=+—8"
VEHEET M ERREERSERERYE
o

19.PROPERTIES FOR DEVELOPMENT (CONTINUED)

The management of the Group had carried out impairment assessment
on the properties based on the recoverable amount. The recoverable
amount as at 31st December, 2025 and 2024 were determined with
reference to recent independent professional valuations.

As at 31st December, 2025 and 2024, none of right-of-use assets for
leasehold land are included in properties for development.

20. REEE N T 2 R 20.INTERESTS IN ASSOCIATES
2025 2024
FET FBTT
HK$’000 HK$’000
REEE N RIRE 2 A ¢ Cost of investment in associates:
JE ETHEEE A A] Unlisted associates 3,054,444 3,054,444
FEfh Bz 2 Share of post-acquisition losses
B R H A and other comprehensive
2HE AR expense, net of dividends
B AR R received (1,147,755) (960,368)
1,906,689 2,094,076

FTEBENTR _E_AFR T _NF+—
A=+—H

ZERFEN M 5E48

Details of the principal associates at 31st December, 2025 and 2024
are set out in note 48.
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20. NEFE N T 2 ()

TXHAHABRASEEABZ QRS ANY
BEME - TAMBERR R SRIBEEEY
BE RS E R mA M L QRSB ERE
FIREH ©

IS

Hﬁ

SN

RAIVERBZENZFREMBRERA

il
Z

EXRBENT MBERBERE

Zeta Estates Limited

20.INTERESTS IN ASSOCIATES (CONTINUED)

Summarised financial information in respect of the Group’s material
associate is set out below. The summarised financial information
below represents amounts shown in the associate’s financial
statements prepared in accordance with HKFRS Accounting Standards.

The associates are accounted for using the equity method in these
consolidated financial statements.

Summarised financial information of a material associate

Zeta Estates Limited

2025 2024

FHERT FAT

HK$’000 HK$’000

mENE E Current assets 730,283 770,824

EMBEE Non-current assets 5,291,200 5,931,674

mENBE Current liabilities (81,688) (82,411)

EREBEE Non-current liabilities (886,230) (997,898)

WA Revenue 83,157 94,224
RFEEERK Loss and total comprehensive

THEHERERE expense for the year (529,518) (198,237)

RAFEERE Dividends from Zeta Estates

Zeta Estates Limited A% 2.

Limited during the year 12,894 10,319




AEFBIRERR AR
= ) 2025 giﬁ 1 97

e MR KRN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

HE_Z-_RF+-A=+—HIFE
for the year ended 31st December, 2025

20. NEFE N T 2w ()

BEABEQNT M BENBE &)

Zeta Estates Limited (&)

B g & R B AR S B S R P R AR
Zeta Estates Limited Z #z R BR EIE ¥R -

20.INTERESTS IN ASSOCIATES (CONTINUED)

Summarised financial information of a material associate
(continued)

Zeta Estates Limited (continued)
Reconciliation of the above summarised financial information to the

carrying amount of the interest in Zeta Estates Limited recognised in
the consolidated financial statements:

2025 2024
FET FHT
HK$’000 HK$’000
Zeta Estates Limited Z Net assets of
BEFE Zeta Estates Limited 5,053,565 5,622,189
AREEE A Zeta Estates Limited Carrying amount of the Group's
2w 2 REIE interest in Zeta Estates Limited
(REEEARE (Proportion of the Group’s
Hea B9 733.33% ownership interest of 33.33%
ZZF U4 : 33.33%)) (2024: 33.33%)) 1,684,522 1,874,063

BRIFERCHEAT 2ERER :

Aggregate information of associates that are not individually

material:
2025 2024
THET FHET
HK$’000 HK$’000
AEB L ZEE The Group’s share of loss (2,705) (533)
REEREIEZ The Group's share of other
HAbh 2 E U ES comprehensive income
(BR) (expense) 4,718 (2,308)
rEBEEEZ The Group's share of total
2HKE(ER) comprehensive income
kL] (expense) 2,013 (2,841)
REBZERZ Aggregate carrying value of
FREAE Group’s interests 222,167 220,013
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21.AE8 bR 21.INTERESTS IN JOINT VENTURES
2025 2024
FHET FHTT
HK$’000 HK$’000
RIELTEEREEREZ Cost of investment in unlisted
A (Hfati) joint ventures (Note i) 3,718,514 3,569,349
FEMM U BB IR 2 mF &2 Share of post-acquisition profits
H 2 E R and other comprehensive
B YA B income, net of dividends
received 2,576,729 2,760,705
6,295,243 6,330,054
BELERK Amounts due from joint ventures
(B1atii) (Note ii) 7,396,083 4,500,558
13,691,326 10,830,612
TEELEPENR_ZE_AFN_ZF_F+= Details of the principal joint ventures at 31st December, 2025 and
B=+—8 &R 28049 o 2024 are set out in note 49.
Bitet - Notes:

(i) REE-ZE-RE+-A=1+—HILEEH/[ &~
£ E DR AEA149,165,0008 7T ( —ZF — P04 :
2,144,000 7)) FRAELE - RBE-_ZT_AF
TZA=+—BIEFESRE  ASETERRRE
AEPEBHNE SN (ZZ WS 566,723,000
/%71)

(i) 1,455,555,000% 0 ( =Z =4 : 1,369,565,000
BIT) BERB K ERK - FRENTL4.70%E
12%(=ZF P04 : 5.15%%9%) RR T — /"4
NAZEZZE-)\FHRA(ZE-_WNF : —_T=-_RF
FAEZZT=+F=H)EE - 1,216,667,0007
ﬁ(:?:mﬁ 1@7W4MM%E)M$EI

A%ﬁ%Zh%%ﬁﬁ FFNRE12%
BER_Z-)\FRA(ZZ-_WF: —F= £¢£
A)EE - 288889000/a7t<f7fmi ) JA
AEE— %A%ﬁi%%Z@% BEVEHIR - FHIE
55%  WEARZZ-_N\F=AEE -BTHEE
ﬁﬁﬁ‘ﬁ%&ﬁlmﬁﬁﬁ%°

TXHHEABRAREERSELETBMNM
BEMHE - TAMBERR R SRIBEFEY
BREEANSHAERRHNA LEREAMG
WRATEE °

BEEENRERZINZEFEAMBEHRRA

(i)

(ii)

During the year ended 31st December, 2025, the Group contributed capital
of HK$149,165,000 (2024: HK$2,144,000) to joint ventures. During the year
ended 31st December, 2025, the Group recognised settlement of profit forgo by
joint venture partner of HK$nil (2024: HK$566,723,000).

The amounts of HK$1,455,555,000 (2024: HK$1,369,565,000) are unsecured,
bear interests ranging from 4.70% to 12% (2024: 5.15% to 9%) per annum
and repayable from June 2026 to May 2028 (2024: May 2025 to March 2027).
The amount of HK$1,216,667,000 (2024: HK$1,027,174,000) is secured by a
pledge over the equity interest of a joint venture of the Group, bear interests of
12% per annum and repayable in May 2028 (2024: May 2025). The amount of
HK$288,889,000 (2024: HK$nil) is secured by a debenture granted by a joint
venture of the Group, bear interests of 5.5% per annum and repayable in March
2028. The remaining amounts are unsecured, interest-free and have no fixed
date of repayment.

Summarised financial information in respect of each of the Group’s
material joint ventures is set out below. The summarised financial
information below represents amounts shown in the joint ventures’
consolidated financial statements prepared in accordance with HKFRS

Accounting Standards.

The joint ventures are accounted for using the equity method in these
consolidated financial statements.
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21. REELEER(E)
1t~

21.INTERESTS IN JOINT VENTURES (CONTINUED)

ERGELE IV BERNME Summarised financial information of material joint ventures
ALZERH (KB)BERA A KREE (EE)ERAF

2025 2024

FHET FHT

HK$’000 HK$’000

mENE E Current assets 13,384,678 14,059,760
JEmENEE Non-current assets 14,656,060 14,661,853
mEBE Current liabilities (10,838,260)  (11,501,853)
EmEBE Non-current liabilities (10,260,470)  (10,292,884)

Pz EERBBESRBEATIER

The above amounts of assets and liabilities included the followings:

2025 2024
THET BT
HK$’000 HK$’000
RERRESEMEIER Cash and cash equivalents 1,367,464 1,771,530
Uikl = Current financial liabilities
(TEIER S REMERARR) (excluding trade and other
payables) (2,648,357) (3,319,897)
FEnBEMBIE Non-current financial liabilities
(PBEIER S REAER R (excluding trade and other
payables) (8,832,813) (8,694,989)
2025 2024
FTHET BT
HK$’000 HK$’000
WA Revenue 2,312,995 4,785,009
AFEE(HE) = (Loss) profit for the year (120,779) 643,017
REEZEA Other comprehensive income
ZERE(ER) (expense) for the year 154,152 (80,002)
NEE 2 EWER Total comprehensive income
ek for the year 33,373 563,015
RAFERERLEIEH (K E) Dividends from X Ze #8530 (£ & )
BRAARRE BB E] during the year 5,556 —
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Q1. REELE R (&)

EAGELECHMBERME

(#&)
XEZBBH (KE)ERAA (&)

ERARER SN BEATIER ¢

21.INTERESTS IN JOINT VENTURES (CONTINUED)

Summarised financial information of material joint ventures

(continued)

AZETEH (FEE)ER A A (continued)

The above profit for the year included the followings:

2025 2024

FEx TAET

HK$’000 HK$’000

e R B g Depreciation and amortisation 50,359 53,382
F B WA Interest income 3,987 14,594
MEER Interest expense 388,875 273,398
FrER (K e ) H Income tax (credit) expense (53,130) 394,452

B E R E AR S B RS iRk P R AR
REHWEH(EE ) BRA R 2w e R EE 4
HE -

Reconciliation of the above summarised financial information to
the carrying amount of the interest in K Z 85 (£ & ) BR 2 A

recognised in the consolidated financial statements:

2025 2024
FET FET
HK$’000 HK$’000
REZHIEH (EF) R Net assets of K &5 (£E)

NRIEEFE ERAA 6,942,008 6,926,876
Ja o FEVERR MR Less: Non-controlling interests (189,740) (178,544)
RREIHEH(EE)ER Shareholders” equity of

NE)Z RS REZHEH (EE)BRAR] 6,752,268 6,748,332
AEEN KL ERS I (EE) Proportion of the Group’s

BRAR50%H %A # ownership interest of 50% in

ez 2 & n RIS (LB ) BRAF] 3,376,134 3,374,166
EIERARIEZRF 2 Share of unrealised profit on

RER & inter-company transactions (84,924) (87,741)
B Others (902) (902)
REBR R HIER Carrying amount of the Group’s

(RE)ERARZ interest in KZEHH (£ )

w2 BREE ERATA 3,290,308 3,285,523




AEFBIRERR AR
= ) 2025 giﬁ 201

e MR KRN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

HE_Z-_RF+-A=+—HIFE
for the year ended 31st December, 2025
21.REERR S @)

BEAGELECMBERME

(&)

YR LRFRERE (EE)BERAA

21.INTERESTS IN JOINT VENTURES (CONTINUED)

Summarised financial information of material joint ventures

(continued)

FRYXLREFKRERRE (EH)BERA A

2025 2024

FHET FAT

HK$’000 HK$’000

MENE EE Current assets 16,192,259 13,296,484
IEmENE E Non-current assets 11,288,558 10,854,886
mEARE Current liabilities (7,432,694) (7,109,291)
EREAasE Non-current liabilities (18,469,984)  (15,209,925)

Pz EERBBESRBEATIER :

The above amounts of assets and liabilities included the followings:

2025 2024
T FHET
HK$’000 HK$’000
RekReEEIER Cash and cash equivalents 698,373 788,509
nRBeBRAE Current financial liabilities
(TEERS R (excluding trade and other
HibER RO payables) (2,873,147) (3,826,128)
FEmEEmAaE Non-current financial liabilities
(TBRXSH M (excluding trade and other
H At ETERFN) payables) (17,471,692)  (13,758,380)
2025 2024
THET FHET
HK$’000 HK$’000
YA Revenue 933,995 757,261
NEEERE Loss for the year (291,397) (680,725)
REEZHEMEH Other comprehensive income
Was(BH) (expense) for the year 37,381 (13,086)
AEEEZHER Total comprehensive expense
48z for the year (254,016) (693,811)
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21.INTERESTS IN JOINT VENTURES (CONTINUED)

Summarised financial information of material joint ventures
(#&) (continued)

FIXZRERERERRE (KB ERAA

(%)

BEARFEREBEEEATIEAR :

B ALZHEERER R (EBF)EMRAL A (continued)

The above loss for the year included the followings:

2025 2024

FE T T

HK$’000 HK$’000

e Depreciation and amortisation 12,958 7,149
FESA Interest income 4,325 38,499
FEEHR Interest expense 484,921 567,267
Fristi e Income tax credit (249,339) (97,875)

Reconciliation of the above summarised financial information to the

R BA RS B R B B AR S B TS R R T R AV R
5 carrying amount of the interest in AR EZFEFXFEER(EE)ARA

RINRLZEERERR(EH)BER AR ZER

HIARE B BR - A recognised in the consolidated financial statements:
2025 2024
FET T
HK$’000 HK$’000
AINRLEEEEER(EE) Net assets of R R LB EKRE
BERARMWEEFE BER(EE)BRAR 1,578,139 1,832,154
OB SEPERRAE AR Less: Non-controlling interests (105,759) (103,466)
RINRLEFEEEER(EEH) Shareholders’ equity of &K%
BRARZ R E R BREREER(EE)ARAQA 1,472,380 1,728,688
REBERNRINKTEE Proportion of the Group's
REFR(EE)ER ownership interest of 50% in
RN AEI50%K) A 1 RINRLFEEREER(EE)
ez 2 En BRAA 736,190 864,344
TERESEZ Exchange differences arising on
EHEZR capital injection (402) (402)
RHRBIRZRSZ Share of unrealised profit on
REIR & inter-company transactions (62,806) (57,035)
AREBNRINIKREZHREIRE Carrying amount of the Group’s
BR(EE)BRARZ interest in KXY RELHERE
e  FREE BER(EE)BRAR 672,982 806,907
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21. REELEER(E)
Tt

21.INTERESTS IN JOINT VENTURES (CONTINUED)

BEREGELE B ERNBRE Summarised financial information of material joint ventures
(#) (continued)
BN = e 35 BE 5 PR 4 & B M S U 35 EE B R 2 &]
2025 2024
FET T
HK$’000 HK$’000
mBNEE Current assets 375,699 2,411,604
EMENEE Non-current assets 1,145,771 1,561,084
mEAE Current liabilities (145,097) (2,704,723)
ErnEBaE Non-current liabilities (132) (2,621)

bz EERBESEBFEATER

The above amounts of assets and liabilities included the followings:

2025 2024
T FHTT
HK$’000 HK$’000
Re kB HEEA Cash and cash equivalents 373,853 570,217
nREBEHAE Current financial liabilities
(MBERSH M (excluding trade and other
E T ER ) payables) _ _
FnBeRaE Non-current financial liabilities
(PBERS M (excluding trade and other
E A FE T BRFR) payables) - -
2025 2024
THET FHTT
HK$’000 HK$’000
YA Revenue 2,597,662 9,069
REE @ Profit for the year 521,204 69,324
REF 2 K2 HE Other comprehensive income
Was(BH) (expense) for the year 29,910 (13,818)
REE 2 ERE Total comprehensive income
R for the year 551,114 55,506
RAE E R B#R M R I 2 Dividends from &M & I it
BRAFIHRE B2 A during the year 220,109 -
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21.REERR S @)

EXGELECHBERME

(&

BMS U E B R L F] ()

BRARFERGEMNBEATIER :

21.INTERESTS IN JOINT VENTURES (CONTINUED)

Summarised financial information of material joint ventures

(continued)

B M 52 1tk E 75 R 23 & (continued)

The above profit for the year included the followings:

2025 2024

F&T FAETT

HK$’000 HK$’000

e R Depreciation and amortisation 15 16
MESA Interest income 4,013 8,100
FMEER Interest expense = -
FriSfi sz i (3 ) Income tax expense (credit) 288,577 (36,641)
B E R E A SRR PR AR Reconciliation of the above summarised financial information to the

FMNREEER DR 2 EEHREESR

!

carrying amount of the interest in &5 It ZE F IR A 7] recognised in

the consolidated financial statements:

2025 2024
FHET FHETT
HK$’000 HK$’000
M R IR EF R A F] Net assets of &/ SR U EE
MEEFE BRAA 1,376,241 1,265,344
AEEREMNRIEERR A A Proportion of the Group’s
50%H) B R ownership interest of 50% in
G5 MR B E AR AR 688,121 632,672
EIERRIRZRZR S 2 Share of unrealised profit on
AEL A inter-company transactions = (2,412)
METEEZ Exchange differences arising on
ERER capital reduction 17,341 17,341
REBRBMRIEERR AT Z Carrying amount of
-3 the Group’s interest
AREE in # /N REBBEBR A 7] 705,462 647,601
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21. N8R EE ) 21.INTERESTS IN JOINT VENTURES (CONTINUED)
BRIEEAZEGELECEAER Aggregate information of joint ventures that are not individually
material:
2025 2024
THET FHET
HK$’000 HK$’000
RE B (G 2 (518 ) & A The Group's share of (loss) profit (84,376) 171,593
REE G2 EHAM The Group's share of other
2Ek=(ER) comprehensive income
(expense) 50,249 (25,026)
AEBREZEE The Group's share of total
(BR)WmEzE comprehensive (expense)
income (34,127) 146,567
REBZERZ Aggregate carrying value of
FREAE Group’s interests 1,626,491 1,590,023
DUCER, FEUR AL B, Dividend received/receivable 33,870 72,510

2.FEREFBAAEBEEE 2SR 22.FINANCIAL ASSETS AT FVTPL
&E

2025 2024
FHET THBT
HK$’000 HK$’000
FELEMIREES Unlisted investment funds 49,995 60,992
MEIEERE Investments in property projects 1,108,613 883,355
1,158,608 944,347

FEHEWMIELZ Analysed for reporting

DITT - purpose as:

IEMENEE Non-current assets 1,115,143 891,376
mENVEE Current assets 43,465 52,971
1,158,608 944,347

FiA Eati & A A2 EESE - AsE@Est  All of the above investments are stated at fair value and details of the
B BRI EE R T 45¢ © fair value measurements are set out in note 45c.
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23. ZBREMEERERANEEEE

23.EQUITY INSTRUMENTS AT FVTOCI

ZBRATHR

2025 2024
B &E FEx THETT
Notes HK$’000 HK$’000
REB LT 2 RAES Equity securities listed in Hong Kong (i) 3,988 3,575
R 2 IRARFE 5 Equity securities listed in the PRC (i) 17,186 15,625
ELEMBEATA Unlisted equity instrument (i), (ii) 20,190 25,960
41,364 45,160

Bzt - Notes:

(i) HERETERFEEER MERHERHIKIKAR -
BEEEERMRERATAREEERBEBEME
EHEEAREBERE  REZERR
B REREAAEERSHERNRERE R
PITEAEERAFTEAZSREVERAREE

NHIREE

(i ZFADE—MERREYERENF LT RFR

25 o
fm

B LR BB U R A BETIER -

22 BRI R TE45c ©

(i)  These investments are not held for trading, instead, they are held for long-term
strategic purposes. The Directors have elected to designate these investments
in equity instruments as at FVTOCI as they believe that unrealisable short-
term fluctuations in these investments’ fair value in profit or loss would not be
consistent with the Group's strategy of holding these investments for long-term
purposes and realising their performance potential in the long run.

(i) The amount represents equity interest in an unlisted company, which is
principally engaged in property investment.

All of the above investments are stated at fair value and details of the
fair value measurements are set out in note 45c.
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24 MEEE

REEZYEGFETEMATE - FIEMET
ERKARATEIRFEZREETE - BESD
)% 7 BREI1E6,598,084,00078 7L ( ==& — [
F :5,540,944,000)% ) FE5T T B REHR
+ERRERAE -

AEEEEENYEFEDRAA N AT ZRF
BZBEEETHE - AIRRFE2E0H
HEENETTZBEMEE -

24.INVENTORIES OF PROPERTIES

The Group’s inventories of properties are mainly situated in the
PRC. All of the inventories of properties are stated at the lower of
cost and net realisable value. Properties under development with
carrying amount of HK$6,598,084,000 (2024: HK$5,540,944,000) are
expected not to be realisable within twelve months from the end of the
reporting date.

The management of the Group had carried out assessment on the
inventories of properties based on the lower of cost and net realisable
value for inventories of properties. The net realisable values were
determined with reference to recent valuations performed by the

Valuers.
25. Hib iz & 25.0THER INVENTORIES

2025 2024
FET FH&T
HK$’000 HK$’000
MR Construction materials 59,151 28,760
& Medicines 32,516 33,304
EREM Medical consumables 13,513 11,725
105,180 73,789

26. 5 DELR 26.AMOUNTS DUE FROM JOINT VENTURES

R-ZT-_HAF+-H=+—H 200,000,000
BT (ZZF V04 : 195,652,000/8 7T ) A EK
PR BRI FRERB5.5%(ZF ZHF :
55%) W HFER—_E-_A~F+_A(ZF =W
F:ZERFFTRA)EE R TIHERE
T EERREERTEE -

EEBEARFNREMRE T ZEARATK
=

As at 31st December, 2025, the amounts of HK$200,000,000 (2024:
HK$195,652,000) are unsecured, bear interests at 5.5% (2024: 5.5%)
per annum and are repayable in December 2026 (2024: December
2025). The remaining amounts are unsecured, interest-free and
repayable on demand.

The management expects the amounts would be recoverable within
twelve months from the end of the reporting period.
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27. EIRE K 27.LOANS RECEIVABLE
2025 2024
B E FET TR
Notes HK$’000 HK$’000
KREBZEWEFETE :  The Group’s loans receivable comprise:
BRI AREE Gross amount before impairment:
BHEH Secured (i) 477,265 477,015
I 1 Unsecured (ii) 455,406 455,406
932,671 932,421
8RR Less: Impairment (i) & (ii) (857,169) (856,318)
75,502 76,103
Hiaz - Notes:

(i) FEWEZF80,000,000/87T( == =FI4F : 80,000,000
BIT) ﬂiﬁﬁﬁﬁﬂ%ﬁﬁ KA TR (ZT PO -
BITHREBERFK) « MERANKB AR ZK
EEBEAER RZE-_AF-_A(ZZ@
F:ZTERF-R)EEERE  WEHIEARY
ERER(ZZZNE : REEKER) - BFtR2
BB 24,498,000/ 7L ( =Z =4 : 3,897,000
BIL) °

& U8 B 3K 397,265,000 % jt ( = & — [0 4F :
397,015,000/ 7T) + EEFFENF15%ZE30%
(ZEZMF : 15%230%) ' AERA R RELR
o BEl - YwoEARBEKER(ZZE =W
F: REBEKRER) - XS EKERE 2R
BB -

(i) FE U & X 455,406,000 8 7T ( — T — PO 4 :
455,406,000 7% 7t ) * FEF XN F18% = 36%
(ZBM&F : 18%%E36%) © AEER - R
—HER=—E-_ME+=—A=1+—8 *¢m—m
WHBRERBEKER - ZEEKERE 28T
TR E R -

BHEEERRE I RAEE2EFEM(ER
R A AR AR PIETHRAMERE - 1
—ECAFR-F_ME+-_A=1+—HFtE
ZEWE R EERBR BN E45bRE

(i) Loan receivable of HK$80,000,000 (2024: HK$80,000,000) carries an interest
rate of prevailing lending borrowing rate (2024: prevailing lending borrowing
rate), is secured by share mortgage of subsidiaries of borrower, and is due for
repayment in February 2026 (2024: February 2025) and is classified as current
loan receivable (2024: current loan receivable). Impairment allowance of
HK$4,498,000 (2024: HK$3,897,000) has been made.

Loans receivable of HK$397,265,000 (2024: HK$397,015,000) carry fixed
interest rate ranging from 15% to 30% (2024: 15% to 30%) per annum and
are secured by share mortgage are past due and are classified as current loans
receivable (2024: current loans receivable). Full impairment allowance has
been made on these loans receivable.

(i) Loans receivable of HK$455,406,000 (2024: HK$455,406,000) bear interests
ranging from 18% to 36% (2024: 18% to 36%) per annum, are unsecured. Of
which none is classified as non-current loans receivable as at 31st December,
2025 and 2024. Full impairment allowance has been made on these loans
receivable.

The provision of ECL was determined by the Directors, with reference
to a valuation performed by the Valuer, Norton Appraisals Holdings
Limited. The loss allowance provision for loans receivable as at 31st
December, 2025 and 2024 is disclosed in note 45b.
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2. X RHEMEBWERN  EERE
(TEN

W) 5 & T H B FE MR IR 3% IR B B 5 1O R AR
HREBME -

Blire B BEEeKARE SR RHNEMIK
FRtL R BIAERR - RER KA ZFIR - RiT
—RENXHHARELANRTAEE - BEE
HWERFHLRETSETHRE  BENER
HRNATB&ES -

R T Bl 2 E R - MEHEFKALREME
HENBESBAZREBBREAOGERMS - A
SE-—RGETEF=THE—B_THNER
RA -

RIBEHR - EHNBRBEEZR I RWER(E
FEREWAES)REZAEAIERZERERD
R

28.TRADE AND OTHER RECEIVABLES, DEPOSITS AND
PREPAYMENTS

Proceeds receivable in respect of sales of properties are settled
in accordance with the terms stipulated in the sale and purchase
agreements.

The customers of hospital operation are either settled by cash, credit
card or local governments’ social insurance schemes. For credit card
payment, the banks usually pay the Group 7 days after the trade date.
Payments under local governments’ social insurance schemes are
normally settled 90 days from the invoice date.

Except for the proceeds from hospital operation, the proceeds from
sales of properties and rental income from lease of properties which
are payable in accordance with the terms of the relevant agreements,
the Group generally allows a credit period of 30 days to 120 days to its
customers.

The following is an aged analysis of trade receivables, including rental
receivables, net of provisions, based on the invoice date/contract term
at the end of the reporting period:

2025 2024

FET FHET

HK$’000 HK$’000

P31 H Less than 31 days 170,828 126,170
31E60H 31 to 60 days 30,754 26,131
61Z290H 61 to 90 days 40,418 5,522
91Z180H 91 to 180 days 18,382 10,308
1808 WA | Over 180 days 31,260 13,631
291,642 181,762

ROB-AFER-T-_ME+-A=+—8
Hi RS - me RENReERS - B
B R EKHE -

As at 31st December, 2025 and 2024, other receivables, deposits
and prepayments include deposits, prepaid expenses and interest
receivables.
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29.ZBPERBAABEREEZRE
& 25

29.EQUITY SECURITIES AT FVTPL

2025 2024
TET FET
HK$’000 HK$’000
FHEER - Held-for-trading:

R 2 IRARFE 5 Equity securities listed in the PRC 48,403 45,500

REELTZ Equity securities listed in
IR A 7E 2 Hong Kong 3,785 3,593
NEE I N Equity securities listed overseas 29,367 541
Hity Others 1,263 860
82,818 50,494

RE - BERBI ETZBRABHEAAE
B - Mz AR BEDREGBRZHHR
ZHHEBEANEEE - AABEFEZERFH
R E45c ©

30. AEEABITERBRITER R
ERREEEER

Equity securities listed in the PRC, Hong Kong and overseas are stated

at fair value which is determined based on the quoted market bid

price available on the relevant exchanges. Details of the fair value

measurements are set out in note 45c.

30.PLEDGED BANK DEPOSITS/BANK DEPOSITS/CASH

AND CASH EQUIVALENTS

2025 2024
FHER FAT
HK$’000 HK$’000
RITEFERRS Bank balances and cash 2,539,422 4,837,608
REEARE=EA Fixed deposits with banks
W2 R1T with an original maturity
TEHRF X within 3 months 4,303,078 5,734,573
RekFEFEIER Cash and cash equivalents 6,842,500 10,572,181
PRI 2 SRITFE R (A1 at44) Pledged bank deposit (note 44) 82,601 -
REEANF Fixed deposits with banks with an
mE+—@Az original maturity between
HR1TE BRI 3K 4 to 12 months 168,917 163,043
SME 2 WRITFR (M) Restricted bank deposits (Note) 1,424,747 1,583,275
8,518,765 12,318,499

it RRE 2 BTEREBEREANEENEEE
EA 2 RITER -

Note: The restricted bank deposits mainly represents the bank deposits that can only

be applied in the designated property development projects.
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30. A{EIRBERTER B1TEX% B 30.PLEDGED BANK DEPOSITS/BANK DEPOSITS/CASH
ERBEELEEER(H) AND CASH EQUIVALENTS (CONTINUED)

RITHER R LRSS EBEHE ZREEEE  The carrying amounts of the bank deposits, cash and cash equivalents
AR EBERBIAE - approximate their fair values.

HeMREeFEBEH CHERERERENE—  Further details on financial risk management of cash and cash

BRI FE45bR 1 FR o equivalents are disclosed in note 45b.
31. X 5 R B AL BT AR 31.TRADE AND OTHER PAYABLES

RBER T HEMNER(BEELSHRE  The following is an aged analysis of trade payables, presented based
MEMNBERR)REZHH 2 BB DT on the invoice date, which is included in trade and other payables, at

T the end of the reporting period:
2025 2024
TET FHET
HK$’000 HK$’000
231 H Less than 31 days 724,435 274,719
31£60H 31 to 60 days 107,117 159,918
61290H 61 to 90 days 11,368 12,971
91£180H 91 to 180 days 8,086 136,378
1808 PA = Over 180 days 184,717 867,981
1,035,723 1,451,967

N-_E-—RER-_FT-_MWE+—_A=+—H - As at 31st December, 2025 and 2024, other payables mainly include
HEEMNERTEREIES - EMEMTIE - deposits, other tax payables, interest payables and accrued expenses.
NS RTERER -

32.6HMEE 32.CONTRACT LIABILITIES

2025 2024
FTET FHET
HK$’000 HK$’000
MEHE Sales of properties 8,751,712 14,025,959
(R Rk E RS Healthcare and related services 61,594 75,965
8,813,306 14,101,924

DA Analysed as:
mE Current 8,808,333 14,096,057
FEED Non-current 4,973 5,867

8,813,306 14,101,924




212

Annual Report 2025

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

e % ® R HE

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BE_Z-_RF+-_A=+—HIFE
for the year ended 31st December, 2025

2. 5808 E#E)

TRETRANFEERNRARAT EENEH
BERREZER -

32.CONTRACT LIABILITIES (CONTINUED)

The following table shows how much of the revenue recognised in the
current year relates to carried-forward contract liabilities.

2025 2024
FTERT T
HK$’000 HK$’000
BEREHARE Revenue recognised that was
FUEBRN included in the contract
BHER BB AR liabilities balance at the
B beginning of the year:
YIS E Sales of properties 6,820,293 21,637
fi2 T B8 o % HL At AR 75 Healthcare and related services 69,407 56,095

R-ZE_WNWFEF—F—H AYABEREA
7,185,726,0007 7T °

AEEERFERIMEHEEE Hmly - —
BRI R F20%260% (=T —M04F : 20%%2
60%)ERERBEIEARTE - Am  BETISE
S MR PREEELETHRES X EE
HIPARE - BIEE FELLET ASER R
FREFN - Al MENZGTEEEZ AL
B REEDETIRPH —BE4£5%ER B
EEFPHST I T ¥R HIfE -

BRREBENMERERE A OAE[RBEH
WRIRFBNFRIA &R  RFERBRELRN
B BEERERBLRERRESLE - NEE
BEREEREP 2 Gt ERRERIREBK -

As at 1st January, 2024, contract liabilities amounted to
HK$7,185,726,000.

For sales of properties, the Group generally receives 20% to 60%
(2024: 20% to 60%) of the contract value as deposits from customers
when they sign the sale and purchase agreement. However, depending
on market conditions, the Group may offer customers a discount
compared to the listed sales price, provided that the customers agree
to pay the balance of the consideration earlier while construction
is still ongoing. The deposits and advance payment schemes result
in contract liabilities being recognised throughout the property
construction period until the customer obtains control of the
completed property.

Contract liabilities relating to healthcare and related services are
balances of advance payment from customers before the service
commences, which give rise to contract liabilities until revenue
is recognised when the services is rendered. The Group typically
receives the advance payment based on the estimated fee quote on
admission of customers.
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33. Mt &R 33.INTEREST-BEARING BORROWINGS
2025 2024
FTHET FAT
HK$’000 HK$’000
IRITER Bank loans 4,603,149 5,043,251
Hith B 5K Other loans 1,247,246 1,150,659
5,850,395 6,193,910
BEA Secured 3,792,189 3,988,910
AR Unsecured 2,058,206 2,205,000
5,850,395 6,193,910
TEEREREE Carrying amount of bank and
RFRAERTT & other loans that do not contain
Hih Sz BREE a repayment on demand clause
WHRIA TEER - and repayable:
—FR Within one year 758,467 829,266
ER—F More than one year, but not
(ERS RS exceeding two years 2,078,476 686,609
ESINEEN More than two years, but not
BRBBRFE exceeding five years 1,635,878 2,161,889
LA More than five years 777,744 1,021,196
5,250,565 4,698,960
BEARERER Carrying amount of bank and
ERFRAERTT & other loans that contain
Hih Sz BREAE a repayment on demand
BIRATEER - clause but repayable:
—&FR Within one year 599,830 1,306,647
ER—F More than one year, but not
BN R 3 R exceeding two years - 188,303
599,830 1,494,950
5,850,395 6,193,910
B IR B A E Less: Amounts due within
—FREHZ one year shown under
K8 current liabilities (1,358,297) (2,324,216)
—F 1B EIH 2 FRIE Amounts due after one year 4,492,098 3,869,694
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33. Mt EfERR (&)

REREHR - HMEREP BRIE947,246,000
B (ZZ P4 : 735,659,000/ 7T ) B F
BRBATZER  HEFEBRHE43(c) X (e)
7l o

R-F-_AFt+-_A=1+—H YE(=F
:EE : 547,356,00078 7T ) E L E AR —
FREE © 1,247,246,000/8 T( — T —PO4F :
603,303,000%75)ZE@EWA%EA F -
BTBAMFEE -

AEBEMSERZEEER T EEE

33.INTEREST-BEARING BORROWINGS (CONTINUED)

At the end of the reporting period, included in other loans are loans
payable of HK$947,246,000 (2024: HK$735,659,000) to related
parties, details of which are set out in note 43(c) & (e).

As at 31st December, 2025, none (2024: HK$547,356,000) of other
loans are repayable within one year, HK$1,247,246,000 (2024:
HK$603,303,000) of other loans were payable more than one year,
but not exceeding two years.

The carrying amounts of the Group's interest-bearing borrowings are
denominated in the following currencies:

BT R BT
AK% Hong Kong British  Australian - H
RMB Dollars Pound Dollars Total

TR TRT TR TExT TR
HK$’000  HK$000  HK$’000  HK$'000  HK$'000

—E_"RFE 2025
WITREMEF  Bank and other loans

3,625,591 1,410,000 359,292 455,512 5,850,395

—E e 2024
RITREMEF  Bank and other loans

3,756,758 1,370,000 341,874 725,278 6,193,910

34. REfER 34.INTEREST-FREE BORROWINGS
2025 2024
FE T FAT
HK$’000 HK$’000
FERTESE & A R IE' Amounts due to associates 6,126 6,552
FER A**ﬁ% Amounts due to joint ventures 1,635,545 1,866,545
PSR Sy Fad Advances from non-controlling
& interests 161 158
1,641,832 1,873,255
BREEIR A N EE - Carrying amount repayable:
FIRRBAET On demand or within
JEZK one year shown under
H—FN current liabilities 1,641,832 1,873,255




AEFBIRERR AR
8 il 2025 gﬁﬁ 21 5

REBMBHRRME
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

HE_Z-_RF+-A=+—HIFE
for the year ended 31st December, 2025

34. REMER(E) 34.INTEREST-FREE BORROWINGS (CONTINUED)
REERSERZERAEER NIEEBTE The carrying amounts of the Group’s interest-free borrowings are

denominated in the following currencies:

BT

AR# Hong Kong e

RMB Dollars Total

FHET FET FET

HK$’000 HK$’000 HK$’000
—E_RF 2025

R EMEK Interest-free borrowings 1,641,809 23 1,641,832
—EUF 2024

PEMER Interest-free borrowings 1,872,565 690 1,873,255

ZEFHZERE RENRAEEKTEE - The amounts are unsecured, interest-free and repayable on demand.

35.HEAE 35.LEASE LIABILITIES
2025 2024
FHET FHBT
HK$’000 HK$’000
FER DA - Maturity analysis:
—FR Not later than one year 806 1,543
—Fi& Later than one year and not later
KR E A than two years = 1,214
M F 1% Later than two years and not later
MAFA than five years - 68
HFi& Later than five years = =
806 2,825
B BN RB B ER Less: Amount due for settlement
128 NEEZ within 12 months shown
FET IR under current liabilities (806) (1,543)
SRR B EH Amount due for settlement after
12ME8 R1& 4 E 12 months shown under

FERTFRIE non-current liabilities = 1,282
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36. R4 36.SHARE CAPITAL
EBRROEE [SES
Number of ordinary shares Share capital
2025 2024 2025 2024
TER TAT
HK$’000 HK$'000
BETLEE Issued and fully paid:
RZZ_MFE—H—H " At lstanuary, 2024,
2R -RF  31st December, 2024
+=-A=+—8 and 2025 1,466,069,491 1,466,069,491 3,788,814 3,788,814
37. 1% 37.RESERVES

AEBENHEGRETIZCREEMNBARES
2B E (WA REEHE) MERAR
ARREHEEFE BB MM L RRHERE
ZHEDREH(WREREBTAFEN) MEHA
SE N FER s 2 HE

EREZMRZZMBAR  BERRREE
X HErJERPBREBEINZ REaFAHE
BRI E - URFZERRIARBERE 25
BB ME

Other reserves of the Group mainly comprise the change in net
assets attributable to owners of the Company in relation to changes
in ownership interest in subsidiaries without losing of control and
changes in ownership interest in associates attributable to the Group
and non-controlling interests without losing of significant influence.

The remittance outside of the PRC of retained earnings of the
subsidiaries, associates and joint ventures established in the PRC is
subject to approval of the local authorities and the availability of
foreign currencies generated and retained by these companies.
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37.f#E#) 37.RESERVES (CONTINUED)
AR REEZEMFHEE Revaluation reserves attributable to owners of the Company
MEEMLRE REEMGHE st
Property Investment
revaluation revaluation
reserve reserve Total
THETT FHET THET
HK$’000 HK$’000 HK$’000
MR-ZE_mME—-H—H At 1st January, 2024 12,817 (40,353) (27,536)
FREAM P EWRIR Net change in fair value of
AREBEREZRATE equity instruments
ARBEEZFES at FVTOCI - (4,893) (4,893)
FHRE M E RS IE Deferred tax effect on change
ARBEREZRATE in fair value of
AREEEHZ an equity instrument
EEHBENTE at FVTOCI - 138 138
BRAYEERE Surplus on revaluation of owner-
REYEE occupied properties upon
FREHE 2 B transfer to investment properties 12,458 = 12,458
BRYEERE Deferred tax effect on revaluation
REMEER of owner-occupied properties
PTEE & 2 IR AT upon transfer to investment
HIER T E properties (7,931) = (7,931)
RZZEZWME+-"A=+—H At31st December, 2024 17,344 (45,108) (27,764)
FHREM T E KRR Net change in fair value
ARBERBIZRATE of equity instruments
DR EBEZFE at FVTOCI = (3,941) (3,941)
FRE M E IR Deferred tax effect on
ARBEREZRATLE change in fair value of
AREEEHZ an equity instrument
TRAER B R 5 2 at FVTOCI - (41) (41)
BRYEERE Surplus on revaluation of owner-
REMEE occupied properties upon
FRES 2 &R transfer to investment properties 3,644 - 3,644
BRYEERE Deferred tax effect on revaluation
REMEER of owner-occupied properties
FRTEE & 2 RAE upon transfer to investment
HENTE properties (1,276) - (1,276)
RZZE-RAF+-A=+—H At31st December, 2025 19,712 (49,090) (29,378)
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38. IR H 38.DEFERRED TAXATION
RAFEERBEFERRNEZRLEIHIBEEE  The following are the major deferred tax liabilities (assets) recognised
(BE)REZHWT : and movements thereon during the current and prior years:
FRASE RiEEiA
PA-FI VLS
frtAE AARER
Adjustments Elimination
toconformto~ KAEER of nter-
3T the Group's 2B company
Business accounting ~~ Withholding charges in
combinations Bz policies faxon  properties
(H&i)  Revluation of (i) undistributed (Kiii) faEg f it
(Note i) properties (Note i) earnings (Note il Tax losses Others Total

TE7 TE7 TRR TR7 TE7 TRR TR7 TR
HKS000  HKSO00  HKSO00  HKSO0D  HKSO00  HKSOO0  HKSO0  HKS000

R-3-mE-A-A At st January, 2024 199,931 271,839 (27.431) 47247 26,751) (14) 298 3,340,344
[E 8% Exchange adjustmens (578) (26,022) 37 (4341) = = = (30,904)
REMAER (Credit] charge to profitor loss

(B for the year 7) (165,683) 16,653 (73,119) - (4,738) 4763 (221,931)
REREELER Charge (credt)to revaluation reserve

k(&) for the year = 7931 (13) - - - - 779
WZECMETZA=+-B  At31st December, 2024 199,346 2,536,063 (10,679) 395,012 (26,751) (4752) 5,061 3,095,302
B HE Exchange adjustments 1,172 47,198 (24) 11,621 - (794) - 59,173

RERERR (Credit) charge to profit or loss

(BE) for the year (7) (260,982) 1,352 127,930 - (25,300) 6,007 (150,940)

RERREHER Charge to revaluation reserve

bl for the year = 1,276 4 = s = = 1317

AE-RET-AZF-B  At31st December, 2025 200,511 1,325,357 (9,310) 534,563 (26,751) (30,646) 11,128 3,004,852
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38 EIEBLIH (47)

Wit :

(i)

(if)

(iii)

RUWBENBARREEERBBNREEFELAR
BEAEMEEZ GREZENFIEZE -

BIEE THER R RIRRAEE R ARER R EE
BRAABRNMe BREERRBEHRBEMEEZ
TRMEZENTATE - HPeFHmgER S
BXAEHAENGRRYECBEMEE Y
RUZRZBIAVE -

EMEEREBENMERHTBRARINERTYE B
TIYREGFERREYERAZ ARHERMELZ
ERMEZERBTE o

ETEERBEENBERERSMBEARNEK
23 ABMmMELENE - U TRELEHRIBEZARA
TR S R E L VD AT

38.DEFERRED TAXATION (CONTINUED)

Notes:

(i)

(if)

(iii)

This represents the tax effect of the temporary differences arising from the
fair value adjustments to the carrying amounts of assets and liabilities upon
acquisition of subsidiaries.

This includes the tax effect of the temporary differences arising from the
adjustments to management accounts of certain subsidiaries to conform to
the Group’s policies of revenue recognition and capitalisation of property
development cost, which includes tax effect of the temporary difference arising
from PRC Enterprise Income Tax saving on LAT and amortisation of properties
for development.

This represents the tax effect of the temporary differences arising from the
elimination of inter-company charges originally capitalised as cost of properties
under development, inventories of completed properties and investment
properties of subsidiaries.

For the purpose of presentation in the consolidated statement of
financial position, certain deferred tax assets and liabilities have been
offset. The following is the analysis of the deferred tax balances for

financial reporting purposes:

2025 2024

FHBxT THIT

HK$’000 HK$’000

EERIAAE Deferred tax liabilities 3,209,168 3,257,608
EEFIRE B Deferred tax assets (204,316) (162,306)
3,004,852 3,095,302
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38R IE (&)

RREERR - NEEHEH 7] K 85 K s 7
2 A& B F i I8 B 18 4,403,151,000 78 T ( =
T P04 4,131,459,00078 7T ) © Itk & &
BAREEES 2132,115000%8 T ( ==
— U4 : 28,800,000/8 70) EERAELER
BEE - AREZFBANREZFRE @ &
#8 N 2 4,271,036,000 % 7T ( = ZF — O 4 :
4,102,659,000 % 7T ) I & fE 52 &= & X B 18
BE ABRFEEBEBEEBENR=_ZT=F
ZEOF  ZFZNF) Z R i E
HY 7 k518 588,764,000 ;T (Z &2 Z U £ -
432,711,00078 70 ) o H b &5 18 Bl 7] DA 4% R HA
1R -

REMEHR - NEBEE b Al 005 2 G EF 14
=R 51,624,946,0008 L ( —F — PO 4
1,584,464,000/8 7T ) ° R ARKDAA LG &
ARSI E A AR R EER - W
7N 52 (5] 30 48 s bt T R0 B M = R R SRR AR
BEE °

39.fHEZHE
REEAHAS

RBEYR - ETREVEZHERERZY
EABARGBRECHE  RER/M=1TH
F YR HERTERRBE TEMNEDOESE
1 - TH%TJTE?%%E/\ZHSU\(E?Dfﬁ%i*@fﬁ)z
ETHEAE  AHAREFES - HMKRE
%%Zfﬂ SN —FE2ETERAZHHEEY
BASTRBAEMBENELRE -

38.DEFERRED TAXATION (CONTINUED)

At the end of the reporting period, the Group has unused tax losses
of HK$4,403,151,000 (2024: HK$4,131,459,000) available for
offset against future profits. A deferred tax asset has been recognised
in respect of HK$132,115,000 (2024: HK$28,800,000) of such
losses. No deferred tax asset has been recognised in respect of the
remaining HK$4,271,036,000 (2024: HK$4,102,659,000) due to the
unpredictability of future profit streams. Included in unrecognised tax
losses are losses of HK$588,764,000 (2024: HK$432,711,000) that
will gradually expire until 2030 (2024: 2029). Other losses may be
carried forward indefinitely.

At the end of the reporting period, the Group has other
deductible temporary differences of HK$1,624,946,000 (2024:
HK$1,584,464,000). No deferred tax asset has been recognised in
relation to such deductible temporary difference as it is not probable
that taxable profit will be available against which the deductible
temporary differences can be utilised.

39.LEASE ARRANGEMENTS
The Group as lessor

At the end of the reporting period, certain investment properties are
leased out for a period of up to a maximum of 35 years from the
date of commencement of operation of a lessee that occupies the
properties, without given any renewal priority at the end of the lease.
The rentals are calculated at a certain percentage of the revenue (net
of value added tax) of the lessee, with a minimum annual rental.
Other investment properties were leased out for periods ranging from
one year to ten years and the majority of the leases do not have any
renewal priorities given to the lessees.
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39. HE =B &)

AEERHES (&)

HEHRUCARREIRBEFRLT -

39.LEASE ARRANGEMENTS (CONTINUED)
The Group as lessor (continued)

Undiscounted lease payments receivable on leases are as follows:

2025 2024
THET FHETT
HK$’000 HK$’000
—FA Within one year 414,527 477,180
H= In the second year 282,956 312,400
E=F In the third year 198,209 241,480
EPNE In the fourth year 153,061 226,163
ERF In the fifth year 138,819 169,656
hFE 2% After five years 1,678,590 1,820,700
2,866,162 3,247,579
40. B REGAE 40.CAPITAL COMMITMENTS
2025 2024
FHET THET
HK$’000 HK$’000
R E R Capital expenditure contracted
BEETAVERARESE for at the end of reporting
ZERREX : period but not yet incurred:
—M% - BB k&RE — Property, plant and equipment 252,647 133,747
——(EREME — Improvement and alteration
ZHER works of an investment
METRR property 7,411 20,063
BABAT —M Capital contribution to
b a joint venture 6,667 260,870
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M. BEEERVKERER 41.CONTINGENT LIABILITIES AND FINANCIAL
GUARANTEE CONTRACTS

(@) AEER_ZE-_AF+-_A=+—HK= (a) At31st December, 2025 and 2024, the Group had guarantees as

EME+-A=+—HZERAT :

follows:

2025 2024
TR TAT
HK$’000 HK$'000

ARITIEH 2

PR

- WEREFERZ
RIBER

—RELRERZ
RITEE
—BfEH
— iR AR fE

——HNBREBRE
RARBEREZEREEY
WIRE TR A
R ZRITIEE
—BEH

RYEEREBR—ME

Guarantees given to banks in
respect of:
— mortgage loans granted to
property purchasers 3,081,617 3,672,294
— banking facilities granted to
joint ventures
— utilised 242,314 200,736
— not yet utilised 68,518 204,050
— banking facilities granted to
an investee company
classified as a financial
asset at FVTPL
— utilised 338,650 120,675

A guarantee given to a government

BT #e authority in respect of property

R BIR development works

= — utilised 6,460 -

— AR — not yet utilised 96 -
b) BAEE —BEECERFBMBIRME (b) Property for development that is held by a joint venture

5 #47807,147,000 8 L (Z T = { F
793,134,000 7T ) < 3 R YIS IEH & H
WREETEE T AT - HBEREER R
TR MELTIHHESRE THERLRER -
B BEaECERA T WHEREE TRL
HIEFARE - BREfH TR ERMEEE 2
BRTEREIN - 2S5 IEER D HiE TR
B HAREH IEERE -

of the Group with total carrying value of approximately
HK$807,147,000 (2024: HK$793,134,000) is under idle land
investigation by the local authority. The development progress
cannot fully fulfill building covenants under the land grant
contracts. The whole pieces of land of the joint venture were
held under several land use right certificates. They are under
phased construction stage and certain portions of them are under
development, except for the portions which are retained for the
remaining development of the whole project.
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N.BFEEERIKERER®)

(b)

(&)

HMAEBZZ—MELCERSEMER
{8 #47120,006,000 8 L (=T = I &F
181,607,000/870) 2 FERYECHEH
BEDBEAEE T - BRI T REIE
BEBE ZHTEEIN - BBE—FEM1H
BREREETK - EPZf -tz @ TiE
DEET RNz 2 TRENAFERN

Lol

AEBERIEEGESEERBH EZE
EETHELHEEN T MBERAIERD
BRBE L - WREERIEEAR LE
MREFLMROERRELHMESR - 8
REEMRERNERIRZATE - R
BEEER  AREEHAREBEEL
i RBFENER - A LHFES|HE
BRI BEMEAL T ©

Az Bz —HEEEZENBRR A
W BEPBEAEREL —HEMS
o BREE—MREBEHFNK - NBERH
REAHE(ERBE)HENRE - REE
ANBRME R H A A KR R E RS REA
BEREERM BESEHAEARE143
BEIT(HHERA158,889,000/87T) ° J&
PrEl e B B R A A S S R 2 PR A
EETEARRENRNAAREI14388
TT(HBE 7 47158,889,00058 7T ) 2 R {8 %
EEMT - REARZEARE L - &5
KPBERERE  AEBRAFRLE
EEKE - A EHASEEMEE RIS
SR E AR o

41.CONTINGENT LIABILITIES AND FINANCIAL

GUARANTEE CONTRACTS (CONTINUED)
(continued)

Property for development that is held by another joint venture of
the Group with carrying value of approximately HK$120,006,000
(2024: HK$181,607,000) had been identified as idle land by the
local authority. The development of more than half of the piece
of land was completed, except for the portions which are retained
for the remaining development of the whole project. In particular,
the construction works for Phase 3 Part 2 is continuing and Phase
4 has started in current year.

The Group is currently working diligently with joint venture
partners to prevent the possible classification as idle land for those
under idle land investigation and taking remedy action to prevent
from prosecution for those had been identified as idle land,
including negotiating the feasibility of development plans with
local authorities. Based on legal advices, the Group has assessed
the issue and in the opinion of the Directors, the economic
outflows caused by the above cases are not probable.

An indirect wholly-owned subsidiary of TAMC, as the named
respondent, received a writ of summons inclusive of a statement of
claim from the court of the PRC regarding the claims by a claimant
against, amongst others, the respondent. The claimant is claiming
against the respondent and others to be jointly and severally liable
to the claimant for compensation of an amount of approximately
RMB143 million, equivalent to approximately HK$158,889,000.
The court has ruled to dismiss all claims of the claimant’s claim
against the respondent and the respondent shall not be jointly
and severally liable in the sum of approximately RMB143 million,
equivalent to approximately HK$158,889,000 as claimed. An
appeal was brought by the claimant against this ruling. The Group,
after seeking PRC legal advice, is of the view that the litigation
has no merits and hence no material impact on the operations and
financial position of the Group.
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42 RKEFETE

AR B2 R R BRI E D 2 EBEHR
AE(TBRRAGE D BB RIN=-F
ZRE+ AR BB B (BB
2 - ZFABZEERAEE 2 BED R
B UFHRARERATEZES - £RES
FHEIILZAT - RRBEERAEIKNE 2BE
AR BEE2 BB R NEERES
g MAER_ZTZTFE+ - —BRUAKH
ARz ERASEBEEE -

HRaEetalke  EERAEE ZHK
BREESABFBEBAZSY%  EHIMELERA
30,000/ 7L ' METITHAZEARGFCRBRB
30,0008 7T © ANEE IS 1EH 5% 2 7 fit
HemETHBARMS  FNEBIHARE
K ERA1,5005 7T °

42.RETIREMENT BENEFIT PLANS

The Group participates in both a defined contribution scheme which
is registered under the Occupational Retirement Scheme Ordinance
(“ORSO Scheme”) and a Mandatory Provident Fund Scheme (“MPF
Scheme”) established under the Mandatory Provident Fund Schemes
Ordinance in December 2000. The assets of the schemes are held
separately from those of the Group, in funds under the control of
trustees. Employees who were members of the ORSO Scheme prior to
the establishment of the MPF Scheme were offered a choice of staying
within the ORSO Scheme or switching to the MPF Scheme, whereas all
new employees joining the Group on or after 1st December, 2000 are
required to join the MPF Scheme.

For members of the MPF Scheme, both employees” and the Group’s
contributions are calculated at 5% of the employee’s monthly relevant
income, with the mandatory cap of HK$30,000, and the Group will
make 5% top-up contribution if an employee’s monthly basic salary
exceeds HK$30,000. For certain subsidiaries, the maximum monthly
amount of contributions is limited to HK$1,500 per employee.
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42 R BRI 8 ()

BERKFENESREAEERAEE Y
BAER - EEZHRERAEAFTEZ0%E
5% @ MAKEZHERERAIZEERTEE 2
IREFEEN F5%E10% ° HEREETER
BERE MR ESAIR LB RIS - %
FQ W 2 R AT IR AN SR E 2 R IR o R
ECRAFERZFTNFE+_A=+—HLHF
ER - WERZWHRAEIRER - RIS
R WERE SRR BFRRGTEIMEL 2
HR A VEHIRS 2R 2 FE T R o BR SR IKGT &
(TMERERZER)ER_ZE_AFNA=+
B&IE - Zetdl 2 FTEKEEEREREST
- REABERATERGEHERBR -
CARFEIEEERBHBERNGTEIER - &
EEERBTESFTEI TR FE = H 2 LA
ZEEAKE - BEERFIEESABBARLZ
5%aTE - 58 Hl1E K _ER A 30,0007T
MASEAZEBSEARFT S Z10%EHHR -

ARRRAF BRI HEARREE =+ B
fTEE 2 BREERABHFEIZKE - %F
MBLRER—ELPINTEERIERHR -
DMEZRREAETEI 2 ES o BRNZBRIKER
el AKEE R EEREEENHK -

REE-_ZE-_RF+-_A=+—RHIEEAN
ANEE D HF57,485,00058 T ( —E Z U4 ¢
56,192,000/ 7T ) 2R K@ FGFTE -

42.RETIREMENT BENEFIT PLANS (CONTINUED)

The ORSO Scheme is funded by monthly contributions from the
employees at rates ranging from 0% to 5% and from the Group
at rates ranging from 5% to 10% of the employee’s basic salary,
depending on the length of service with the Group. Where there are
employees who leave the ORSO Scheme prior to vesting fully in the
contributions, the contributions payable by the Group are reduced
by the amount of forfeited contributions. During the years ended 31st
December, 2025 and 2024, there were no forfeited contributions
used to offset contributions. At the end of the reporting period, no
forfeited contributions, which arose upon employees leaving the
ORSO Scheme, are available to reduce the contributions payable
in future years. The ORSO Scheme (excluded TAMC) was closed
on 30 September 2025 and all scheme members were transferred
to MPF Scheme as the ORSO Scheme Service Provider will cease
their operation in ORSO business in Hong Kong in 2026. Under
MPF Scheme, we have set up MPF Scheme — Plan 2 to accommodate
these transferred-in members, whereas employees’ contributions are
calculated at 5% of the employee’s monthly relevant income, with the
mandatory cap of HK$30,000 and the Group will make contribution of
10% of the employee’s basic salary.

The employees of the Company’s subsidiaries established in the PRC
are members of state-managed retirement benefit schemes operated
by the PRC government. These subsidiaries are required to contribute
certain percentage of payroll costs to the retirement benefit schemes to
fund the benefits. The only obligation of the Group with respect to the
retirement benefit schemes is to make the specified contributions.

During the year ended 31st December, 2025, the Group made
contributions to the retirement benefits schemes of HK$57,485,000
(2024: HK$56,192,000).
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3. FBEATZR G RER 43.RELATED PARTY TRANSACTIONS AND BALANCES
NEFEFEEALT ZEAR G REHIT : The Group had material transactions and balances with related parties
as follows:
2025 2024
THET FHET
HK$’000 HK$’000
(a) NAF Z REER AR — (a) The ultimate holding company
e EE of the Company, AGL
—MAEERERZ — Short-term lease payments,
REAEEFIE property management
MEEER and air-conditioning fees
ZEREH charged to the Group 4,987 4,019
—[AAEEWEZ — Management fee charged to
BIEEH the Group 31,529 32,119
—MAEEKERZ — Internal audit service and
WNERE IR & management information
EIRE MRS system service fee
R & R charged to the Group 174 284
— HAb R BRX — Other payable 4,567 4,969
(b) NRA 2 EHER A E — (b) The intermediate holding
BeKEN—H company of the Company,
il PNG] a subsidiary of AGL
—RAEEWEZ — Sundry expenses charged to
Hfth & F the Group 60 60
— H h FE U AR K — Other receivable 10 10
(c) RRRIZAZE (c) Fellow subsidiaries of the
LpEEMNG] Company
—AAREEKEZ — Short-term lease payments,
R HATHERRIA - property management
MEEE R and air-conditioning fees
Z=HER charged to the Group 191 1,930
—AREEHRRZ — Management fee income
EIREWA earned by the Group 264 420
—AREERRZ — Lease payments and
MEFHIER property management
MEEEE fee income earned by the
WA Group 354 618
— MAEEWER 2 — Interest expenses charged to
MEER the Group 33,745 38,243
—REEHRZ — Interest income earned by
FEWA the Group = 3,913
—mEBEKERZ — Travelling expenses charged
ZIRER to the Group = 2,949
—[AIAREEWE - Sundry expenses charged to
HAh & the Group 319 780
— Hofth JlE Y BR 3K — Other receivable 116 40
— E fth FE AR K — Other payable 3,241 2,594
— BN ER(H D) — Loans payable (Note i) 947,246 610,157
i ] ~ Loan facility granted to but
1B =R not yet utilised by the

< B R Group 7,450 48,994
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3. ERBEANTZRZ RERE) 43.RELATED PARTY TRANSACTIONS AND BALANCES

(CONTINUED)
2025 2024
TET THETT
HK$’000 HK$’000
(d) e EB 2B Z A A (d) Associates and joint venture of
REERE AGL
—AEERN — Lease payments and
HEFRIEK property management
MEERE fee income earned by the
WA Group 1,067 765
— AR EWER 2 — Lease payments and
HEFRIER property management fee
MEERE N charged to the Group 233 78
— AL @WHXZ — Interest expense charged to
MEEM the Group - 4,564
— [N EWER 2 — Interest expense of lease
HEAEHNE liabilities charged to the
8 Group 84 43
— E fth R AR TR — Other receivable 367 367
— Efh R BR X — Other payable 273 267
e) EFEEE - ZNIELLE (e) The Chairman of the Board,
ES A=) Mr. Lee Seng Hui (“Mr. Lee”)
— T E R (M i) — Loan payable (Note i) = 125,502
— HAb B BRX — Other payable = 4,291
(f) Eéﬁi%ﬂ%f‘}\ﬁ (f) Key management personnel
o compensation
—Fe REM — Salaries and other short-term
72 HARR A benefits 36,678 37,164
—RIKENE B — Post-employment costs 403 394
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3. EREAT 2RI RERE)

43.RELATED PARTY TRANSACTIONS AND BALANCES

(CONTINUED)
2025 2024
FTET THETT
HK$’000 HK$’000
@ BERRRAELE (g) Associates and joint ventures
—AREBERRZ — Lease payments earned by
HEKIE the Group 2,596 420
—AEERIZ — Interest income earned by
FEMA the Group 67,672 57,762
—AREEBE WK — Dividend received or
FEW 2 BR B receivable by the Group 272,429 64,105
— DA ERERH — Profit forgo by joint venture
IRE = T partner received = 566,723
—AEEHREZ — Property management fee
MEERE earned by the Group 878 1,025
— AR E W2 — Short-term lease payments
R EAEE IR and property
KEER management fee
M charged to the Group 2,311 2,928
—REERNZ — Consultancy fee and
BERERREE service fee income
WA earned by the Group 14,897 8,256
—AAEEWERZ — Consultancy fee and
BEREER service fee charged to
AR & the Group 456 =
—[A—fEaErE — Properties purchased from
BE 2% a joint venture 184,563 -
—AREEHRRZ - Compensation income for
—Heg e late payment from a
R M joint venture earned by
WA the Group - 24,939
—phaEhE — Financial guarantee given
BEREERZ to banks in respect of
RITEEMIRTT banking facilities
YEH 2 BA 75 granted to and utilised
LS by joint ventures 242,314 200,736
—HEEBRER — Financial guarantee given
BRRERZ to banks in respect of
RITEEMIRTT banking facilities
e 2 B 7% granted to but not yet
N utilised by joint ventures 68,518 204,050
— E fth R AR X — Other receivables 8 108
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3. EREALTZRZ RERT)

FRANR B BLEE S SR B RT 2 TR ARAS B IR AR
B i - AREZ—HEHE QR EEE
BETS 2 AEPE A IR B B A AR 1
& ARBEBAEE Y —RRAMBELRR
e RNBRI L2 HERZE  TRERTZERK
AAENZEFELTRAZERRHNZ I - AL
BREALTZR U ARBRARBRE LR
AR ENRBER ZHFFERER S - LR
AIFUAEREZRBHNESSRE (8
RER S |5 -

TEEREBABFM o HFBHRMEI2R
B AEEETIEZEERBABRBAER
WEME - BEEERASEREEERY -
YHZSAEREMYFAEBR T EERE
ABFTIRM 2 RS - MASBUKIMERER -
ZERBACREEANTQBHAEEZE
BERAG -

Pty BIBERANIREEBABRANEREK
FiffHzBEEatE  WAIHEE Eil B EE
BAE - @HIREE 522,460,000 L (=F
Z P4 :22,507,000/87T) * WEBFE Lz
FEEBREABFHMA -

AEDEREE N RIEW(EM)ZBZ EREF
BN RA SRR R R 5E21 ~ 26 %34 ©

43.RELATED PARTY TRANSACTIONS AND BALANCES
(CONTINUED)

Apart from the sharing of administrative services and management
services agreement entered into by the Company with AGL, the
internal audit services and management information system services
agreement entered into by a subsidiary of the Company with AGL,
leasing agreements entered into by the Group with a fellow subsidiary
and associate of AGL, the loan facilities granted by Mr. Lee and those
transactions are fully-exempted under the Listing Rules, none of the
above related party transactions constitutes a connected transaction or
continuing connected transaction as defined in the Listing Rules. The
disclosure required by Chapter 14A of the Listing Rules are provided in
section headed “Continuing Connected Transactions” of the Directors’
Report.

Details of compensation of key management personnel are set out in
notes 12 and 13. Certain key management personnel of the Group
received remuneration from AGL. AGL provided the management
services to the Group and charged the Group a management fee,
which has been included in management fee as disclosed in part (a)
of this note, for services provided by those personnel as well as others
who were not key management personnel of the Group.

The above-mentioned management fee is calculated by reference
to the time devoted by the management personnel on the affairs of
the Group and can be apportioned to the above key management
personnel. The total of such apportioned amounts, which has been
included in the key management personnel compensation above, is
HK$22,460,000 (2024: HK$22,507,000).

Details of the amounts due from (to) joint ventures and associates are
set out in the consolidated statement of financial position and notes
21, 26 and 34.



230

Annual Report 2025

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

REMBHRXKE
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BE_Z-_RF+-_A=+—HIFE
for the year ended 31st December, 2025

3. EREAT 2RI RERE)

Mgt

(i)

(ii)

BRERAERIFER  FFEXAE4.6%%5.01%
(ZZ P4  4.6%%26.13%) W BR -E-_+F+
ACCZZmF  —2-hFAAE-F-AFM
A)EE -

RIZBE-MFE+-—A=+—0 ENEXRFHNX
6.4% @ RAEEMER  WER T RNFRNAE
B ZENERRBE_T-_AF+=-A=1+—H
I EHHEHEE -

44. BEEERH

RBERR - U TEESERF

(a)

(b)

ETHEBARMNNUTEERANKEERT
RITEEMRER :

43.RELATED PARTY TRANSACTIONS AND BALANCES

(CONTINUED)

Notes:

(i)

(ii)

The loans payable bear interest ranging from 4.6% to 5.01% (2024: from 4.6%
to 6.13%) per annum, are unsecured and repayable in July 2027 (2024: from
May 2025 to April 2026).

As at 31st December, 2024, the loan payable bore interest of 6.4% per annum,
was unsecured and repayable in June 2026. The loan payable was settled
during the year ended 31st December, 2025.

44.PLEDGED ASSETS

At the end of the reporting period, the following assets were pledged:

(a)

The following assets of certain subsidiaries were pledged for
banking facilities granted to the Group.

2025 2024

FHET THETT

HK$’000 HK$’000

M - WE REE Property, plant and equipment 655,321 31,175

EREEE Right-of-use assets 22,381 -
MEFE Inventories of properties

— B — under development 2,200,523 507,718

—B%T — completed 162,783 30,509

EE Investment properties 9,486,965 10,259,740

RITFER Bank deposits 76,045 =

12,604,018 10,829,142

$R171¥506,556,00078 7T (2024 : )
T (EAMYEZERIEE M — B BT
HERATR AR o

AEBE—FRNBARNERZ  EEFESR
4,175,000/8 70 (ZF =IO : 3,291,000
Bor) RERTE A4,310,0008 (- &
— VUG ¢ 4,134,000 70 ) 2 BB ERE
AREEREZBRAELFEEMGL —HE
FREETUNEREEER —BFREFNE
;\EE °

(b) Bank deposit of HK$6,556,000 (2024: HK$nil) was pledged for

a guarantee in respect of a government authority for the property
development works.

The Group’s interest in a subsidiary with net asset value
HK$4,175,000 (2024: HK$3,291,000) and equity securities
at FVTPL with carrying values of HK$4,310,000 (2024:
HK$4,134,000) were pledged to a securities broker house for a
margin loan facility granted to the Group.
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45. €T A

5. SR T B2 5 R

45.FINANCIAL INSTRUMENTS

45a.Categories of financial instruments

2025 2024
FHET FABT
HK$’000 HK$’000
EREE Financial assets
FHRERREANBERE FVTPL
SR FE BB Z A (B = Mandatory measured at FVTPL
—RB1EER — Held-for-trading 82,818 50,494
—HAh - Others 1,158,608 944,347
1,241,426 994,841
FREMEERERALER Equity instruments
BRI ZRATH at FVTOCI 41,364 45,160
RHER AT EZ S MEE Financial assets at amortised cost 17,005,724 17,786,444
18,288,514 18,826,445
M=k Financial liabilities
R EAAGTE 2 Financial liabilities at
Gl N=RE amortised cost 9,403,983 10,457,470
HEaE Lease liabilities 806 2,825
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45. €M IT R #)
45b. S R PR E R B ERBUR

AEEZTZCRTABEERBERAAE
EREZEREE  EREMEEANSRAA
BEREZBATA - ZRBEREAAEBER
B2BRARS  ALEEERFK  BRER R
5 MEAMRWERR - BEERRZRITER - R
TEF  BEeRALFERB  XZREME
NEF - MERRRERNEERE - ZF2
BMTAFBEREMERE  -ZFeRTARH
ZERBEmERR(FXERE - SMNERBR R
HipERRER) FERBRIRSIERR - T
EIINMAIRR R E AR R - EEEE R
RERZEFR R - AR &M A Bt R EUE
BB o

45 /B

REBE R T BAS BRSNS E R ZEHH
BACET AERESH 2 MHER(ETX) -

ARBAEZzMERBXEEEMFTERRZ
JIEI SRR

() FEmEpEER

AEBREE SRITER - BEERRERZ
NERSHTEMBAXAABEMNERRE - &
SEZRERENKRARERY RIA—FHIRTT
iz MERMETAEDL - BRRITARKFR
RITRBIRHE AN R HEE BRI FHH
KMNETBEDLFAENESZZEMER - AEH
ZRERENEEABEIBEEFRBITET - &
WERMFEMBERNMNEEES - AEEE
RESENFERESEBRAS  URNELE
RERETE AL R TR R 2 FIRE - EIE/E
EEAERNF B BRI AL REREAESRE
BEMA -

45.FINANCIAL INSTRUMENTS (CONTINUED)
45b.Financial risk management objective and policies

The Group’s major financial instruments include financial assets at
FVTPL, equity instruments at FVTOCI, equity securities at FVTPL,
amounts due from joint ventures, loans receivable, trade and other
receivables, pledged bank deposits, bank deposits, cash and cash
equivalents, trade and other payables, interest-bearing and interest-
free borrowings and lease liabilities. Details of these financial
instruments are disclosed in respective notes. The risks associated
with these financial instruments include market risk (interest rate risk,
foreign currency risk and other price risk), credit risk and liquidity
risk. The policies on how to mitigate these risks are set out below.
The management manages and monitors these exposures to ensure
appropriate measures are implemented on a timely and effective
manner.

Market risk

The Group’s activities expose primarily to the financial risks of
changes in interest rates and foreign currency exchange rates and
change in prices of equity financial instruments (see below).

There has been no change to the Group’s exposure to market risks or
the manner in which it manages and measures the risk.

(i) Interest rate risk management

The Group is exposed to fair value interest rate risk through the
impact of interest rate changes on fixed-rate bank deposits, loans
receivable and borrowings. The Group’s cash flow interest rate risk
relates primarily to variable-rate borrowings which carry interest at
interest rate quoted by a bank plus a certain percentage, HIBOR, BBSY
or SONIA plus a certain percentage. The Group’s cash flow interest
rate risk is mainly concentrated on the fluctuation of interest rates
on bank balances, loan receivables and variable-rate interest bearing
borrowings. The Group will continue to maintain a reasonable mix
of floating rate and fixed rate borrowings and take actions to hedge
against any foreseeable interest rate exposure, if necessary. The
management will review the proportion of borrowings in fixed and
floating rates and ensure they are within reasonable range.
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45. €M IT R &)

4sh. M EEREERBRRBEE)

TEE (%)

() RERBEER(H)
WESREIA - AR BT 2
IN200ZH A4 £ fb R BEH TR - A%

B Fi 12 %8 A #8082 61,694,000/ 7T ( —F — 1
£ : 60,591,000/ 7T) °

RERBRRIBRTETMELEZRERE
MEERSTEK - FIABRES LB
RITHET MEYET -

ERERA - BAE DT RERERERIER,
% B4 AR AL TR R4 PRV o

(i) S mEpREE

SNERBR ISR NS EREHCEMTAZE
ERBzERE - BEBI  ARBZEBETER

SHRFE - MAKEETRITET - BUYSR
K N EEAMETKIAINEDE © Lo
AEFERE THERR 2 MH AR ERRIAINE
SIE - EAKRBEIAZINERE R o AEBEIRE
WEREFSMNELIHEIREK - AT - BEEESEY)
ERABINERR - WKEAFEREBEH T
BRINER

45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Market risk (continued)
(i) Interest rate risk management (continued)
Interest rate sensitivity

At the end of the respective reporting periods, if interest rates
increased by 200 basis points in relation to the Group’s variable rate
borrowings and all other variables were held constant, the Group’s
profit after tax would have decreased by HK$61,694,000 (2024:
HK$60,591,000).

Bank balances and loans receivables are excluded from sensitivity
analysis as the management considers that the exposure of cash
flow interest rate risk arising from variable rate bank balances is
insignificant.

In the management’s opinion, the sensitivity analysis is
unrepresentative of the inherent interest rate risk as the year end
exposure does not reflect the exposure during the year.

(ii) Foreign currency risk management

Foreign currency risk is the risk that the value of a financial instrument
will fluctuate because of changes in foreign exchange rates. Other
than Hong Kong, the Group’s operations are mainly in the PRC and
certain bank balances, receivables, payables and other loans of the
Group are denominated in foreign currencies. In addition, the Group
has intra-group balances with several subsidiaries denominated in
foreign currency which also expose the Group to foreign currency risk.
The Group currently does not have a foreign currency hedging policy.
However, the management monitors the related foreign exchange
exposure closely and will consider hedging significant foreign
currency exposure should the need arise.
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45. E@ T E (%) 45.FINANCIAL INSTRUMENTS (CONTINUED)

45b. MR EEBEERBE () 45b.Financial risk management objective and policies
(continued)

miZE B () Market risk (continued)

(i) INERBER(E) (ii) Foreign currency risk management (continued)

REFREHR  REBLATIEEB LI NZ ER  The carrying amounts of monetary assets and monetary liabilities that
BEMEEAEZREENT : are denominated in a currency other than functional currencies of
entities at the end of the respective reporting periods are as follows:

2025 2024
TFE T FHTT
HK$’000 HK$’000
BE Assets

= United States Dollars 312,819 50,986
BIT Hong Kong Dollars 722,136 857,271
JBIT Australian Dollars 46,555 145,463
HgE British Pound 34,721 32,477

=N Liabilities
ETT United States Dollars 53,598 38,311
BIT Hong Kong Dollars 1,923,612 1,448,920
JEIT Australian Dollars 463,705 737,867

TEgE British Pound 2,907 344,655
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45. EMTR®)

45b. B EBREEBBRREEE)

m5E kR ()
(i) IMERBREE(E)
SRR E

AEFBFEAKET BT REFETZRE

o

TRAMSIAEERARE L ILAAREINE £
TR TS %MBREE - FUREDMEBEN
SNEDIEZ REEE¥ IR B RAINEEE5%
BHRHEEANFRNGE - FREDTEEN
BREBER  BEREFURRTEERR
T ER(BB)RTEARELMREINER
BB - ERBATEN 2B OR D) HERH
RIER A (B IN) © i AR L IRAEREINE
KEIN5% » RIBRTL AT A 2 OFf ) 18I0 ek B B¢
AIE R (BB IR A IE AT

45.FINANCIAL INSTRUMENTS (CONTINUED)

45h.Financial risk management objective and policies
(continued)

Market risk (continued)
(ii) Foreign currency risk management (continued)
Foreign currency sensitivity

The Group mainly exposes to United States Dollars, Australian
Dollars, British Pound and Hong Kong Dollars.

The following table details the Group’s sensitivity to a 5% increase
and decrease in the RMB against the relevant foreign currencies.
The sensitivity analysis includes only outstanding foreign currency
denominated monetary items and adjusts their translation at the
year end for a 5% change in foreign currency rates. The sensitivity
analysis includes interest-bearing and interest-free borrowings, loans
receivable, as well as bank balances and cash. A positive (negative)
number indicates an increase (decrease) in profit before tax or a
decrease (an increase) in loss before tax where the RMB strengthens
against the relevant currency. If there is 5% increase in RMB against
the relevant foreign currencies, the (decrease) increase in the profit
before tax or (increase) decrease in the loss before tax is shown as
below:

2025 2024
THET FABT
HK$’000 HK$’000
ET United States Dollars
TR b v e S SEi=bpill Decrease in profit/increase in
loss before tax (12,961) (634)
BT Hong Kong Dollars
BREATR RGN, BRI L Increase in profit/decrease in
loss before tax 60,074 29,582
RIT Australian Dollars
BRE AT I35 00, SRR Increase in profit/decrease in
loss before tax 20,858 29,620
HeE British Pound
BREAT Ca AR ),/ B A (Decrease in profit)/decrease in
loss before tax (1,591) 15,609
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45. €M IT R #)

4sh. M HEREEEBRRBEE)

TS EEE (%)
(i) INEEBREE(E)
SNE R (48

BEEERR  SURESNTEERRAEINER
% AFERERIL N RRERANER

(iii) EfE®% R

REBEAZ AR E P 2 B FE S ER
Rk - ERERERERED  INEFER
RECEETTE -

RANE1E B Z DT

TOBRE DI TR B RS B R A S R AE
%2 RRETE

AR AEIR =, 1E10%

- AREBEMEAKFIEAABERE
ZERATAEMNAABEEZS AUHAE
EEAFEE(ETMREYE Z8)Kig
/w4 4,136,000 7T ( ZF /U :
4,516,000/ 7T) °

— BEREBESRARBEREZRANES
MEBBSEARBEREZEMEEN
ARBEZE  FtANEERF AT
(B1R) 118, 124,143,000/ (=
T P4 : 99,484,000/87T) °

45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Market risk (continued)

(ii) Foreign currency risk management (continued)

Foreign currency sensitivity (continued)

In the management’s opinion, the sensitivity analysis is
unrepresentative of the inherent foreign exchange risk as the year end
exposure does not reflect the exposure during the year.

(iii) Other price risk

The Group is exposed to equity security price risk arising from equity
investments. The management will monitor the price movements and
take appropriate actions when it is required.

Equity price sensitivity analysis

The sensitivity analyses below have been determined based on the
exposure to equity price risks at the end of the reporting period.

If equity prices were 10% higher/lower:

— revaluation reserves would increase/decrease by HK$4,136,000
(2024: HK$4,516,000) (before any tax effect) for the Group as a
result of the changes in fair value of equity instruments at FVTOCI.

— profit (loss) before tax would increase/decrease by
HK$124,143,000 (2024: HK$99,484,000) for the Group as a
result of the changes in fair value of equity securities at FVTPL and
financial assets at FVTPL.
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45. €M IT R &)

4sh. M EEREERBRRBEE)

1= B 2 R B 18 5T

RZB_RAFR-T-_NMF+=_A=+—8 "
BRzEemEE(RRAERERREAEARTZ
RREERR)  EEBAANEEREMRZMBEE
ROKBRBESEMERMBEE - AEEHR
AR ZBEREERBRAERME41 (2B E -

RTREERRERERE AKEDETER
1BFF - ARERERERBRE S i I @A Hl 2 (B 7R -
AN - AEEEHEEEIER A R A AN
FEZEREEETRENE - IARERA
SERRTMERALHBLR LA LERER
HRTEERERBBIEL 2 MBER  EF
RBBERAEEETEEZSHBRRARE
BEEZHVRRR  BUEERRER - R
ERERRARITHRYEERER ZRITEE
RHUMBERZEERRER  REASZFR
BESAMEFEER  MEFVEZTHER
BRERSE -JENE  EFR/EEEZ
EERREXERE -

R ERRTHABERFERBTSREER
R2BIT BRBERZEERRER -

FARERER BEEENEERREER
R AEESREAFRBE XM RE ETER
AR AFREBETHE - BREMERE
FHEERREEBRE AEESRESER
AZER - WHEHMERER mET BRI
it AR TF2ERNBRA 2 EXNEERE
FRFETTIHE - U E RS BRE R
BRYRERGR I HERAMNBRRNESE
WEIRTE A (ERB A R B B RAME R
ARERBERERZ —#Z - R_T_h%F
T-A=1t—8B REEERZEEALHD
RT2(ZFE_mF : @HALRTR) - B
TEREFEMPE EMAR - EATRE
A °

45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Credit risk and impairment assessment

As at 31st December, 2025 and 2024, other than those financial
assets whose carrying amounts best represent the maximum exposure
to credit risk, the Group’s maximum exposure to credit risk which
will cause a financial loss to the Group arising from the amount of
contingent liabilities in relation to financial guarantees provided by
the Group is disclosed in note 41(a).

In order to minimise the credit risk, monitoring procedures are carried
out to ensure that follow-up action is taken to recover overdue debts.
In addition, the Group performs impairment assessment under ECL
model on financial assets at amortised cost. With respect to financial
guarantees provided to banks and lenders to secure the banking and
loan facilities granted to subsidiaries by the Company and to joint
ventures by the Group, the Directors consider the credit risk is limited
because the Group closely monitors the financial performance of
the subsidiaries and joint ventures. The management considers the
credit risk exposure to financial guarantees provided to banks to
secure the banking facilities granted to property purchasers is also
limited because the facilities are secured by the properties and the
market price of the properties is higher than the guaranteed amounts.
In this regard, the Directors consider that the Group’s credit risk is
significantly reduced.

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

Regarding the credit risk management policy on loans receivable
which are note receivables, the Group’s assessments are based on the
public subscription documents and the public information published
by its listed guarantors. For the credit risk management policy on
the other loans receivable, the Group negotiates the credit limits
and terms of new grants and renewals of loans receivable based on
individual assessments of the background, financial strength and
collateral provided on the loans of each of the borrowers. The credit
limits and terms of the new grants or renewals of loans receivable are
approved by the directors of the lender subsidiaries on a case-by-case
basis upon receiving referrals from business partners or borrowing
request from potential borrowers. There are in total less than 10
debtors of outstanding loans receivable as at 31st December, 2025
(2024: less than 10 debtors), comprising listed entities and private
companies and individuals in Hong Kong and the PRC.
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45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Credit risk and impairment assessment (continued)

In general, the borrowers are of a diverse background, comprising
individuals, private companies, Hong Kong and overseas listed
companies and its subsidiaries. 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 (iii) 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.

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 loans receivable which are 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. For the other loans receivable, the Group
billed in advance of interest receivables by the debit notes to the
borrowers. The finance department is responsible for gathering
financial data on the repayment of loan receivables 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 receivables and formulate plans for loan
collection.
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45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective 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 internal audit function within the Group periodically conducts
internal control reviews and compliance checking over all aspects of
credit processes to ensure that the credit procedures are complied with
and sufficient controls are in place to mitigate credit risk.

The Group had a concentration of credit risk as the loans receivable
are advanced to a few independent third parties and a related party.
As at 31st December, 2025, the loans receivable that have not yet
past due will be matured in February 2026 (2024: February 2025)
while the past due loans receivable are repayable on demand. Loans
receivable of HK$75,502,000 (2024: HK$76,103,000) are secured by
share mortgage. The management had assessed the credit rating of
the borrowers for the remaining unsecured loans receivable of HK$nil
(2024: HK$nil) as detailed below in “Impairment assessment on loans
receivable” section.
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45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Credit risk and impairment assessment (continued)

The Group also has a concentration of credit risk on the amounts
due from certain joint ventures which are engaged in property
development. The Group reviews the recoverable amount of each
individual debt at the end of each reporting period to ensure that
adequate impairment loss are made for irrecoverable amounts, if any.
The management considers the credit risk exposure is limited.

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

Impairment assessment on trade receivables

As at 31st December, 2025 and 2024, the Group applies the simplified
approach to provide for ECL prescribed by HKFRS 9, which permits
the use of lifetime ECL provision for trade receivables with gross
carrying amount of HK$300,128,000 (2024: HK$188,360,000)
which are not credit-impaired. Trade receivables from customers are
considered to be credit-impaired when the customers are in severe
financial difficulty and there is no realistic prospect of recovery and
are assessed individually.

Management assessed the expected loss on trade receivables from
customers based on individual assessment, taking into account the
historical default experience and forward-looking information, as
appropriate.

Trade receivables mainly consists of rental and estate management
fees receivable from tenants and receivables from customers from
hospital and related operations. For rental and estate management
fee, 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 tenant deposits. In this regard,
the management considers that the Group’s credit risk is significantly
reduced.
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45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Credit risk and impairment assessment (continued)
Impairment assessment on trade receivables (continued)

The Group, being a provider of healthcare services to patients, has
a highly diversified customer base, without any single customer
contributing material revenue. However, the Group has concentrated
debtor’s portfolio, as majority patients will claim their medical
expenses from local governments’ social insurance schemes. Subject
to the relevant local government’s medical insurance payment and
settlement policies, the reimbursement from the local social insurance
bureau or similar government departments normally take three
months. The Group has policy in place to ensure the treatments and
medicines prescribed and provided to such insured patients are in line
with the respective policies and within reimbursement limits, provided
fulfilling all ethics and moral responsibilities as healthcare provider.
As part of the Group’s credit risk management, the Group determines
the ECL for its customers in relation to its hospital operation on a
collective basis, grouped by past due status. The Group also has
controls to closely monitor the patients’ billings and claim status to
minimise the credit risk. In this regard, the Directors consider that the
Group'’s credit risk is significantly reduced.

The management of the Group makes periodic collective assessment
or individual assessment for debtors with significant balances on the
recoverability of trade receivables arising from other sources and other
receivables and deposits based on historical settlement records, past
experience, quantitative and qualitative information that is reasonable
and supportive and forward-looking information that is available
without undue cost or effect.

Impairment assessment on loans receivable

The Directors are of the opinion that significant increase in credit
risk occurred when the principal and interest repayment of the loans
are overdue and events are observable on the borrowers. The loans
receivable are considered to be defaulted when significant credit risks
and events are observable.
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45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Credit risk and impairment assessment (continued)
Impairment assessment on loans receivable (continued)

The Group assessed the loss allowances for loans receivable with
gross amount of HK$80,000,000 (2024: HK$80,000,000) on 12m
ECL basis except for loans receivable amounting to HK$852,671,000
(2024: HK$852,421,000) which have default events observed since
initial recognition and assessed at lifetime ECL (credit-impaired). The
expected loss of loans receivable is assessed individually, taking into
account the repayment histories, collaterals provided to the Group
and internal credit rating of the debtors as well as forward-looking
information, as appropriate.

In the impairment assessment, as part of the credit quality review to
identify any possible changes in the creditworthiness of a borrower,
the Valuer will be engaged to ascertain the updated recoverable
amount of the securities of the loans if required under the ECL model.
For the year ended 31st December, 2025 and 2024, valuations were
conducted by the Valuer to support the impairment assessment.
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45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Credit risk and impairment assessment (continued)

Impairment assessment on deposits and other receivables/pledged
bank deposits/bank balances (including fixed deposits with banks and
restricted bank deposits)/amounts due from joint ventures

The Group assessed the loss allowances for deposits and
other receivables, pledged bank deposits, bank balances
(including fixed deposits and restricted bank deposits) and
amounts due from joint ventures with gross carrying amounts of
HK$323,998,000 (2024: HK$340,724,000), HK$82,601,000 (2024:
HK$nil), HK$8,435,620,000 (2024: HK$12,317,498,000) and
HK$7,767,012,000 (2024: HK$4,838,689,000) respectively, on 12m
ECL basis. Deposits and other receivables of HK$38,979,000 (2024:
HK$38,970,000) have default events observed since initial recognition
and assessed at lifetime ECL (credit-impaired). The management of
the Group considers the pledged bank deposits and bank balances
deposited with the financial institutions with high credit rating to
be low credit risk financial assets. The management of the Group
considers these pledged bank deposits and bank balances are short-
term in nature and the probability of default is negligible on the basis
of high-credit-rating issuers, and accordingly, loss allowance was
considered as insignificant.
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45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Credit risk and impairment assessment (continued)

Impairment assessment on deposits and other receivables/pledged
bank deposits/bank balances (including fixed deposits with banks
and restricted bank deposits)/amounts due from joint ventures
(continued)

In determining the ECL for deposits and other receivables and amounts
due from joint ventures, the management of the Group has taken
into account the historical default experience and forward-looking
information, as appropriate. There had been no significant increase
in credit risk since initial recognition. The Group has considered the
consistently low historical default rate in connection with payments,
and concluded that credit risk inherent in the Group’s outstanding
deposits and other receivables and amounts due from joint ventures is
insignificant except for interest receivables on which loss allowance of
HK$8,312,000 (2024: HK$8,304,000) has been provided.

Impairment assessment on financial guarantee contracts

For financial guarantee contracts, the aggregate amount of outstanding
financial guarantees that the Group could be required to pay
amounted to HK$3,737,655,000 (2024: HK$4,197,755,000) as at 31st
December, 2025. The fair values of these financial guarantees, as at
dates of initial recognition, were considered insignificant. At the end
of the reporting period, the management has performed impairment
assessment, and concluded that there has been no significant increase
in credit risk since initial recognition of the financial guarantee
contracts. Accordingly, the loss allowance for financial guarantee
contracts issued by the Group is measured at an amount equal to 12m
ECL. No loss allowance was recognised in the profit or loss.
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45.FINANCIAL INSTRUMENTS (CONTINUED)

45bh.Financial risk management objective and policies
(continued)

Credit risk and impairment assessment (continued)

The tables below detail the credit risk exposures of the Group’s
financial assets including loans receivable, amounts due from joint
ventures, pledged bank deposits, restricted bank deposits, fixed
deposits with banks with an original maturity within 3 months, fixed
deposits with banks with an original maturity between 4 to 12 months,

REMEWER) AT ZZERRE : bank balances and trade and other receivables, which are subject to
ECL assessment:
12{HA%2H
BEEEER “ECRERAAE “ECNERAAE
12m or lifetime ECL 2025 Gross carrying amount 2024 Gross carrying amount
iz TR TR T THT
Notes HK$'000 HK$'000 HK$'000 HK$'000
el Loans receivable REABREEBRGHERRE)
27 12m ECL (not credit-impaired) 80,000 80,000
2HEAEEER(FERE)
Lifetime ECL(credit-impaired) 852,671 932,671 852,421 932,421
BEMERT Amounts due from NEAEREESE
joint ventures 21,26 12mECL 7,767,012 4,838,689
BRI #1750 Pledged bank deposits NEABSEEEE
30,44 12mECL 82,601 -
SHE2HIHER  Restricted bank deposits REABBEEER
30 12m ECL 1,424,747 1,583,275
REHAE Fixed deposits with banks NERRHEEER
“HAREEHZ with an original maturity 12m ECL
RITERFH within 3 months 30 4,303,078 5,734,573
RIHBAR Fixed deposits with banks EABSEEER
NE+=fdAZ with an original maturity 12m ECL
RITEHER between 4 to 12 months 30 168,917 163,043
BkE Bank balances NEAEREESE
30 12m ECL 2,538,878 4,836,607
RAEWER Trade receivables PERHEEBBGHEERE)
28 Lifetime ECL (not credit-impaired) 295,330 188,360
SRR EER(FERE)
Lifetime ECL (credit-impaired) 4,798 300,128 = 188,360
&e REMEWRIES  Deposits and NEAEREEFE
other receivables 28 12m ECL 323,998 340,724
SRR EER(FERE)
Lifetime ECL (credit-impaired) 38,979 362,977 38,970 379,694
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45. E@ T E (%) 45.FINANCIAL INSTRUMENTS (CONTINUED)
4sh.EREBEEEERBE(E) 45b.Financial risk management objective and policies
(continued)

EERERBEFE(E) Credit risk and impairment assessment (continued)

TRBETRECHERZR S REMBEUEIRTT « fEY  The following tables show reconciliation of loss allowances that has
B R ERT S EERE 2 - been recognised for trade and other receivables, loans receivable and
interest receivables.

R 5 K& HAth FE U BR =X Trade and other receivables

2HEH 2 HEH

EEE#E FEER

(FEERE) (SERE)

12{8 A7  Lifetime ECL  Lifetime ECL

EEEFE (not credit- (credit- @mst
12m ECL impaired) impaired) Total
TR THET THET TET
HK$’000 HK$’000 HK$’000 HK$’000
MRZZE-NFE—HA—H Asat IstJanuary, 2024 - - - -
LA E 2 £ EE & New financial assets originated
HHEEEE or purchased and net
ZREFE remeasurement of ECL 1,310 9,132 = 10,442
iz Written-off = (2,464) - (2,464)
[ i 5 Exchange adjustment (15) (70) = (85)
NN E As at 31st December,
+-A=+—8 2024 1,295 6,598 - 7,893
HIZiEE 2 £ REE & New financial assets originated
BHE(EEEEZFEH  or purchased and net
FTE remeasurement of ECL 22 7,506 - 7,528
B Transfer = (10,586) 10,586 =
iz Written-off - - (5,788) (5,788)
[ 5 Exchange adjustment 1 170 - 171

R-ZE-R&E As at 31st December,
+=B=+-8 2025 1,318 3,688 4,798 9,804
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45. EMIT B (%) 45.FINANCIAL INSTRUMENTS (CONTINUED)
45h.EEREBEEERBE (&) 45bh.Financial risk management objective and policies
(continued)
=EEBRERESEE) Credit risk and impairment assessment (continued)
FE R & 2 R FE R & Loans receivable and interest receivables
2HEH
FEESE
(FERME)
12{8 A A Lifetime ECL
FEEE (credit- ast
12m ECL impaired) Total
THET THERT THET
HK$’000 HK$’000 HK$’000
RZZE-NFE—AF—H As at st January, 2024 2,547 861,371 863,918
R-Z_mFE—A—HE®R Change due to financial instruments
CRTAMELC# recognised as at 1st January, 2024
—REBERER — Impairment loss recognised 1,539 = 1,539
—HEERRD — Impairment loss reversed (190) - (190)
P H % Exchange adjustment 1 (646) (645)
RZZT-MF+=-A=+—H  Asat31st December, 2024 3,897 860,725 864,622
R-Z-_F&—F—HEMR  Change due to financial instruments
CTRIAMMELCE recognised as at Tst January, 2025
—REBEER — Impairment loss recognised 602 - 602
b 5 Exchange adjustment - 257 257
R-ZE-HF+=-H=+-—H As at 31st December, 2025 4,499 860,982 865,481
B E R Liquidity risk

REFEBEENEFINSNIASZEER & The Group monitors and maintains a level of cash and cash

IBEBRAEHNKT BRER 7 LiERMHES equivalents deemed adequate by the management to finance the

EREESRE T 22 - EIBEI4|$R7T  Group’s operations and mitigate the effects of fluctuations in cash

Bz ERRIERETER 2GR flows. The management monitors the utilisation of bank borrowings
and ensures compliance with loan covenants.
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45. €M IT R #)
sh.MBEREEEERBE(£)

TEEE R (E)

TRFAVNAEEZFTESRBE LRI BEER
ZHORBAOHR - ZREREBMEBZR
HRREREYREAKBAELNR KT
BHGREH - ZRBANERANEZREERE -
HWMERESZER  RERSBRENHE
HIRZ R o

45.FINANCIAL INSTRUMENTS (CONTINUED)

45h.Financial risk management objective and policies
(continued)

Liquidity risk (continued)

The following tables detail the Group’s remaining contractual
maturity for its non-derivative financial liabilities and financial
guarantee arrangements. The tables have 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 tables include
both interest and principal cash flows. To the extent that interest flows
are floating rate, the undiscounted amount is derived from interest rate

at the end of the reporting period.

EZXT&E ABR  RtZA
FHRER HeRE =t-A
Repayable on BE  BEE
demand or JEAEIE Total  Carrying
lessthan ~ 1Z3f8F 3 months 185% 5EMLE  undiscounted  amount at
Tmonth Tto3months  toTyear 1to5years over5years  cashflows 31stDecember
TR Téx T TR Thx TR T
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
—ECRE 2025
i dmas Non-derivative financial liabilities
RAREMERES Trade and other payables 1734758 139,345 - 37,653 - 191,75 1911756
HafE Interest-bearing borrowings
-t8 fived rate . 99524 360926 137,866 - 598316 593641
-38 - variable rate 601,502 21,813 426,664 3,885,091 1,065,438 6,000,508 5,256,754
GEMHER Interest-free borrowings 1,641,832 o = - - 1,641,832 1,641,832
BB ERAR Financial guarantee contracts 3,737,655 o = - - 3,737,655 -
7,715,747 260,682 787,590 4,060,610 1,005,438 13,890,067 9,403,983
HEARE Lease liabilities - 309 514 - - 823 806
—ECMmE 2024
FTEeRBE Non-derivative financial liabilities
RARAMBERER Trade and other payables 1814036 563,991 12,078 - - 2390305 2,390,305
S Interest-bearing horrowings
-E8 — fixed rate 168,303 82,780 308,037 39,356 - 618,476 618,476
-28 - variable rate 1,306,647 28,300 560,573 3,200,347 1,468,240 6,564,107 5,575,434
456 nterest-free borrowings 1,873,255 - - - - 1,873,255 1,873,255
BBRRAR Financial guarantee contracts 4,197,755 = = = - 4197755 =
9,379,996 675,071 660,666 3,239,703 1,468,240 15,643,896 10,457,470
HEak Lease liabilities - 413 1,240 1,31 - 2,964 2,825
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45. €M IT R &)

4sh. M EEREERBRRBEE)

B ()

TRBIEER BRI BEEERTE - #1E
EERTEEGRRZEMER BB - &
EREBRAGHMEAENNEH -
It - ZEFRIBEEN EREMONAI [EE
KTMEEH DR ER IS RS E AR E 2R
R ERFNAKE BN - BEFLTRR
RITEATRET TR AR SR AN IE K - S
ERFERETERBEUTERBHEAMIZ
BERE RS B HERK

45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

Liquidity risk (continued)

The table below summarises the maturity analysis of term loans with a
repayment on demand clause based on agreed scheduled repayments
set out in the agreements. The amounts include interest payments
computed using contractual rates. As a result, these amounts were
greater than the amounts disclosed in the “Repayable on demand or
less than 1 month” time band in the maturity analysis contained in
the table above. Taking into account the Group’s financial position,
the Directors do not consider that it is probable that the banks will
exercise their discretion to demand immediate repayment. The
Directors believe that such term loans will be repaid in accordance
with the following scheduled repayment dates set out in the
agreements:

Rt=A

AERRSE =t+-R

RELRE ZIREE

SR1EA S ES Total Carrying

Less than 1£3f8A 3 months 1Z5F  undiscounted amount at

1 month 1 to 3 months tolyear  1to5 years cash flow 31st December

TET TR TR TR TR TR

HK$'000 HK$'000 HK$'000 HK$’'000 HK$'000 HK$'000

2025 1,131 3,244 613,073 - 617,448 599,830
2024 9,689 101,369 1,223,135 203,749 1,537,942 1,494,950

B BE s MHBEFRERZEBRSMERDHR
SHARE > ARERBLEFTEBEZEH
ERZESE2E - RERBEHRZEH - K
SERSRIBEZLH - SRAXNOAREES
Ko SR AR TR ZE T RBERED
REZAIGEEMNE - ZREASRZETHE
WERNSREURRREZEERRAEE L
KB

R OET SRR K RS TAZ S
R T BRI 2 R RA R R 2 F

S (a2 R T -

The amounts included above for financial guarantee contracts are the
maximum amounts that the Group could be required to settle under
the arrangement for the full guaranteed amount if that amount is
claimed by the counterparty to the guarantee. Based on expectation
at the end of the reporting period, the Group considers that it is more
likely than not that no amount will be payable under the arrangement.
However, this estimate is subject to change depending on the
probability of the counterparty claiming under the guarantee which is
a function of the likelihood that the financial receivables held by the
counterparty which are guaranteed to suffer credit losses.

The amounts included above for variable interest rate instruments for
non-derivative financial liabilities are subject to change, if changes
in variable interest rates differ from those estimates of interest rates
determined at the end of the reporting period.
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45. €M IT R #)

4sh. M HEREEEBRRBEE)

EXmpEE

AEBEEEEEARURRAEE 2 BRI
BRE WEBRLEHIESZVE - AR

NEAT =

R R AL

AEBZ ENEBERBEY - HEERHES3
K34 B2 EF KRR EEEEAR
RERE 2 RIT/EFRARBRREGES
BRERAN R 4

SETHENAAGE - (FARENZ—
5 EFREFAARARREEHNEABEL
AR - AEBEREEFZ BRRLENER
SRR,  BATHIIR BB AR LA R
S BB S T T L B R A o

AR - AEE Y BBER AT -

45.FINANCIAL INSTRUMENTS (CONTINUED)

45b.Financial risk management objective and policies
(continued)

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 balance.

The capital structure of the Group consists of debts, which include
the borrowings disclosed in notes 33 and 34, net of cash and cash
equivalents and restricted bank balances and equity attributable to the
owners of the Company, comprising 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 payment of dividends, new share issues and share buy-
backs as well as the issue of new debt or the redemption of existing
debt, if necessary.

The Group’s overall strategy remains unchanged from prior year.



AEFBIRERR AR
= il 2025 giﬁ 2 5 1

e MR KRN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

HE_Z-_RF+-A=+—HIFE
for the year ended 31st December, 2025

45. €M IT R &)
. 2MTECZAARBEFE

AW FFEREAEBNABEE NREREEZR
REBENER -

ETAGEZEREENSREMRLZAAE
BiE - TRILEHREMEEZAAEE
AEEZEM(LERMAZEETERZ
2) - UREAAREBEFEZETEREE -
BARBEAEDEERABERMNTHER
(F—REFE=H) -

45.FINANCIAL INSTRUMENTS (CONTINUED)
45c¢. Fair value measurements of financial instruments

This note provides information about how the Group determines fair
value of various financial assets.

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.

giRRSY
MEE ERREEBA
28 Relationship of
Rirvalue  fEFERIESH EZELEESY unobservable inputs

hierarchy ~ Valuation techniques and key inputs ~ Significant unobservable inputs ~ for fair value

MEBER

Fair value s at
“ECRE “ECME
t=A=t-A TZA=1-H
31st December, 31t December,
2025 2024
TR Fin
HK$'000 HK$'000
ARRBRRERALBRRE RAZS 48,403 45,500

etz asEs

Equity securities listed in the PRC classified
as equity securities at FVTPL

ARRERRRELA RERE BATSL 29,367 41
ERIN L2 RAES

Equity securities listed overseas classified
as equity securities at FVTPL

ARERREREM BEREIRAH L 3,785 3,593
AU G

Equity securities listed in Hong Kong classified
as equity securities at FVTPL

ARBEREMEENERAN BERE LKA 17,186 15,65
TRZERE LT RAES

Equity securities listed in the PRC classified
as equity instruments at FVTOC

ARABRANRIAERLA RERE BA 3988 3575
TRZERR LTIRAES:

Equity securities listed in Hong Kong classified
as equity instruments at FVTOCI

ARRERERRLABHRE SRARYL 21,846 25,598
FITESRE

Unlisted fund investment classified as
financial asets at FVTPL

58 NERTAMELENE 2y i TR
Level 1 Quoted bid prices in an active market ~ N/A N/A
F-0 NEEWRNEZEAR TR TR
Level 1 Quoted bid prices in an active market /A N/A
Ea RERmAHEZEAR ¥k 2y i
Level 1 Quoted bid prices in an active market ~ N/A N/A
- NGB VAN 0y ki ¥k
Level 1 Quoted bid prices in an active market ~ N/A N/A
F8  NEERAEZEAR TR TR
Level 1 Quoted bid prices in an active market ~ N/A N/A
28 MERBRERIFHER TR TR
Level 2 Quoted price provided by financial N/A N/A
institutions
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45. BT R#) 45.FINANCIAL INSTRUMENTS (CONTINUED)
5. EMTEZAARBEEE) 45c.Fair value measurements of financial instruments
(continued)
MEER
Fair value as at EEERSY
ZECRF e S8 MER ARNEEZRE
TZR=t-B f-A=t-A @Al Relationship of
31stDecember, 31stDecember,  Fairvalie  fiEAERTESY EEREERSY unobservable inputs
2025 2024 hierarchy  Valuation techniques and key inputs ~ Significant unobservable inputs  for fair value
TR Fén
HK$'000 HK$'000
NEARREREAABERE 2HERY 26,149 35,39 =4 HERERREAEER(ZRINE  TER NER
FEMESHRE Level 3 RERENERENBEZZESE)  NA N/A
Unlisted fund investment classified as Quoted price provided by financial
financial assets at FVTPL institutions which considered net asset

values of special purpose vehicles
derived from underlying investments

RRBAN 2 ERERA L BRREL 20,190 590  FR REARE EpaE (2RI ANRRE RBkEEALNE
FETRATA Level 3 Asset-based approach BIRMRERETADSES  SHLLEETR
Unlisted equity instrument designated WA EEEE)
atvIoc ETD LR BL9NE3A%(ZFZIE
The key inputs are: 2.75%23.25%)
Term yield, taking into account of ~ The increase in the
(1) BEhEE: yield generated from comparable  term yield would
(1) Term yield; properties and adjustment to resultin a decrease
reflect the certainty of term in fair value
0 EEhEE: income secured and o be
(2) Reversionary yield; received, of 2.9%to 3.4%

(2024: 2.75% t0 3.25%)

() THEMES: R

(3) Market unit rent, and EEbRR(ZEHTLANEN  ERlaXhENeE
EREUTARSNARENT  HOABETR

) RZEBRTARF LR )R A% B3 9%( “RmE

(4) Discount for lack of control and lack ~ 3.25%Z3.75%)

of marketability Reversionary yield, taking it The increase in the

account annual unit market reversionary yield
rental income and unit market ~ would resultina
value of the comparable decrease in fair
properties, of 3.4% 0 3.9% value

(2024: 3.25% 0 3.75%)
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Unlisted equity instrument designated
at FVTOCI (continued)

FIRZ - MERER  MEA)
ik - PomBELRENT
DETIREASELESTS
REA70ET(ZF-IE
TAREAETEETIRE
R7547)

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:
HKS25 sq.ft/month to HKS175
sq.ft/month)

45. E BT R &) 45.FINANCIAL INSTRUMENTS (CONTINUED)
e EMTEHZARBETE(ZE) 45c.Fair value measurements of financial instruments
(continued)
MAEER
Fair value as at E1HESY
ZECRE CECUE DAEE ANAEEZRE
TZR=t-B f-A=t-A @A Relationship of
31stDecember, 31stDecember,  Fairvalie  fiEAERTESY EERIERSY unobservable inputs
2025 204 hierarchy  Valuation techniques and key inputs ~ Significant unobservable inputs  for fair value
T Fén
HKS$'000 HK$'000
RERBEN 2 ANGERALEEREL MRENRSEERTAILRY  TRELRLRENg
FENRATAS) BE UERINENENR  BRALEEEN

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

B AMERFCANR(EE HIENTAREL
SIpArERIERE)B41.5% TERENEEY
(ZB-mE:32.0%) MBEETR

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

The increase in the
discount for lack of
control and lack of
marketability would
result in a decrease
in fair value
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45. € WMIT A (&) 45.FINANCIAL INSTRUMENTS (CONTINUED)
. MTECZAARBEFEE) 45c.Fair value measurements of financial instruments
(continued)
AREER
Fair value as at EEERSY
Z8CEE ZZomE QAEE BAAEEZHA
tZA=t-A fTZA=1-H ) Relationship of
31stDecember, 31stDecember,  Fairvalie  fiEAERTESY EEREERSY unobservable inputs
2025 2024 hierarchy  Valuation techniques and key inputs ~ Significant unobservable inputs  for fair value
T T
HK$'000 HKS'000
NRAEARERDABERE ERARL 1108613 88335  Fzf  BEREMR ARREHAERENAARRE HARNENEEHL
MERERR Level 3 Discounted cash flow WERENT10%Z13% AEBETE
Investments in property projects classified as (ZEZME : N F12%E14%)
financial assets at FVTPL Discount rates used in discounting ~ The increase in the
the estimated cash flows tothe ~discounted rate
net present values ranging from ~ would resultina
10%to 13% (2024: from 12%to decrease in fair
14%) value

RRGEFRENRERER  REREMEMEER
375,837 00RT(ZE2BE . ArREAN
341,145 0002 70)

Cash flows used to calculate the  The increase in the
net present values, aggregately  cash flows would
amounted to AU$375,837,000 result in an increase
(2024: AU$341,145,000) in fair value

ANtERENERAATRE RERRTRSMNE
N2ESEAZI65108A BADAEETR
(CE-RE: NIF8EAZ
6%30EA)

Remaining durations of the projects ~ The increase in the
used to calculate the net present  remaining duration
values ranging from 2 yearsand ~~ of the project would
§ months to 18 years and 10 result in a decrease
months (2024: from 2 yearsand 8 i fair value
months to 6 years and 3 months)

Kiet : WEPS AR SR A 2 A (TR EE)n] Note: There is no indication that any changes in the unobservable inputs to reflect

NRBIEENA BRI RERBREERAAE

EFt8HBEAE L7 T -

in significantly higher or lower fair value measurements.

reasonably possible alternative assumptions for the investments would result
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45. €@ T B (&) 45.FINANCIAL INSTRUMENTS (CONTINUED)

45c.Fair value measurements of financial instruments
(continued)

e EMTECZARBETESE)

R-E-—RFL+-FA=+—HZAAEE

Fair value hierarchy as at 31st December, 2025

AR5
2025
EF—R BoR B=4 st
Level 1 Level 2 Level 3 Total
FTHET FHET FHET FHET
HK$’000 HK$’000 HK$’000 HK$’000
SRIERE Financial assets
FBRmE AN EBE Equity securities at
BEHEZ RAE FVTPL
— B iz — Equity securities listed
IR A 7E % in the PRC 48,403 = = 48,403
—RBIN T2 — Equity securities listed
IRANTE 5 overseas 29,367 = = 29,367
—REELETZ — Equity securities listed
IR ANTE 25 in Hong Kong 3,785 - - 3,785
81,555 - - 81,555
BBERIEATEE Financial assets at
BEZEHEE FVTPL
—JELMESEE — Unlisted fund investments = 21,846 28,149 49,995
— YRR ERHA — Investments in property
projects - - 1,108,613 1,108,613
- 21,846 1,136,762 1,158,608
FBE M E W Equity instruments at
BN EEREZ FVTOCI
RATA
—RPE Tz — Equity securities listed
IRANTE 5 in the PRC 17,186 - = 17,186
—-REELTZ — Equity securities listed
IR AN FE 5 in Hong Kong 3,988 - = 3,988
—JEEmlRATE — Unlisted equity instrument - - 20,190 20,190
21,174 - 20,190 41,364
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45. BT R#) 45.FINANCIAL INSTRUMENTS (CONTINUED)
5. EMTEZARBEITE(ZE) 45c.Fair value measurements of financial instruments
(continued)

R-E-{FEF=ZHA=+—HZALEE Fair value hierarchy as at 31st December, 2024
AR B

2024
F—H FE_R E=M KRBT
Level 1 Level 2 Level 3 Total

TAT THAT THAT TAT
HK$'000 ~ HK$'000  HK$'000  HK$'000

SRERE Financial assets
BBEmIE AT EE Equity securities at
B2 RAES FVTPL
—RPE T2 — Equity securities listed
NS in the PRC 45,500 = = 45,500
—REIN T — Equity securities listed
IR ANFE 5 overseas 541 _ _ 541
—REELETZ — Equity securities listed
IRANFE 5 in Hong Kong 3,593 - - 3,593
49,634 - - 49,634
BBE IR BE Financial assets at
B2 oA E FVTPL
—FEMESRE — Unlisted fund investments - 25,598 35,394 60,992
— YRR EIEE — Investments in property
projects - - 883,355 883,355
— 25,598 918,749 944,347
FBE M T E W Equity instruments at
BAREEEREZ FVTOCI
RATA
— B Efz — Equity securities listed
IR A TE H in the PRC 15,625 = = 15,625
—REELETZ — Equity securities listed
IRANFE in Hong Kong 3,575 - - 3,575
—JEEMBRATE — Unlisted equity instrument = - 25,960 25,960

19,200 - 25,960 45,160

REBE-—S-—FER-_Z—FE+—H=+—  There were no other transfers between Levels 1, 2 and 3 during the
BIEER  WEEEME—4 - E—MK%4E  years ended 31st December, 2025 and 2024.

=R R -
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45. €@ T B (&) 45.FINANCIAL INSTRUMENTS (CONTINUED)

45c.Fair value measurements of financial instruments
(continued)

e EMTECZARBETESE)

Reconciliation of Level 3 fair value measurements

BRI EETEZHE

Ban Htt2Eks
RAREE BRAREE
BREZ BREZ
SREE RATH
Financial Equity
assets instruments st
at FVTPL at FVTOCI Total
TET THET THET
HK$’000 HK$’000 HK$’000
R-ZE—W&E—H—H At 1st January, 2024 826,818 31,890 858,708
S Total profit:
—REEA — in profit or loss 6,005 = 6,005
—REMEME — in other comprehensive
WA income - (5,930) (5,930)
BE Purchases 235,631 = 235,631
BARRIE Return of capital (79,873) - (79,873)
ENE=E Exchange differences (69,832) = (69,832)
RZZE—_ME+=A=+—H At 31st December, 2024 918,749 25,960 944,709
4TSS Total profit:
—REEA — in profit or loss 1,623 = 1,623
—REMEME — in other comprehensive
WA income - (5,770) (5,770)
BE Purchases 278,085 - 278,085
BRIRE Return of capital (133,077) = (133,077)
[EHE=F Exchange differences 71,382 - 71,382
RZE_AF+-_A=+—H At 31st December, 2025 1,136,762 20,190 1,156,952

SEERARREHRANI AR A M BRERT ZH
fERHEERCRABZRAEREAA(EE

REHEF -

The Directors consider that the carrying amounts of the other financial
assets and financial liabilities recorded at amortised cost in the

consolidated financial statements approximate their fair values.
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46. MEEBELNEEHR

TRAREEREZDELZ ABFEFIT
BRERAC MRS ES  @METHELEZEE
NAREERENG KRS RERNTEELE R
ERERDEAREZDRENEZAE -

46.RECONCILIATION OF LIABILITIES ARISING FROM
FINANCING ACTIVITIES

The table below details changes in the Group’s liabilities arising
from financing activities, including both cash and non-cash changes.
Liabilities arising from financing activities are those for which cash
flows were, or future cash flows will be, classified in the Group’s
consolidated statement of cash flows as cash flows from financing

activities.
BAEE
HhfEft
R
FERFIE
Interest
payables  MiEfEH  REEX
MEBE MRS includedin  Interest-  Interest-
Lease  Dividend other bearing free s@ar
liabilities payable  payables borrowings borrowings Total
TERT TERT TERT TERT TERT TERT
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
(Hiz35) (H£33)  (Hit34)
(note 35) (note 33)  (note 34)
RZZ & —A—H At Ist January, 2024 38,582 - 26,256 7,172,926 1,941,467 9,181,231
FETFI8 Accrued interest 2,344 - 303,919 - - 306,263
BATHE Interest paid (2,344) - (253,197) - - (255,541)
HERT &Hfﬂ%w\ New bank and other loans raised = = - 1,991,622 - 1,991,622
FERITREMET  Repayment of bank and other loans = = - (2,848,384) - (2,848,384)
}KEA**Q%E.% Advances from joint ventures - - - - 168,593 168,593
BEBEAFMER  Repayment to associates - - - - (319 (319)
HEAEMERBR  Repayment to joint ventures - - - - (130,283)  (130,283)
BENEEE Repayment of lease liabilities (3,098) - - - - (3,098)
IRIFERHERME  Derecognition of lease liabilities (36,124) - - - - (36,124)
aTi%ﬁ‘Efﬁ New lease entered 3,487 - - - 3,487
BEMREZRE Dividend declared = 293,214 = = = 293,214
—FaEJM‘TEQETEEﬁﬁ Dividend by a subsidiary
T 2 IR, declared to
RS non-controlling interests = 5,410 = = = 5,410
EfIRE Dividend paid - (293,214) = = - (293,214)
—HBARBMZ  Dividend paid by a subsidiary to
% B P I non-controlling interests = (5,410) = = = (5,410)
—fEAa&h%EmE  Capital reduction in a joint venture - - - - (85,217)  (85,217)
HNERE Foreign exchange translation (22) = 1 (122,254) (20,986)  (143,261)
RZZE-MF At 31st December,
+-RA=+—H 2024 2,825 - 78,979 6,193,910 1,873,255 8,148,969
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46. MEEFHELENEBEHR®) 46.RECONCILIATION OF LIABILITIES ARISING FROM

FINANCING ACTIVITIES (CONTINUED)

"BEE
HAt S
BRI
RIS
Interest
payables ~ HEfER  HEER
HEAE EMARE includedin  Interest- Interest-
Lease  Dividend other bearing free st
liabilities payable  payables borrowings borrowings Total
TR TR TR TR TR TR
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
(Ki£35) (B1iz33)  (Kfiz34)
(note 35) (note 33) (note 34)
RZZ-_AF—H—H At lstJanuary, 2025 2,825 - 78,979 6,193,910 1,873,255 8,148,969
FEETFIE Accrued interest 97 - 252,332 - - 252,429
BERFS Interest paid 97) - (304,545) = - (304,642
HERTREMET  New bank and other loans raised = = - 1,532,473 - 1,532,473
FRBITREMERK  Repayment of bank and other loans - - - (2,025,625) - (2,025,625)
XE/\MA%%?K Advances from joint ventures = = = = 72,184 72,184
BEBMENTER Repayment to associates = = = = (559) (559)
E%%Eé\. BREER Repayment to joint ventures - - - - (341,569) (341,569)
BRNEaE Repayment of lease liabilities (1,312) - - - - (1,312)
RILHEARERARE  Derecognition of lease liabilities (707) = = = = (707)
BEEMRE RS Dividend declared - 146,607 = - - 146,607
—MHBAREEM Dividend by a subsidiary
K& ZRET declared to
RS non-controlling interests = 10,896 = = = 10,896
BERRE Dividend paid - (146,607) = = - (146,607)
—FMB2AREMNZ  Dividend paid by a subsidiary to
BB FIEE R R non-controlling interests = (10,896) = = - (10,896)
INEBRE Foreign exchange translation = = - 149,637 38,521 188,158
RZZZHF At 31st December,
+-A=1+-A 2025 806 - 26766 5850395 1,641,832 7,519,799
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47. X EM B A RFHE
71ME AT —RER

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES

47.1 General information of subsidiaries

MBAERBI BB RARHESBEMA  Particulars of principal subsidiaries which are incorporated and are

MRTBERBLE  FBEWT

operating principally in Hong Kong except where otherwise indicated
are as follows:

BRAEBRRE/
dMEx Bl
BRTAR Percentage of issued ordinary
LERKRA/ share capital/registered capital
EHRERER LN
Paid up issued ordinary WEAREESES KEEER
(i) PEEL share capital/Paid up Directly held by the Attributable TEEH
Name of subsidiary registered capital Company*/subsidiaries to the Group Principal activities
2025 2024 2025 2024
% % % %
DEMERRAA(EELE]) HK$681,899,000 74.98 74.98 74.98 7498 MERE  NEEERNFER
Asiasec Properties Limited (“ASL") Property investment, property
leasing and estate management
IREAERAEARARW US$15,600,000 100 100 100 100 #x&AE
Beijing Nanhu Huayuan Apartment Property investment
CO./ I.td (iii)
Best Perspective Asian Real Estate USs1 100 100 100 100 WELE
Fund Limited ¥ & Property investment
RERTRWERZARD A RMB50,000,000 100 100 100 100 %R
Changchun Tian An Real Estate Property development
Development Co., Ltd.
EMXLZTHERERRARAFY US$32,300,000 100 100 100 100 WEER
Changzhou Tian An Yuan Cheng Real Property development
Estate Development Company Limited "

ENMFER(LE)ARARY RMB5, 131,664 100 100 100 100 WEEERRELR
Cornell Properties Services (Shanghai) Property management and
Co., Ltd.™ investment holding

REXZEHEFREERAT" US$6,800,000 100 100 100 100 MFER

Dalian Tian An Property Development Property development
Co., Ltd. ™

REXZERARARARD US$29,000,000 100 100 100 100 WERE

Dalian Tian An Tower Co., Ltd. ™

Property investment
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47 TEWBRABFHE #)

7B —RER(E)

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.1General information of subsidiaries (continued)

BRTEBRRE/
dMEEx B

BRTAR Percentage of issued ordinary

EERRA/ share capital/registered capital

EARERER EREr/

Paid up issued ordinary WEAREERE REBES
WEARAE share capital/Paid up Directly held by the Attributable FTEXH
Name of subsidiary registered capital Company*/subsidiaries to the Group Principal activities

2025 2024 2025 2024
% % % %
EIRtBRAR" HK$2 100 100 100 100 #EEE
Grand Kings Limited " Property investment
EIERERARD HK$2 100 100 100 100 #xEHEE
Grandview Square Limited Property investment
EIESERAT HK$3,756 100 100 100 100 #ERE
GRP VI Limited " Property investment
EXERARLDA Us$1 100 100 100 100 HERE
Hing Yip Holdings Limited ¢ Property investment
BENmEREAKHERREERART  HK$50,000,000 100 100 100 100 WERRRRE
Huizhou Huiyang Danshui Xinyangcheng Property development and
Construction Company Limited investment
SERARAA HKS2 100 100 100 100 MERH
Join View Development Limited Money lending services
ARABERAR AR US$13,500,000 100 100 100 100 MERE
Nanjing Tiandu Industry Co., Ltd. "™ Property investment
LBIEEEARAR RMB275,933,200 100 100 100 100 WERERRE
Shanghai Greentree | Company Ltd. ™ Property development and
investment

HBIBEZARAR RMB266,315,300 100 100 100 100 WEEERRE

Shanghai Greentree Il Company Ltd. ™

Property development and
investment
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47. T EMBRARFHEE (&)

71 MBI —RER(E)

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.1 General information of subsidiaries (continued)

BRTEERRE/
A& B

BRTHE Percentage of issued ordinary

EERRA/ share capital/registered capital

EARERER LN

Paid up issued ordinary WEAREERE KEEES
WEAFAHE share capital/Paid up Directly held by the Attributable TEEH
Name of subsidiary registered capital Company*/subsidiaries to the Group Principal activities

2025 2024 2025 2024
% % % %
HESHEXARAR RMB260,000,000 100 100 100 100 MELE
Shanghai Haibo Real Estate Limited Property investment
HEEERERARAA RMB37,000,000 100 100 100 100 W5EE
Shanghai Haijin Consulting Property investment
Management Limited
LEEREXBRAAD RMB140,000,000 100 100 100 100 #xi&E
Shanghai Haisen Real Estate Limited ™ Property investment
LBBRBERARAF RMB66,000,000 100 100 100 100 YERE
Shanghai Haiyi Real Estate Limited Property investment
EERZHOAEARAR" US$28,000,000 98 98 98 98 MERE
Shanghai Tian An Centre Building Property investment
Co., Ltd. "
LRRZAELEARARY RMB50,000,000 99 99 99 9 NRIERKE
Shanghai Tianan Riverview Co., Ltd. ™ Property development and
investment
FEREREHERR AT RMBS50,000,000 100 100 100 100 WEEERIE
Shanghai Tianyang Real Estate Co., Ltd. ™ Property development and
investment

FEREBRAT Y Uss1 100 100 100 100 #%ERE
Sing Hing Investment Limited & Property investment
BEERAF" US$30,000,000 100 100 100 100 DERERREER

Sun Hai Tung Co., Ltd."

Property development and
investment holding
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47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47 TEWBRABFHE #)

47.1General information of subsidiaries (continued)

7B —RER(E)

BRTEBRRE/
dMEEx B
BRTAR Percentage of issued ordinary
EERRA/ share capital/registered capital
EARERER EREr/
Paid up issued ordinary WEAREERE REBES
WEARAE share capital/Paid up Directly held by the Attributable FTEXH
Name of subsidiary registered capital Company*/subsidiaries to the Group Principal activities
2025 2024 2025 2024
% % % %
Tian An Australia Limited (“TIA") " AUS290,149,000 77.70 77.70 77.22 7720 WEEE
Property development
AZPEERARAA HKS2 100* 100* 100 100 RERR
Tian An China Enterprise Limited Investment holding
AZPEEERHEREERAA HKS2 100* 100* 100 100 RERK
Tian An China Hotel and Property Investment holding
Investments Company Limited
REEE (R BRAEM HK$360,000,000 100 100 100 100 MEEERREZR
Tian An Investments (Shenzhen) Property investment and
Co., Ltd. ™ investment holding
AZERERAR([RLZ LR ])vi HK$10,860,055 51.44 51.20 51.44 5120 REEE BRREZEH
Tian An Medicare Limited (“TAMC")" Healthcare, hospital and
eldercare businesses
AZ(HLEEARAT HKS$2 100* 100¢ 100 100 BALER
Tian An Pearl River Company Limited Investment holding
AZ(LB)RERBRAA(RZLE)™  US§30,000,000 100% 100 100 100 MEEENEAREEAER
Tian An (Shanghai) Investments Co., Ltd. Property development and
(“TASH") investment and investment
holding
BAAEEFARAAY US$18,400,000 100 100 100 100 %R

Wauxi Tianxin Properties Co., Ltd. "

Property development



2 64 TIAN AN CHINA INVESTMENTS COMPANY LIMITED

Annual Report 2025

e % ® R HE

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BE_Z-_RF+-_A=+—HIFE
for the year ended 31st December, 2025

47. T EMBRARFHEE (&)

71 MBI —RER(E)

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.1 General information of subsidiaries (continued)

BRATEERRE/
A& B
BRTHE Percentage of issued ordinary
EERRA/ share capital/registered capital
EARERER LN
Paid up issued ordinary WEAREERE KEEES
WELAEH share capital/Paid up Directly held by the Attributable IBEK
Name of subsidiary registered capital Company*/subsidiaries to the Group Principal activities
2025 2024 2025 2024
% % % %
LEEREREHERRAR"Y US$$50,000,000 100 100 100 100 DXREEMRE
Property development and
investment
LB R FERARA R RMB900,000,000 100 100 100 100 HxEFERKE
Property development and
investment
ERRZBEHEHERRAR"Y RMB100,000,000 80 80 80 80 RERR
Investment holding
BBABZAERARARY Y RMB250,000,000 100 100 80 80 MEEE
Property development
BHRZBEERARAF MY RMB2,000,000 100 100 80 80 MELE
Property development
RZEEAAORI)BRAF HK$8,500,000 100 100 100 100 #ERE
Property investment
TR (R B AR A R RMB50,000,000 100 100 100 100 WERE
Property investment
RE(RINRE#AERLAR RMB10,000,000 100 100 100 100 HERE
Property investment
NE(RINBEFHBRA R RMBT,000,000 100 - 100 - RERR
Investment holding
A ELAREBRAFD usD2,150,000 100 100 100 100 WERE

Property investment
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47. X EMBARFE H)

7B —RER(E)
st -
() TEEHECLESE -

(i) ZEATRBIE]
EEAEPEEEEE -

BEME  EPBIEMKZYL
(i) RERARIHBERLE  EPBEEMAIILEER
FEFR BIAR EE(E -

(iv) ZEARREABERLE  EFEEMRILTE
FEFP B LEE

(v) TERBHRESEMANT
(vi) FEERBILEIEE -

RN ARSI 3 BRI IE (1 -

(vii

(viii) TE B FRE AL -

(ix) ARFREEFEARAL LE60%ES -
AR —RENBARRS -

MmeR N 240%

x) BZERATHAEEFE0%ERN LERLZELE
WEFRARRFE °

AEFRFIEETEERAREAEE 2 RERE
EETEFENARRZMEBAR - EERR
FIHEMMB AR FEESTEMNBRITE

BEANFEIRE EAHE R BREENER

B o

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.1General information of subsidiaries (continued)

Notes:
(i)  Operating principally in the PRC.

(i) These companies are sino-foreign equity joint ventures established and
operating principally in the PRC.

(iii) These companies are wholly-foreign owned enterprises established and
operating principally in the PRC.

(iv) These companies are wholly-domestic owned enterprises established and
operating principally in the PRC.

(v) Incorporated in the British Virgin Islands.

(vi) Operating principally in the United Kingdom.

(vii) Incorporated and operating principally in Australia.

(viii) Incorporated in Bermuda.

(ix) The 60% interests in TASH is held directly by the Company and the remaining
40% is held by a subsidiary.

(x) These companies are subsidiaries of L/8XZ&EHEREMESFR AR which in
turn 80% interests is held by the Group.

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 any debt securities outstanding at the end
of the year.
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47. T EMBRARFHEE (&)

2BERERFEREENIZEWB L

AFE
T &I A KBS EAIFERE NI &
SEPSELE
HELTEE

Name of subsidiary

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.2Details of non wholly-owned subsidiaries that have
material non-controlling interests

The table below shows details of non wholly-owned subsidiaries of the
Group that has material non-controlling interests:

FERERMEC RS
EERREEDL
Percentage of ownership (BR)ERIE Atk ERER
RUBY/ TEEEHY of issued ordinary share BFERER Accumulated
Place of Incorporation/ capital held by (Loss) profit allocated to non-controlling
Principal place of business non-controlling interests non-controlling interests interests
2025 2024 2025 2024 2025 2024
TET ThL THET THL
% %  HK$'000  HK$'000  HK$'000  HK$'000

TRIE
ASL

TIA

AR

TAMC

RAFRRED  ERFEANBAR

Individually immaterial subsidiaries with
non-controlling interests

BR
Hong Kong

B
Australia

ARE/H
Bermuda/PRC

25.02 25.02 (53,575  (18,704) 429,432 484,451

22.78 22.78 13,586 864 94,900 74,822

48.56 48.80 (16,550) 22,767 995,747 1,023,077

(1,425) 59,277 198,985 194,127

(57,964) 04,204 1,719,004 1,776,477
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47. TEMBRARFHE (&)

2BEREARFEREZNAZENE R
CESE )

BN AEE S —HEEEAIFERE R KB
NEMMBEERBR T o T 580 B 75 &
TiE B AR 2R -

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.2Details of non wholly-owned subsidiaries that have
material non-controlling interests (continued)

Summarised financial information in respect of each of the Group’s
subsidiaries that has material non-controlling interests is set out
below. The summarised financial information below represents
amounts before intra-group eliminations.

EEER it E R B KB 4 A (Kat) ASL and its subsidiaries (Note)
2025 2024
THET FAT
HK$’000 HK$’000
MENEE Current assets 112,058 134,403
IEMENEE Non-current assets 2,126,100 2,301,116
mEaE Current liabilities (210,474) (133,148)
EmEEE Non-current liabilities (501,898) (556,603)
RRATRRERZ Equity attributable to
-3 owners of the Company 1,096,354 1,261,317
SRR E R RN 2 Equity attributable to
s non-controlling interests 429,432 484,451
WA Revenue 49,513 46,086
PA/NET Y Loss attributable to owners
gt of the Company (160,638) (56,083)
R R Loss attributable to
E518 non-controlling interests (53,575) (18,704)
NEEERE Loss for the year (214,213) (74,787)
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47. T EMBRARFHEE (&)

2BERERFEREENIZEWB L
CESIE )

EEMERARE R A () (&)

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.2Details of non wholly-owned subsidiaries that have
material non-controlling interests (continued)

ASL and its subsidiaries (Note) (continued)

2025 2024
FTERT T
HK$’000 HK$'000

RRRBRREN
Hipzm &M

IR SR IR A

Other comprehensive expense

attributable to owners

of the Company (4,327) (4,447)
Other comprehensive

Hih 2 HE & expense attributable to
non-controlling interests (1,443) (1,483)
REEHEMEE Other comprehensive expense
A for the year (5,770) (5,930)
RNR BRI Total comprehensive expense
THERER attributable to owners

FEIERRAE R RS

of the Company (164,965) (60,530)
Total comprehensive

HEERERE expense attributable to
non-controlling interests (55,018) (20,187)
AEEEHER Total comprehensive expense
FEEE] for the year (219,983) (80,717)
KELEXBHE Net cash (outflow) inflow
() mAZEE from operating activities (4,451) 14,500
REREXEB2HRE Net cash (outflow) inflow
() mAFEE from investing activities (25,590) 43,576
REBMEXB RS Net cash inflow (outflow)
MA R ) FE from financing activities 10,680 (119,964)
I E I FE Net cash outflow (19,361) (61,888)

Hat . AERBERNSRCREBENBEFEHRIEEZD
EZWE - BEERENDABEHBELS
B o

ir

Note: The amounts disclosed above have been adjusted for the fair value
adjustments on property, plant and equipment upon acquisition of ASL in
prior year.
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2BERERFEREENIZEWB L

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.2Details of non wholly-owned subsidiaries that have

AFEE) material non-controlling interests (continued)
TIAR EH1E 22 & TIA and its subsidiaries
2025 2024
T FHT
HK$’000 HK$’000
MENE E Current assets 315,690 528,885
EMBNEE Non-current assets 1,153,369 954,612
RBEE Current liabilities (89,253) (256,222)
EmEAE Non-current liabilities (963,214) (898,869)
RNR AR IE(S Equity attributable to owners
R of the Company 321,692 253,584
FEVERR AR RS Equity attributable to
ZiEe non-controlling interests 94,900 74,822
WA Revenue 420,528 =
AR AR IENS Profit attributable to owners
il of the Company 46,045 2,929
FEFEIRE R e L Profit attributable to
il non-controlling interests 13,586 864
RNEF A Profit for the year 59,631 3,793
KA AR ENS Other comprehensive income
Hith2mH (expense) attributable to owners
W (&A) of the Company 22,038 (25,766)
eI R R Other comprehensive income
Hih2H (expense) attributable to
Wz (&R) non-controlling interests 6,503 (7,602)
REEZHMEE Other comprehensive income
Was(BH) (expense) for the year 28,541 (33,368)
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47. T EMBRARFHEE (&) 47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

Y2BBERFEREZNIEZEHNE L 47.2Details of non wholly-owned subsidiaries that have

CEIE ) material non-controlling interests (continued)
TIAREK B 27l (&) TIA and its subsidiaries (continued)
2025 2024
FHET FHET
HK$’000 HK$’000
KRB &N Total comprehensive income
2Ek=(ER) (expense) attributable to
R owners of the Company 68,083 (22,837)
FEPERE R LS Total comprehensive income
2Ek=(ER) (expense) attributable to
4BEE non-controlling interests 20,089 (6,738)
AFEEXERR(ER) Total comprehensive income
k) (expense) for the year 88,172 (29,575)
AT IR R 2 Dividend paid to non-controlling
%S interests - —
REEEXK RS Net cash inflow (outflow)
A G )R E from operating activities 353,162 (202,048)
ARKREEB RS Net cash outflow used in
R E investing activities (138,996) (182,760)
RERMEXBZRE Net cash (outflow) inflow from
(i) mASHE financing activities (184,618) 374,215

BE&EmACRL)FE Net cash inflow (outflow) 29,548 (10,593)
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47. T EMBRARFEE (&) 47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

Y2BBERFEREZNIEZEHNE L 47.2Details of non wholly-owned subsidiaries that have

AFEE) material non-controlling interests (continued)
XS @R BB (faT) TAMC and its subsidiaries (Note)
2025 2024
TET FHTT
HK$’000 HK$’000
MENE B Current assets 1,341,453 1,423,594
EMBNEE Non-current assets 2,400,105 2,338,761
mEAE Current liabilities (1,183,728) (1,165,696)
JERBAE Non-current liabilities (592,239) (576,676)
ZA/NCILES Equity attributable to owners
e of the Company 969,844 996,906
B Equity attributable to
FEfh Z non-controlling interests 995,747 1,023,077
WA Revenue 1,638,180 1,627,199
KRR FRER (Loss) profit attributable to
et (B18) % A owners of the Company (22,559) 11,410
FEFE R (Loss) profit attributable to
e (E518 ) % A non-controlling interests (16,550) 22,767
NEE (EE )& A (Loss) profit for the year (39,109) 34,177
RRFIIREREE B A 2 H Other comprehensive income
W (&ER) (expense) attributable to
owners of the Company 3,271 (3,261)
SRR R EM 2 E Other comprehensive income
W (&ER) (expense) attributable to
non-controlling interests 6,648 (3,850)
REEZEMEE Other comprehensive income

W= (EBH) (expense) for the year 9,919 (7,111)
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47. T EMBRARFHEE (&)

2BERERFEREENIZEWB L
CESIE )

XE A @RANE LA (HaE) (&)

47.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

47.2Details of non wholly-owned subsidiaries that have
material non-controlling interests (continued)

TAMC and its subsidiaries (Note) (continued)

2025 2024
FEx TAT
HK$’000 HK$’000

ARBBRREEZE(ER) K
R

IR R 2w (&R K
R

Total comprehensive (expense)

income attributable to owners

of the Company (19,288) 8,149
Total comprehensive (expense)

income attributable to

non-controlling interests (9,902) 18,917

Total comprehensive (expense)
income for the year (29,190) 27,066

S T IR s 2 BB

Dividend paid to non-controlling
interests 10,570 5,410

KEEEBXBZRERAFE

Net cash inflow from operating
activities 126,291 105,975

ANRERBZ R Rt #E

Net cash outflow used in
investing activities (268,997) (134,589)

KEREXBZAEORE)RAFE

Net cash (outflow) inflow from
financing activities (5,481) 29,118

Be (R RAFE

Net cash (outflow) inflow (148,187) 504

Aret - RBEEE ARKBRLZERE - LiRENS
HEREYE  BELRE EREEE  BR
TMERCRIMEFEZAABEELETTH
)

=

Note: The amounts disclosed above have been adjusted for the fair value
adjustments on property, plant and equipment, right-of-use assets, properties
under development and properties held for sale upon acquisition of TAMC in
prior years.
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48. TEBE N TIFE 48.PARTICULARS OF PRINCIPAL ASSOCIATES
RIMERR - ANEBR T EZBZARI%ES At the end of the reporting period, the Group had interests in the
PR following principal associates:
AEEAEERTEERRE/
AMEXED
RS TELEH Percentage of issued ordinary
BENT AR Place of incorporation/ share capital/registered capital FEXH
Name of associate Principal place of operation held by the Group Principal activities
2025 2024
% %
Zeta Estates Limited &b 33.33 3333 WEREREE
Hong Kong Property development and
investment
TR RTREATRAF i 30 30 MEER
Shanghai Property development
49. TRSEEFR 49.PARTICULARS OF PRINCIPAL JOINT VENTURES

MRI|BEIR - REER T E2EEREHES At the end of the reporting period, the Group had interests in the
#am o BAABRBIN ZFALLEEETE  following principal joint ventures which are corporate joint ventures
ERIIAVANE S established in the PRC except where otherwise indicated:

AEMFEERTEERRE

HAMEXEDL
Percentage of issued ordinary
EEAEERE TEREHH share capital/registered TEEH
Name of joint venture Principal place of operation capital held by the Group Principal activities
2025 2024
% %
REEXBRAT 0 50 50 MERE
Kin Tong Land Investment Company Hong Kong Property investment
Limited
AZBEH(RE)ERAR 3l 50 50 MEBERAKERKEER
Shenzhen Property development
and investment and
investment holding
AYMERR ZBEHUAR AR 3l 50 50 MERBRLRE
Shenzhen Property development and

investment
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49. TESELEFE (2)

RELEER

Name of joint venture

49.PARTICULARS OF PRINCIPAL JOINT VENTURES

(CONTINUED)

FEEMEERTEERRE/
Bali-eN=pil

Percentage of issued ordinary

FRER

Principal activities

AIRLZEFLERR(RE)ERAR

RIXZEAREZRARAT"

RINRZERREERRERARD

BN RRUERERAT

REMARHEHAR AR

REMBBERZBBEHRARRTO

RERZSTRARKGRENERAF

Dongguan Changan Jinyu Golf Club
Co., Limited

BILTRZHBHAR DA

BMmEBHENEEERERAFD
Guangzhou Panyu Hi-Tech Ecological
Park Development Co., Ltd. @

TELERY share capital/registered
Principal place of operation capital held by the Group
2025 2024
% %
el 50 50
Shenzhen
el 50 50
Shenzhen
3l 50 50
Shenzhen
3l 50 50
Shenzhen
B 45.05 45.05
Huizhou
R 39 39
Dongguan
E 45.05 45.05
Dongguan
R5e 75 75
Dongguan
eIl 50 50
Foshan
B 50 50
Panyu

NFERNZERREZR
Property development
and investment and
investment holding

MEERRRE
Property development and
investment

VEL

Property development

MEER

Property management

NEERRRE
Property development and
investment

MEZRLEE
Property development and
investment

NEZRNEE
Property development and
investment

BRERBARINSG
Golf course operation

MEZRLEE
Property development and
investment

MEBRIEE
Property development and
investment
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49 TESELEFEH) 49.PARTICULARS OF PRINCIPAL JOINT VENTURES
(CONTINUED)

FEEMEERTEERRE/

Bal-eN=pil
Percentage of issued ordinary
RELXAR FEQEHY share capital/registered TEER
Name of joint venture Principal place of operation capital held by the Group Principal activities
2025 2024
% %
RERREHEREERAR A 40.80 40.80 REAER
Shaoxing Investment holding
FHESERARAT 2 4 ® NRIR
Ningbo Property development
EBAHEHEREERAR g 40.80 40.80 MEHR
Shanghai Property development
LERAELEERBRAR 8 70 - DEEE
Shanghai Property development
LEEHEEREERAR i 19.2 - DEFEE
Shanghai Property development
EILERERBRAFY Bl 12.80 1280  MEERE
Kunshan Property development
FMNREHERERRA] g 50 50 MEER
Suzhou Property development
EHAZEBANRERERBRARAY & 50 50 MEERNKE
Wauxi Property development and
investment
TRRZBBEHARA D Ik 50 50 MEERREE
Jiangyin Property development and
investment
BNRZEERERARO M 50 50 MERBERLERE
Changzhou Property development and
investment
HRRBEEXRERAA" AR 50 50 MEERREE
Nanjing Tianning Real Estate Co., Ltd. @ Nanjing Property development and
investment
Az (AR RERRARARY AR 50 50 MEERREE
Nanjing Property development and

investment
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49. TESELEFE (2)

49.PARTICULARS OF PRINCIPAL JOINT VENTURES

(CONTINUED)

FEEMEERTEERRE/
Bali-eN=pil

Percentage of issued ordinary

RELEER FEQEHY share capital/registered TEEK
Name of joint venture Principal place of operation capital held by the Group Principal activities
2025 2024
% %
BEE (AR EHEREERAR MR 60 60 MEEER
Nanjing Property development
AZ(AR) B ERARAF] MR 60 - DEREE
Nanjing Property development
ARBHREXBRAT] MR 26.40 2640 MEER
Nanjing Property development
HRRZEBRERARY i 50 50 MEERLEKE
Nantong Property development and
investment
BEERZEBHERAFD £ 50 50 MEERLKE
Chongging Property development and
investment
RERZZMBEREERATF PN 50 50 MEERLKE
Tianjin Tian An Science Parks Tianjin Property development and
Development Limited investment
REXRZEBHBR AR PN 50 50 MEERLEKE
Tianjin Property development and
investment
BAREEHERZARAR R 50 50 MERER
Beijing Property development
BARFEEHERZARAR IR 50 50 MEER
Beijing Property development
EERZEBERARRAY 55 50 50 MEERLEKE
Qingdao Property development and
investment
BEAZMEMERBRAAY 5 45.05 45.05 MEERNERE
Qingdao Property development and
investment
AEMRIENEHEEHEREERAR K& 39.20 3920 MFER
Dalian Property development
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49. TESELEFE (B)

Bt :

(i)

(if)

(iii)

(iv)

RESEEZFNERGE  AEEEAMAEE
HALRERE BB REERRES HLRZES
T -

ZARR—HAEER(RZEBHH(ER)BRA
AD)ZMEARR -

ZARMR—AAEEE(RIREREREZR(E
B)ARARZMEBAR -

AEBEWE AR ARTTEARZEGE - AARE
BRZH ZRARZABEDNRREEZMEGAE
EEBH—HRAE - At - ZARERAAEED

—HEERE -

49.PARTICULARS OF PRINCIPAL JOINT VENTURES
(CONTINUED)

Notes:

(i) Based on the contractual agreements between the venturers, the Group and
other venturers have joint control over the financial and operating policies of
the above joint ventures.

(i) The company is a subsidiary of a joint venture, K% EH5H (£ &) BR A A

(iii) The company is a subsidiary of a joint venture, FIIRLHEEREER(LEE)E
PR

(iv) The Group is considered to exercise joint control over the company as the
decision making on relevant activities of the company required unanimous
consent of all joint venture partners under contractual arrangement. Therefore,
the company is considered as a joint venture of the Group.
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50.STATEMENT OF FINANCIAL POSITION AND
RESERVES OF THE COMPANY

50. & QB MBEMRRR KR FHE

ARA T BEMRRF The Company’s Statement of Financial Position
2025 2024
FET FHETT
HK$’000 HK$’000
FEREEE Non-current assets
Y -~ BB MR A Property, plant and equipment 33,130 35,254
R B AR ZIRE Investments in subsidiaries 141,155 138,087
L DYEEWNEIDNE Amounts due from subsidiaries 14,907,251 14,640,131
RNEZBLEZKRE Investments in joint ventures 9,816 9,602
15,091,352 14,823,074
nEEE Current assets
H b FEURBR K » Other receivables, deposits and
& RIFBRAHK prepayments 1,830 1,368
B EPERK Amounts due from joint ventures 1,553 1,553
RITHEF LIRS Bank balances and cash 103,450 97,353
106,833 100,274
REBEE Current liabilities
H fth S AR K Other payables 9,588 18,573
FEAST BT B A RIZRIE Amounts due to subsidiaries 3,502,720 3,066,422
IR & Tax liabilities 276 1,179
PSR R Interest-bearing borrowings 419,830 980,502
3,932,414 4,066,676
nEBEERE Net current liabilities (3,825,581) (3,966,402)
BWEERARBER Total assets less current liabilities 11,265,771 10,856,672
BAR & Capital and reserves
R AN Share capital 3,788,814 3,788,814
i Reserves 6,846,957 7,067,858
10,635,771 10,856,672
FREASE Non-current liabilities
Mt RER Interest-bearing borrowings 630,000 -
11,265,771 10,856,672

ARAMBRARER B _R"F=A=1H
g%%@i@&?ﬁ%ﬂ% WA THIEEREK
ma

Patrick Lee Seng Wei

The Company’s statement of financial position was approved and
authorised for issue by the Board of Directors on 20th March, 2026

and is signed on its behalf by:

Tao Tsan Sang

R IR
Director Director
B Ex
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50. XA B M BRRKRBEEZE)

50.STATEMENT OF FINANCIAL POSITION AND

RESERVES OF THE COMPANY (CONTINUED)

NFREEETR Movement in the Company’s reserves
ERES
&
Exchange ZFha A
translation Retained et
reserve earnings Total
TET THET FHET
HK$’000 HK$’000 HK$’000
R-ZE-_mME—HF—H At 1st January, 2024 (56,973) 7,517,968 7,460,995
REZ A Profit for the year - 19,381 19,381
BEREEZ Exchange difference arising from
EH=E translation (119,304) = (119,304)
B BB Dividend recognised as distribution - (293,214) (293,214)
R=—T=—m&FE+=-H=+—H At31st December, 2024 (176,277) 7,244,135 7,067,858
ANEFEEEIE Loss for the year = (305,507) (305,507)
MEMEEY Exchange difference arising from
M ER translation 231,213 - 231,213
=i Dividend recognised as distribution = (146,607) (146,607)
R-ZE-_RAF+-_H=+—H At31st December, 2025 54,936 6,792,021 6,846,957

RZE-_RAF+_A=1+—8 KR AA DIk
TR 2 & A RH&716,792,021,000% 7T
—ZT DY : 7,244,135,000 7T ) ©

The Company’s reserves available for distribution to Shareholders
as at 31st December, 2025 represent the retained earnings of
HK$6,792,021,000 (2024: HK$7,244,135,000).
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2021 2022 2023 2024 2025
TAEL THL THE FEL TR
HK$'000 HK$’000 HK$’000 HK$’000 HK$’000
ES RESULTS
WA Revenue 2,574,680 5,087,025 2,782,050 3,012,234 10,497,851
FRADFREEN  Profit (loss) for the year attributable
2 (B18) to owners of the Company 1,430,348 1,528,558 1,217,370 (207,081) 1,768,436
BEREE ASSETS AND LIABILITIES
B Total assets 47,192,471 49,248,247 53,458,057 58,411,092 56,061,873
maf Total liabilities 18,980,755 21,744,019 24,511,122 30,247,610 25,679,944
R Non-controlling interests 616,357 621,809 1,729,418 1,776,477 1,719,064
KRATRERER Equity attributable to owners of
IR the Company 27,595,359 26,882,419 27,217,517 26,387,005 28,662,865
2021 2022 2023 2024 2025
EEREE PER SHARE BASIS
FREAZF(BE)  Basic earnings (loss) per share
(AL (HK cents) 96.14 104.26 83.04 (14.13) 120.62
SRR GB(L) Dividend per share (HK cents) 20 25 20 10 20

AARIRRIEGZ Net assets per share attributable to
SREEZEGETL)  owners of the Company (HK$) 18.8 18.3 18.6 18.0 19.6
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