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Chairman’s Statement

ERHRE

| am pleased to present to shareholders the business review and
outlook of Gemdale Properties and Investment Corporation Limited
(the “Company”, together with its subsidiaries, collectively the
“Group”) for the year ended 31 December 2025.

MARKET OVERVIEW

In 2025, though facing relatively weak domestic demand and
increased geopolitical pressures from external areas, the Chinese
economy achieved a 5% growth rate, which was mainly supported
by government stimulus measures, strong exports and continual
high-technology investments. Meanwhile, the real estate market
has continued to face deep adjustments. According to data from
the National Bureau of Statistics of China, the national new home
sales in 2025 fell by 12.6% as compared to 2024. It was mainly
driven by insufficient demand and lack of confidence for home
buyers. Along with the various industry easing policies to stimulate
demand, properties sales in the market showed slow recovery and
bottoming out since fourth quarter in 2025.

BUSINESS REVIEW

Though facing difficult market environment unseen in decades, the
Group continued to devote its very effort for achieving sustainable
business operations, enhancing operating cashflow, maintaining
no credit default and ensuring project delivery. We still maintain
number one rule in daily operations - “Cashflow is King”. It is the
core and utmost important objective for the Group. It adopted
various measures to maximize its cash flow, maintain a balance
between price and sales volume in 2025 and steadily reduce its
indebtedness.

During the year, the Group achieved contracted sales of
RMB10,696 million, a decrease of 47.3% as compared to last
year. In 2025, the Group has delivered more than 17,000 quality
housing units on schedule, with customer satisfaction above
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87%. The consolidated revenue of the Group for the year ended
31 December 2025 was RMB8.5 billion. The loss attributable to
the shareholders of the Company was RMB3.41 billion. The loss
was mainly contributed by low margin recognized for properties
delivered and impairment in receivables and property inventories
as well as the decrease in fair value of investment properties.

Though the Group’s financial performance has been under
pressure in 2025, it managed to be one of the few privately-
owned Mainland property developers that did not default on
debts outstanding. This is largely contributed by our indulgence
of quality management, prudent operations and commitment to
investing commercial properties and business parks which deliver
steady cashflow and operating profits.

We devoted long-term efforts in investing in commercial properties
and business parks to improve profits quality and stability. With
more than 20 years’ experience in this area, we extended our
footprint in investing business parks and commercial properties
to enhance investment returns. In 2025, the rental income from
commercial properties and business parks increased from
RMB2.03 billion to RMB2.09 billion, representing a year-on-year
growth of approximately 3%. The Group currently operates 16
commercial projects and 22 business parks in the PRC, covering
a GFA of approximately 1.16 million square meters and 2 million
square meters. Our business parks business segment has
been awarded the honor of “TOP 3 Comprehensive Strength of
Industrial Park Developers in China” by CRIC for four consecutive
years.
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Chairman’s Statement

ERHRE

The rental income from rental housing business was RMB210
million in 2025. Our rental housing brand “Gemdale Strongberry”
has aimed at providing quality affordable rental apartments
to youths. As of 31 December 2025, it has managed for
approximately 12,000 rooms. We believe in providing quality
apartments, bearing social responsibilities and balancing
investment returns are the ultimate goals for sustainable
development of Gemdale Strongberry. In particular, we would
go full steam ahead for issuance of C-REITs in affordable rental
housing in next few years.

Also, the Group largely expand its agent property construction
and management businesses. In 2025, contract sum concluded
for agent property construction and management totalled RMB380
million, representing a year-on-year growth of over 45%. In the
next few years, the Group would persuade more resources in
expanding this asset-light business to enhance its profitability as
well as return on equity.

INVESTMENT AND LAND BANK

The Group adhered to prudent investment strategy with primary
focus on top tier cities with quality investment returns. As of 31
December 2025, we had land bank with total GFA of 10.83 million
square meters under which approximately 78% of landbank were
located in first and second tier cities. Our quality land banks
should support the Group’s development for the next 3 years or
more.

ENVIRONMENTAL, SOCIAL AND GOVERNANCE

The Group integrates social responsibility into our core value and
long-term development goal. It actively responded to the national
dual-carbon strategy and established a team implementing
various improvement in daily operations to achieve dual-carbon
goals. In 2025, the Group’s MSCI ESG rating was maintained
“BBB”. It reflects the Group’s devotion for implementation of ESG
practices, and its persistent efforts for delivering enhanced ESG
standards in its daily operations.
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OUTLOOK

Looking forward to 2026, China’s economy is expected to record a
relatively rapid growth of 4.5-5%. Its property market is expected
to show mild recovery in 2026. As one of the most well-managed
real estate enterprises with good financial discipline, the Group
should be able to seize the opportunities of gradual resumption of
growth in demand for real estate market in 2026.

CONCLUSION

On behalf of the Board, | would like to express my heartful thanks
to our shareholders, business partners and customers for their
full support to the Group in such a difficult year 2025. | would
also like to take this opportunity to express my gratitude to our
directors, management and staffs for their valuable contributions.
We will continue to forge ahead and maintain sustainable growth,
enhancing our competitiveness and operating efficiency to
become one of the most successful property developers and
operators in China.

Mr. Huang Juncan
Chairman

Hong Kong, 30 March 2026
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Financial Highlights
M E

Year ended Year ended

31 December 31 December

2025 2024

B ZE2025F HZE2024F

1283181t 1283181

(In RMB’000) (MAAR¥ T AREM) FE FE

Revenue A 8,504,518 13,195,837

Loss attributable to owners PA/NCIESY SNy E (3,411,176) (4,570,753)

of the Company

Loss per share (Basic: RMB) FREE (EX - ARKT) (0.2053) (0.2751)

As at As at

31 December 31 December

2025 2024

A2025F H2024%F

(In RMB’000) (MAREFITAERM) 128318 12H31H

Total assets BERTE 62,687,180 75,991,941

Total liabilities BE8E 44,978,391 54,929 281

Total equity (including non-controlling SR (B 17,708,789 21,062,660
interests) JEIEAR AR B b2 )

Total borrowings Bues 21,519,194 21,657,499

Net asset value per share (RMB) BREEFE (ARET) 0.867 1.066

8 Gemdale Properties and Investment Corporation Limited
SHEHERERRAAE



FINANCIAL REVIEW

The accounting policies and methods of computation used in
the preparation of the financial statements for the year ended
31 December 2025 were consistent with those used in the last
financial year ended 31 December 2024, except that the Group
has applied revised HKFRS Accounting Standards, for the first
time, issued by Hong Kong Institute Certified Public Accountants
which is effective for the Group’s financial year beginning on or
after 1 January 2025.

RESULTS FOR THE YEAR ENDED 31 DECEMBER 2025

The revenue of the Group for the year ended 31 December 2025
decreased to RMB8,504.5 million from RMB13,195.8 million for the
year ended 31 December 2024. The decrease was primarily due
to the decrease in revenue recognised from sales of properties by
RMB4,637.1 million.

Other income and gains decreased to RMB517.7 million for the
year ended 31 December 2025 from RMB856.6 million for the
year ended 31 December 2024. The decrease was mainly due to
the decrease in interest income and consulting services income
for the current year by RMB188.9 million and RMB80.8 million
respectively.

Given the continued weakness of Mainland China’s economy in
2025 and the Group’s cautious approach to the overall property
investment market, the investment properties of the Group for
the year ended 31 December 2025 recorded a fair value loss of
RMB575.7 million, against a fair value gain of RMB66.9 million
for the year ended 31 December 2024. Furthermore, the Group’s
financial assets at fair value recorded a fair value loss of RMB79.0
million for the year ended 31 December 2025, against fair value
loss of RMB38.1 million for the year ended 31 December 2024.

Financial Review
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Financial Review

Bt %5 1 A

The Group’s direct operating expenses for the year ended
31 December 2025 decreased to RMB1,119.6 million from
RMB1,470.9 million for the year ended 31 December 2024. The
decrease was mainly due to reduction in staff cost by cutting
down the manpower and salaries, and decrease in selling and
marketing expenses.

Due to reduction in staff cost, the Group’s administrative expenses
for the year ended 31 December 2025 was decreased to RMB88.4
million from RMB104.6 million for the year ended 31 December
2024.

The finance costs reduced to RMB951.2 million for the year ended
31 December 2025 from RMB1,159.1 million for the year ended 31
December 2024, decreased by RMB207.9 million. The decrease
was mainly due to partial repayment of bank borrowings and
reduction in borrowing interest rates.

As the real estate market of Mainland China remained sluggish,
the Group made further impairment loss of RMB789.6 million for
the inventory of properties of certain subsidiaries during the year,
against an aggregate impairment loss of RMB556.8 million in the
previous year.

Due to further impairment losses on the inventory of properties
held by certain joint ventures, the Group made an aggregate
impairment allowance of RMB760.7 million for the receivables from
those joint ventures during the year, compared with the previous
year, there was an aggregate impairment allowance of RMB165.3
million for the receivables from the joint ventures.
the Group made an impairment of RMB191.2 million on loans
receivable of its microfinance business during the year, against
an impairment of RMB140.1 million in the previous year.

In addition,

Other losses for the year included an aggregate loss of RMB86.9
million from disposal of certain joint ventures and associates, and
a loss of RMB15.7 million from disposal of a subsidiary. Other
losses for the previous year mainly included a remeasurement loss
of RMB396.8 million arising from acquisition of a subsidiary and
a net loss of RMB229.5 million from disposal of certain financial
assets at fair value.

10 Gemdale Properties and Investment Corporation Limited

THBHESERRQF

REBHE2025F 12831 B ILFERBZHER
BHY  AEZE2024F12A831BIEEEZ ARE
1,470,900,0007TE & AR #1,119,600,0007T ©
ERTHREEHNBEBHEAAFREBIEMRE
ALER  URBEEEERME -

HRAIEBRRD  AEEEHZE2025F12A31H
IEFEHEZ2THRAY - AEE2024F 12 A 31
BItFEEZ AR 104,600,000t THEEARE
88,400,0007T ©

HE2025F12A31BIEFEZHMBERRES
202412 A31HIEFEARY1,159,100,000
TTEEAR®OIS51,200,0007T ' B ARE
207,900,0007T ° AP REFEZEE T #BHRIT
BERRERFETH -

PEARERF M ET IS K NERKE - st - NEH
RERHEETHBARZMETFEE—TFHER
EARY789,600,0007T * EFFRARES/ARKE
556,800,0007T °

RETEERAFBZMEGEE — S HER
SRX AEERFAHZEEAE R Z EIER
,Aé,ﬁtsﬂmmﬁ/\ﬁﬂzmo 700,0007T  $ftt B4
HEEQARIBEWRERARTRZAENABARE
165,300,000 ° 5N« REBRFRNE/NEER
¥z BIRERERABEARK191,200,0007T -
FFEZRER B AR 140,100,0007T °

?ﬁH}

3,

REEHEMBABELEETAE AR REZE QA
FrE.: 2 B84 H ARK86,900,000 L H HE—R
i/ ARl EE 2 BB AR 15,700,0007T ° ﬁﬂiﬁ
EZHEMBATERRERKENBARMELZE
FetE 2 BB AREK396,800,000t M EEUAR
B2 zemEECEBFEARK229,500,000
—



Share of results of joint ventures and associates of the Group
reported an aggregate loss of RMB752.7 million for the year ended
31 December 2025, against an aggregate loss of RMB2,378.3
million for the year ended 31 December 2024, representing a
decrease in loss of RMB1,625.6 million. The losses reported by
joint ventures and associates in the current and last years were
mainly due to impairment losses made for certain inventory of
properties held by joint ventures and associates.

Overall, loss attributable to owners of the Company for the year
ended 31 December 2025 was RMB3,411.2 million, against loss
of RMB4,570.8 million for the year ended 31 December 2024. The
reported losses for the current and last years were mainly due to
large impairment losses made for the inventory of properties of
subsidiaries, joint ventures and associates.

The Group recorded basic loss per share of RMB0.2053 for the
year ended 31 December 2025, against basic loss per share of
RMBO0.2751 for the year ended 31 December 2024.

BUSINESS SEGMENTS
Property development

For the year ended 31 December 2025, the revenue of
property development segment decreased to RMB7,261.2
million, representing 85% of the total revenue, compared with
RMB11,898.4 million, representing 90% of the total revenue for
the year ended 31 December 2024. The decrease in the segment
revenue was primarily due to decrease in the areas delivery of the
sales properties. The segment results for the current year reported
a loss of RMB1,809.7 million, against a loss of RMB2,903.7 million
for the previous year. The large loss segment results reported for
the current and last years was due to large impairment loss made
for the inventory of properties held by subsidiaries, joint ventures
and associates of the Group.

Financial Review
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Financial Review

Bt %5 1 A

Property investment and management

The revenue earned by the property investment and management
segment for the year ended 31 December 2025 decreased
from RMB1,297.5 million, representing 10% of the total revenue
for the year ended 31 December 2024, to RMB1,243.3 million,
representing 15% of the total revenue, slightly decreased by
RMB54.2 million or 4%. This was mainly due to the expiration or
early termination of certain property lease contracts of its sub-
leasing business. The segment results for the year ended 31
December 2025 reported a loss of RMB379.4 million, against a
profit of RMB935.3 million for the year ended 31 December 2024,
a decrease of RMB1,314.7 million. The decrease was mainly due
to fair value losses reported on investment properties held by
subsidiaries and joint ventures for the year ended 31 December
2025 while fair value gains recorded for the year ended 31
December 2024.

SHAREHOLDERS’ EQUITY

The Group’s total shareholders’ equity decreased from
RMB17,704.4 million as at 31 December 2024 to RMB14,410.4
million as at 31 December 2025. The decrease was mainly
resulted by loss attributable to owners of the Company for the
current year of RMB3,411.2 million.

FINANCIAL RESOURCES, LIQUIDITY AND CAPITAL
STRUCTURE

Liquidity and capital resources

The Group’s deposits, bank and cash balances (including
restricted cash) decreased by 43% to RMB2,247.5 million as at
31 December 2025 from RMB3,913.1 million as at 31 December
2024. The decrease was mainly due to payments of property
development costs, PRC taxes, loan interests and repayment of
bank borrowings.

Borrowings

During the year, the Group arranged several new bank borrowings
totalling RMB2,686.7 million of which RMB2,636.8 million were
secured long-term bank borrowings. The loan proceeds were
mainly utilised in repayment of the existing bank borrowings. As at
31 December 2025, total bank borrowings of the Group amounted
to RMB10,980.0 million with interest rates ranging from 2.65% to
5.20% per annum.

12 Gemdale Properties and Investment Corporation Limited
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The total borrowings decreased by RMB138.3 million to
RMB21,519.2 million as at 31 December 2025 from RMB21,657.5
million as at 31 December 2024. The Group’s gearing ratio
(defined as total borrowings over total equity, including non-
controlling interests) increased to 122% as at 31 December 2025,
from 103% as at 31 December 2024. The increase in the gearing
ratio was due to the decline in equity caused by large loss
incurred in the current year.

The maturity profiles of the Group’s outstanding borrowings as at
31 December 2025 and 31 December 2024 are summarised as
below:

Financial Review
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BEHBEEN2025F12A31BHAARKE
21,519,200,00075 C 202412 A31 B AR
21,657,500,0007T ' & AR%138,300,0007T ©
REBZEBERER(ERBBEHBERAERBEE
BIEIEEI A A ) 2024F 12 A31H2103%
FHZE2025F12A31H2122% - AfELLE AR
BRAFEA RNEEES| BUER AT TR -

R2025%12 31 A K%2024F 12 831 H R
1%§¥£ BT

31 December 31 December

2025 2024
2025%F 20244
12H31H 12H31H
RMB’ 000 RMB’000
AR¥T T ARBET T
Short-term and long-term bank borrowings: AHERHRTER:
Within the first year or on demand RE—FAFIREKEEER 1,379,602 1,248,450
In the second year RE_FR 1,297,111 1,057,100
In the third to fifth years, inclusive RE=ZZFRFAN  BIEEEMF 2,620,864 3,115,694
Over five years HEMU E 5,682,387 6,018,543
10,979,964 11,439,787
Loans from related parties: BEFEN:
Within the first year or on demand RE—FRNRIREKEEE - -
In second year REZFA -
In the third to fifth years, inclusive REZZFRFAN BEEEMRE 10,539,230 7,100,996
Over five years AELE - 3,116,716
10,539,230 10,217,712
Total borrowings Bz 21,519,194 21,657,499
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FINANCIAL MANAGEMENT
Foreign currency risk

As at 31 December 2025, borrowings were denominated in United
States dollar (“US$”), RMB and Hong Kong dollar (“HK$"). The
Group mainly operates in the Mainland China and most of the
transactions, assets and liabilities are denominated in RMB,
thus the Group is exposed to foreign currency risk. Moderate
fluctuation of RMB against HK$ and US$ was expected, the Group
considered the foreign currency risk exposure was considered
acceptable. The Group will review and monitor its currency
exposure from time to time and when appropriate hedge its
currency risk.

The currency denominations of the Group’s outstanding

Mg ER

INE B B

MR2025F12A31H » EFIEET - ARERBE
R AEBEIENPEAERNGCEETR - KBMH

R -EERBERARERIR B AL®IER
ZHNER c BHARBEEE N E T2 EREH

B8y BEAKERSBRIMNERBRIDATER -
AEESTERILERERRR  YREERIRK

HmEERER

ANEBR 2025912 A31 B K 2024512 31 B ik

borrowings as at 31 December 2025 and 31 December 2024 are EEZEFURLEEE S EBMOT ¢
summarised below:
31 December 31 December
2025 2024
2025F 20244
12A31H 12HA31H
RMB’ 000 RMB’000
ARBTT ARBEFTT
HK$ ki 6,915,861 182,333
RMB AR 13,879,718 13,677,702
Us$ ETT 723,615 7,797,464
Total R 21,519,194 21,657,499
Interest rate risk F= @ B
As at 31 December 2025, 96% of borrowings of the Group were 2025612331 H * A&EE96% (2024F 12 A 31
on a floating rate basis (31 December 2024: 99%) where 66% (31 B : 99%) EFIRZH A Kt 8 - EH66% (2024

December 2024: 63%) of floating rate loans were denominated
in RMB. While low fluctuation of RMB interest rate was expected,
the interest rate risk exposure was considered acceptable and no
hedging was considered necessary. The Group will continue to
monitor the suitability and cost efficiency of hedging instrument
(including interest rates swaps) and consider a mix of fixed and
floating rate borrowings in order to manage interest rate risk.

14 Gemdale Properties and Investment Corporation Limited
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PLEDGE OF ASSETS

The Group had the following pledged assets to secure bank
borrowings granted to the Group as at 31 December 2025 and 31

December 2024.

Financial Review
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EERM

R2025%12 A31 B %2024 128310 * AKEE
ERATEEARRAAEER D 2 RITEK -

31 December

31 December

2025 2024

2025%F 20244

12H31H 12H31H

RMB’ 000 RMB’000

ARETT AR®ET T

Investment properties & E Y 15,285,969 15,999,154
Properties under development BRI 1,005,429 2.410,032
Properties held for sale FLEME 1,192,500 =
Restricted cash SIRHIES 102,122 124,520
Total BEE 17,586,020 18,533,706

CONTINGENT LIABILITIES

(a)

As at 31 December 2025, the Group provided guarantees
to certain banks in respect of mortgage granted by banks
relating to the mortgage loans arranged for purchasers
of the Group’s properties. Pursuant to the terms of the
guarantees, upon default in mortgage payments by
these purchasers, the Group is responsible for repaying
the outstanding mortgage principals together with the
accrued interest and penalty owed by the defaulting
purchasers to the banks and the Group is entitled but not
limited to take over the legal titles and possession of the
related properties. The Group’s guarantee period starts
from the dates of grant of the relevant mortgage loans
and ends upon issuance of the real estate ownership
certificates. As at 31 December 2025, the Group's
outstanding guarantees in connection with the arrangement
amounted to RMB2,326,527,000 (31 December 2024:
RMB2,954,150,000).

HREE

(a)  M2025%12H31H - IRITIRERBER
TAKEMEZER  AEERE TZER

TTREER - REERER

EREREFE

RIEBFE  ARBREERARTEEZS
BEFERZAEERBADERENNE R
I MAKEBEREINRREEEHEYNE
EEFMBRREERE - AEBZERBA

Rt REREERE

Bt = H AME

EEZAIF - R2025F12H318 » A& H
MAREBEZERABARE?2,326,527,0007T
(2024412 A318H : AR#2 954,150,000

JT) °

Annual Report 2025 €3 15



Financial Review

Bt %5 1 A

16

The Directors consider that the fair value of the guarantees
is not significant and in case of defaulting payments,
the net realisable value of the related properties will be
sufficient to cover the outstanding mortgage principals, the
accrued interest and penalty. Therefore, no provision has
been made in the financial statements for the year ended
31 December 2025 (31 December 2024: Nil) for these
guarantees.

At the end of the reporting period, the Group provided
an aggregate maximum credit enhancement (including
guarantees) of RMB2,174,265,000 (31 December 2024:
RMB773,945,000) to financial institutions for facilities
granted to joint ventures of the Group. As at 31 December
2025, the facilities with such credit enhancement were
utilised to the extent of approximately RMB2,114,921,000
(81 December 2024: RMB721,746,000).

The Directors consider that the fair value of the credit
enhancement is not significant and in case of defaulting
payments, the net realisable value of pledged properties
will be sufficient to cover the outstanding mortgage
principals, the accrued interest and penalty. Therefore, no
provision has been made in the financial statements for the
year ended 31 December 2025 (2024: Nil) for the credit
enhancement.

Gemdale Properties and Investment Corporation Limited
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Five-year Financial Summary

HFBEHRE

Year ended Year ended Year ended Year ended Year ended
31 December 31 December 31 December 31 December 31 December
2025 2024 2023 2022 2021
BZ20255  HZE2024F  HZE2023F - EHE2022%F  EHE20214
1283181 12A318B1t  12A31H1  12A31HI  12A318It
FE FE FE FE FE
(Restated) (Restated)
(In RMB’000) (AARETTREMN) (&%) (&%)
Results ¥E&
Revenue WA 8,504,518 13,195,837 17,452,374 10,302,492 14,184,795
(Loss)/profit before tax BREEAT (E518), R (3,387,917)  (3,509,002) 1,785,034 3,488,168 5,723,802
Tax A (59,728) (658,247) (952,282) (1,121,404) (1,383,974)
(Loss)/profit for the year FA(ER),/EH (3,447,645)  (4,167,249) 832,752 2,366,764 4,339,828
Attributable to: AT AL REL :
Owners of the Company VN/NSIESYEUN (3,411,176) (4,570,753) 342,718 2,323,906 4,025,125
Non-controlling interests FEiE R AR R = (36,469) 403,504 490,034 42,858 314,703
(3,447,645)  (4,167,249) 832,752 2,366,764 4,339,828
As at As at As at As at As at
31 December 31 December 31 December 31 December 31 December
2025 2024 2023 2022 2021
#2025 12024 F 2023 %F 2022F #2021 F
12H31H 12A318 12A31H 12A31H 12A31H
(Restated) (Restated)
(In RMB’000) (AARETTREMN) (&%) (&%)
Assets and liabilities BEEHEEE
Total assets BELEE 62,687,180 75,991,941 91,098,407 86,034,492 77,113,146
Total liabilities BiERE (44,978,391)  (54,929,281)  (64,750,005)  (59,012,850)  (52,489,027)
Total equity (including B (R
non-controlling interests)  FEIERRARERAERS) 17,708,789 21,062,660 26,348,402 27,021,642 24,624,119
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LAND BANK

Our management believes that a quality land bank is the key for a
property developer to succeed in a competitive property market in
the PRC. Our core competitive edge includes good timing for land
acquisition at competitive pricing as well as professional projects
management.

As at 31 December 2025, the Group’s land bank (including those
under associates and joint ventures) totalled 10.83 million square
meters. For the Group’s land bank, 36% were located in the four
first-tier cities, which includes Beijing, Shanghai, Guangzhou and
Shenzhen; 42% were located in the second-tier cities, including
Chengdu, Jinan, Nanjing, Wuhan, Hangzhou, Suzhou, Kunming,
Changsha, Tianjin, Taiyuan, etc.; and the remaining 22% were
located in the third-tier and other cities.

Land acquisitions in 2025

During 2025, the Group acquired three land projects in the PRC,
with total planned GFA of approximately 65,000 square meters.
Total consideration paid by the Group amounted to approximately
RMB448 million and the average land acquisition cost of which
was approximately RMB6,900 per square meter.

SEGMENT INFORMATION
Properties sales and development

In 2025, the property market in the PRC showed a drastic drop.
The Group (including those under associates and joint ventures)
achieved an aggregated contracted sales of approximately
RMB10,696 million in 2025 with a total contracted sales area of
approximately 848,000 square meters, representing a decrease of
47.3% and 44% respectively as compared to 2024. The average
selling price was approximately RMB12,600 per square meter in
2025, representing a decrease of 6% compared to 2024.

Property investment and management

The Group is committed to acquiring and operating sustainably
of investment properties in prime locations of economically
developed cities. Currently, the Group’s property investments are
mainly included commercial/office projects, business parks and
rental housing.

18 Gemdale Properties and Investment Corporation Limited
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As of 31 December 2025, the Group (including those under
associates and joint ventures) had a total construction areas of
3.43 million square meters of investment properties (including
sub-leasing properties) that are in operation in PRC, representing
a year-on-year growth of 1.8%. A tax-included income from rental
and related services from these properties was approximately
RMB2.3 billion for the year, representing a year-on-year growth of
3%.

The Group (including those under associates and joint ventures)
held commercial/office projects in operation with a total GFA
of approximately 1.16 million square meters, and recorded
total revenue from rental and related services of approximately
RMB1.36 billion, representing a year-on-year growth of
approximately 14%. Among them, the occupancy rate for Phases
1 and 2 of Vision Shenzhen Business Park in Nanshan District,
Shenzhen, reached 93% while the occupancy rate for Phase 3
of Vision Shenzhen Business Park reached 89%. Our lessees in
Phases 1, 2 and 3 of Vision Shenzhen Business Park include large
companies such as Intel, Nvidia, BASF, Tencent, Flextronics,
Huawei, Xiaohongshu and Jinjiang International. This project was
awarded with “Top 30 Commercial Real Estate Asset Operation
Performance in 2025” by Guandian and as a “Demonstration
Project of Property Services in Guangdong Province” by the
Guangdong Provincial Property Management Industry Association.

Meanwhile, the Group (including those under associates and
joint ventures) held operating business parks with a total GFA of
approximately 2 million square meters. These properties recorded
a total revenue from rental and related services of approximately
RMB730 million, representing a year-on-year decrease of
about 12%, which was mainly due to the sale of the Shanghai
Sanlingiao project. The average occupancy rate of the business
park projects in stable operation period reached 91%. Gemdale
Weixin Business Park has been recognized as one of the “Top 3
Comprehensive Strength of Industrial Park Developers in China”
by CRIC for four consecutive years. Furthermore, thanks to its
excellent asset-light service capabilities, it has once again been
recognised as one of the “Top 3 Asset-Light Service Capabilities
for Industrial Parks in China” by CRIC. Gemdale Weixin Longgang
Smart Manufacturing Park has also been awarded one of the “Top
10 Excellent Industrial Parks in China”.

Review of Operations
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Our rental housing brand “Gemdale Strongberry Community” aims
to provide high-quality and affordable rental apartments to youths.
As at 31 December 2025, the rental housing business operated
approximately 12,000 rooms, with an occupancy rate of 94%
for its affordable apartment projects in stable operation period.
The rental housing business recorded revenue of approximately
RMB210 million for the year, representing a year-on-year increase
of about 1.1%. Gemdale Strongberry Community was awarded
with CRIC “Top 10 Outstanding Brands of Chinese Housing
Rental Enterprises” and “Top 5 Outstanding Operators of Chinese
Rental Housing Complexes,” and also received the “Outstanding
Enterprise in Chinese Housing Rental” award from the China Index
Academy. The Shanghai Baoshan Nanda rental housing project
has completed its first phase and provided over 2,500 high-quality
rental-guaranteed units and was awarded as “Top 10 New Large-
Scale Rental Communities in 2025,” setting a benchmark for heavy
asset investment in rental housing and promoting the long-term
development of the rental housing business.

The investment properties held by the Group in the pipeline and
under construction will also be put into operation successively,
which will continue to generate stable revenue and cash inflow to
the Group.
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Profiles of Directors and Company Secretary

EXECUTIVE DIRECTORS

Mr. Huang Juncan (“Mr. Huang”), aged 55, has been an
Executive Director of the Company and the Chairman of the Group
since November 2012. He is also the chairman of the Nomination
Committee of the Company. Mr. Huang worked at Gemdale
Corporation during the period from 1992 to 2024. He was a
director and the President of Gemdale Corporation, the controlling
shareholder of the Company, and was in charge of the whole
operation of Gemdale Corporation. He has extensive experience
in property investment, design, construction, marketing and
corporate management. Mr. Huang holds a bachelor's degree in
Civil Engineering from Tongji University, the PRC and an EMBA
from Wudaokou College of Finance, Tsinghua University.

Mr. Xu Jiajun (“Mr. Xu”), aged 47, has been an Executive
Director and the Chief Executive Officer of the Company since
October 2012 and January 2013, respectively. He is also a
member of the Remuneration Committee of the Company. Mr. Xu is
the chairman of Gemdale Corporation, the controlling shareholder
of the Company, and is overall responsible for the long-term
development, strategic planning and capital management of
Gemdale Corporation. He has extensive experience in property
development, corporate management and strategic planning. Mr.
Xu was awarded the “Gold medal prize of Board Secretary” by
New Fortune Magazine from 2010 to 2016, and was awarded the
“Best Board Secretary” by Money Week in 2011 and 2012. Mr. Xu
holds a master’s degree in management from Shanghai University
of Finance and Economics, the PRC.

Mr. Li Ronghui (“Mr. Li”), age 54, has been an Executive Director
of the Company since June 2025. He is also a Director, President
and Chief Financial Officer of Gemdale Corporation, the controlling
shareholder of the Company. Mr. Li served as Assistant to
President and Chief Financial Officer of National Holdings Group,
General Manager of Fund Management Department, Assistant to
General Manager and Audit Director of Funde Sino Life Insurance
Co., Ltd., Chief Financial Officer, Executive Vice General Manager
and General Manager of Sino Life Asset Management Co., Ltd.,
Director, Vice President and Chief Financial Officer of Funde
Holding Group Co., Ltd., and General Manager of Shenzhen
Funde Jinrong Holdings Co., Ltd. Mr. Li holds a master's degree
in business administration from Xi'an University of Technology and
is a certified public accountant (non-practicing member) in the
PRC.

ESRAAREBE N

BITES

ERBEE(HESELEE]D 555 H2012F 11 AR
BEERARBDRITEERAEBLIE - RIFREARA
REBEEZEEGEIF - EREN1992F 2024 F Hfd 58
i (KB BRI BRAR - RESH (KE) K
BRAR (ARRZERBRR) EE2REH  aES
(EE) RNDARDBZEBELTIE - WRYE
RE - Rit - BE EHNCXERTEERLEE
K AEARETEREARIREL B NG
FEREREALBMBREMBASAL

I

BRRBRE(THREE]D 475 - DHIE2012F10
AK2013F 1 ARBECARARRNITE S MITHA
H -BITAEARRTMEEEKE - REETEME
it (EE) RMDBRAF (RRARZEZERRKRE) 2E
ERk-2EHEBESH (EE) ROERARHRER
B EBERENEAEEFASIIE  HRYER
B rEEEREERAITAEESEELR - R
ER2010FE2016 FECHTVE)HFE T 2B=E
W FBSR - w2011 F K201 2F ECGEF AR T A
[(REESEWE] REEBREPELEMEARE

ERER LB -

ZRERAE ([ZFRE])  b4pr 0 H2025%6 ARLIE
FEARBRITES - FAhASH (£E) BRHBRA
Al (ARRIZERBRR)ES BERUBEEA -
THRACIRRIEREBBHDE  HERE 5
BEDTASREBBROERARESEEIFELE
BIRENIE B AEA  ADRBREEEEAR
ARIVBEEA EHARLE  RI51E &
& (EE) BRAFES - 2lRY - KB X
NEEeBIERBRARAKBERG - ThHEH
EOLREIASIHESEELTERN - W ATBEEM
EETAD (JEREEE) -

Annual Report 2025 &3 21



Profiles of Directors and Company Secretary

ESRAAREBEN

Mr. Wei Chuanjun (“Mr. Wei”), aged 57, has been an Executive
Director and the Chief Financial Officer of the Company since
October 2012. Mr. Wei currently is a senior vice president of
Gemdale Corporation, the controlling shareholder of the Company,
and is in charge of Gemdale's financial management companies
and real estate funds. He has extensive experience in property
development and financial management. Mr. Wei is a fellow
member of the Association of Chartered Certified Accountants and
a member of The Chinese Institute of Certified Public Accountants.
He holds a MBA from Shanghai University of Finance and
Economics, the PRC.

NON-EXECUTIVE DIRECTORS

Mr. Loh Lian Huat (“Mr. Loh”), aged 62, has been a Non-
executive Director of the Company since May 2015. Mr. Loh is the
Founder of Silkrouteasia Capital Partners Pte. Ltd., an investment
advisory, asset management and direct real estate investments
firm. He has over 25 years of experience in the corporate real
estate investment, fund and asset management industry. Prior to
setting-up Silkrouteasia Capital Partners Pte. Ltd. in 2011, Mr. Loh
worked at MEAG Pacific Star Asset Management Pte. Ltd. He also
worked at GIC Real Estate Pte. Ltd., covering asset management
responsibilities in China, Japan and Korea. Mr. Loh was the lead
independent director of OUE Commercial REIT Management Pte.
Ltd., the manager of OUE Commercial REIT, which is listed on
the Singapore Stock Exchange. He was also a member of OUE
Commercial REIT Audit and Risk Committee. Mr. Loh was a non-
independent, non-executive Director of EFA Real Economy Income
Trust, a Singapore-based fund management entity with a Capital
Market License issued by the Monetary Authority of Singapore.
He was also the Vice-Chairman of Holland Bukit Timah Community
Center Management Committee (“CCMC”) and a Patron of the
Bukit Timah Citizen Consultative Management Committee (“CCC”"),
a Singapore non-profit grassroot organization. Mr. Loh graduated
with a Bachelor of Science (1st Class Hons) in Mechanical
Engineering from the National Defense Academy, Japan, and a
Master of Science degree in Defense Technology from the Royal
Military College of Science, United Kingdom.
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Profiles of Directors and Company Secretary

Ms. Zhang Feiyun (“Ms. Zhang”), aged 40, has been a Non-
executive Director of the Company since May 2015. Ms. Zhang
founded Zhongsai Capital in 2013 and served as the managing
partner. She has been the CEO of Meridian and Saturn Capital
since 2022, focusing on the management of equity investment
funds, securities investment funds and direct investment in
projects. The funds she manages include Guangdong Southern
Media Convergence Development Investment Fund, Shanghai
Hengsai Qingxi Venture Capital Fund, Shanghai Dongshu Venture
Capital Fund, Shanghai Shuyuan Venture Capital Fund and
Shanghai Huitai Zhongsai Private Equity Investment Fund. From
2010 to 2012, Ms. Zhang worked in the investment securities
division of Daiwa Bank and oversaw investments in the real estate
industry. Ms. Zhang holds a Bachelor degree in journalism from
Fudan University in the PRC, and a Master degree in management
from the University of Edinburgh in the United Kingdom.

INDEPENDENT NON-EXECUTIVE DIRECTORS

Mr. Hui Chiu Chung (“Mr. Hui”), aged 78, has been an
Independent Non-executive Director of the Company since
December 2004. He is also the chairman of the Remuneration
Committee as well as a member of the Audit Committee and
the Nomination Committee of the Company. Mr. Hui is currently
the chairman and chief executive officer of Luk Fook Financial
Services Limited. He also serves as a non-executive Director of
Luk Fook Holdings (International) Limited, an independent non-
executive director of Agile Group Holdings Limited, China South
City Holdings Limited (In Liquidation) and FSE Lifestyle Services
Limited, whose shares are listed on the Hong Kong Stock
Exchange. Mr. Hui has extensive experience in the securities
and investment industry. He had for years been serving as an
independent non-executive director of Hong Kong Exchanges
and Clearing Limited, a council member and vice chairman of
The Stock Exchange of Hong Kong Limited, a member of the
Advisory Committee and the Committee on Real Estate Investment
Trusts of the Hong Kong Securities and Futures Commission, a
director of the Hong Kong Securities Clearing Company Limited,
a member of the Listing Committee of the Hong Kong Exchanges
and Clearing Limited, an appointed member of the Securities and
Futures Appeal Tribunal, a member of the Standing Committee
on Company Law Reform, and an appointed member of the Hong
Kong Institute of Certified Public Accountants Investigation Panel.
Mr. Hui was appointed by the Government of the HKSAR a Justice
of the Peace in 2004 and was also appointed a member of the
Zhuhai Municipal Committee of the Chinese People’s Political
Consultative Conference from 2006 to 2017.
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ESRAAREBEN

Mr. Chiang Sheung Yee, Anthony (“Mr. Chiang”), aged
68, has been an Independent Non-executive Director of the
Company since November 2012. He is also a member of the
Audit Committee and the Nomination Committee of the Company.
Mr. Chiang is a practicing solicitor in Hong Kong. He obtained a
Bachelor of Laws degree at the University of Hong Kong in 1980
and was admitted as a solicitor of Hong Kong in 1983. He was
appointed by the Ministry of Justice in the PRC as an attesting
officer in 1995. Mr. Chiang has substantial experience in foreign
investment and property transactions in the PRC.

Mr. Xia Xinping (“Mr. Xia”), aged 60, has been an Independent
Non-executive Director of the Company since May 2019. He is
also the chairman of the Audit Committee and a member of the
Remuneration Committee of the Company. Currently, Mr. Xia is
a professor at the Department of Quantitative Finance under the
College of Management of Huazhong University of Science and
Technology and a mentor of doctoral candidates. He served as
the vice director of the College of Management from 2003 to
2011; he also pursued further studies and conducted research
as a visiting scholar at Harvard University in the U.S. as well as
the University of Toronto and HEC Montréal in Canada. Mr. Xia
served as a director of Wuhan HUST High-Tech Group, a member
of the budget committee of Huazhong University of Science
and Technology, and an independent director of Shenzhen New
Nanshan Holding (Group) Co., Ltd., Fiberhome Telecommunication
Technologies Co., Ltd. and Hubei Fuxing Science and Technology
Co., Ltd. He was also an independent director of Gemdale
Corporation (Shanghai Stock Code: 600383), the controlling
shareholder of the Company, from May 2009 to April 2017 and
was the chairman of the audit committee as well as a member
of the remuneration and assessment committee of the board of
directors of that company from 2010 to 2017. Currently, Mr. Xia
serves as an independent director of Hubei Dinglong Holding Co.,
Ltd. (Shenzhen Stock Code: 300054) and an independent non-
executive director of Kindstar Globalgene Technology, Inc. (Hong
Kong Stock Code: 09960). Mr. Xia graduated from Huazhong
Institute of Technology in 1985 with a bachelor’'s degree in
engineering, from Huazhong University of Science and Technology
in 1990 with a master's degree in management, and then from
Huazhong University of Science and Technology in 2000 with a
doctoral degree in management.
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COMPANY SECRETARY

Mr. Wong Ho Yin (“Mr. Wong”), aged 50, has been the Company
Secretary of the Company since October 2012. Mr. Wong was
graduated from the Hong Kong University of Science and
Technology with a master’s degree in business administration. Mr.
Wong is a member of the Hong Kong Institute of Certified Public
Accountants and a CFA charterholder. Before joining the Group,
Mr. Wong worked in several Hong Kong listed/private companies
as chief financial officer. Mr. Wong has extensive experience in
accounting, treasury, finance and merger and acquisition.
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CORPORATE GOVERNANCE

The Company (together with its subsidiaries, the “Group”) is
committed to maintain a high standard of corporate governance
with an emphasis on a quality board of directors, sound risk
management and internal control, good principles and practices,
and transparency and accountability to all shareholders of the
Company (the “Shareholders”) in order to optimise return for
its shareholders, enhance the corporate value and promote
sustainable development of the Group’s business.

The Company has adopted and complied with all the mandatory
disclosure requirements and the applicable code provisions as set
out in the section headed “Part 2 — Principles of good corporate
governance, code provisions and recommended best practices”
of the Corporate Governance Code (the “CG Code”) as set out in
Appendix C1 of the Rules Governing the Listing of Securities on
The Stock Exchange of Hong Kong Limited (the “Listing Rules”)
throughout the year ended 31 December 2025 (“FY2025") with the
exception of code provisions mentioned below:

Under the code provision C.1.5, generally independent non-
executive directors and other non-executive directors should
attend general meetings to gain and develop a balanced
understanding of the views of shareholders. Due to other pre-
arranged business commitments, Mr. Loh Lian Huat and Ms.
Zhang Feiyun were not able to attend the annual general meeting
of the Company held on 25 June 2025.

Under the code provision C.5.1, board meetings should be held
at least four times a year at approximately quarterly intervals.
During the year, two regular board meetings were held to review
and approve the annual and interim results of the Company. The
Company does not announce its quarterly results and hence does
not consider the holding of quarterly meetings as necessary.
In addition, all Directors are provided with monthly updates on
the Company’s operational performance, position and industry
prospects and the Directors can make further enquiries to the
senior management from time to time to ensure that they are
provided with sufficient information to fulfill their directors’ duties.
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Under the code provision F.1.3, the chairman of the board should
attend the annual general meeting. Due to other pre-arranged
business commitments, Mr. Huang Juncan, the chairman of the
board, was not able to attend the annual general meeting of the
Company on 25 June 2025.

Under the code provision B.3.5, the company should appoint
at least one director of a different gender to the nomination
committee. Currently, all members in the Nomination Committee
of the Company are male. The Board believes that the current
members of the Nomination Committee possess the necessary
expertise. The Board will endeavour to take opportunity to
gradually increase the proportion of female member(s) over
time as and when suitable candidate(s) is/are identified, without
affecting the current effective operation of the Nomination
Committee.

MODEL CODE FOR SECURITIES TRANSACTIONS

The Company has adopted the Model Code for Securities
Transactions by Directors of Listed Issuers, as amended from
time to time, (the “Model Code”) as set out in Appendix C3 to
the Listing Rules as its own code of conduct regarding securities
transactions by the Directors. Following specific enquiries made
by the Company, all Directors had complied with the required
standards set out in the Model Code throughout the year. The
Model Code also applies to other specified senior management of
the Company.
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VISION, MISSION AND CORPORATE VALUES

Our vision and mission are to develop quality residential
and commercial properties, together with developments and
investments in business parks properties and other innovative
businesses so as to achieve quantity and quality upgrades.
In terms of asset management platforms setup, we aim to
realize as an integrated property developer by focusing on
residential, commercial, business park projects, and build
higher-quality projects on the basis of respecting urban culture
as well as build core values for the cities with the mentality of
intensive cultivation. The Group regards “dedication, integrity,
enterprising and aspiration” as the core corporate values, thereby
encouraging employees to break conventions and continue to
pursue excellence. In order to foster a corporate culture which is
aligned with the Company’s vision, mission and corporate values,
and harmonized the mindsets and behaviours of staff to support
the delivering of the corporate strategy, the Group has set up a
comprehensive training system, covering employees of all levels
and the contents of training courses include corporate culture.
The Group believes that this practice would not only benefit to
the personal and professional development of employees, but
also enhance the overall operating performance of the Group and
are essential to enhance corporate governance and sustainable
development of the Group. The Group also attaches great
importance to the concerns and expectations of its stakeholders,
including but not limited to employees, customers and the wider
society, and is committed to developing effective sustainable
development strategies to balance the interests of all parties and
build trusted relationships with stakeholders.

BOARD OF DIRECTORS
Board Composition

As at the date of this report, the Board of Directors of the
Company (the “Board”) currently comprises four executive
Directors, two non-executive Directors (“NEDs”) and three
independent non-executive Directors (“INEDs”). The Directors
during the year and up to the date of this annual report were:
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Length of tenure
(No. of Year)

fE#8  Current period

Name of Directors EEn (E%) of appointment BRI

Executive Directors HiTEE

Mr. Huang Juncan (Chairman) BRBEE(FE) 13 29 June 2023 20236 F29H
(Last re-election) (LREfF) 220265
to the 2026 AGM BRREFAEG

Mr. Xu Jiajun (Chief Executive Officer) H®RBRE (7THA#E#H) 13 29 June 2023 2023F6A29H
(Last re-election) (ERERE) 22026 4F
to the 2026 AGM RREERG

Mr. Li Ronghui ! TEB A 0.5 25 June 2025 202596 A25H
(Date of election) (BEAH) 220285
to the 2028 AGM BRRBERE

Mr. Wei Chuanjun ZEERE (GBEH) 13 19 April 2024 20244 A19R

(Chief Financial Officer) (Last re-election) (ERER) 220275

to the 2027 AGM RREFAEG

Mr. Ling Ke 2 B2 13 N/A A

NEDs FHITEE

Mr. Loh Lian Huat Loh Lian Huat%t4 10 19 April 2024 20244 F19H
(Last re-election) (ERERE) 220275
to the 2027 AGM BRREERE

Ms. Zhang Feiyun REBLT 10 19 April 2024 2024545191
(Last re-election) (ERiEfF) 220275
to the 2027 AGM BRREFAEG

INEDs BUHHTEE

Mr. Hui Chiu Chung FRRELE 21 29 June 2023 2023F6H29H
(Last re-election) (EREE) 22026
to the 2026 AGM REEFAEG

Mr. Chiang Sheung Yee, Anthony BHELE 13 25 June 2025 2025F6A25H
(Last re-election) (ERERE) £2028%
to the 2028 AGM RRBERE

Mr. Xia Xinping ETAE 6 25 June 2025 2025%6A25H
(Last re-election) (ERER) 220285
to the 2028 AGM RREERE

1 appointed on 25 June 2025 Z R2025%F6 25 HEZF

2 retired on 25 June 2025 2 R2025F6 H25 HiRIT

The Directors’ profile is set out on pages 21 to 25 of this annual

report.
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Board Independence

All Directors (including NEDs and INEDs) has been appointed
with a letter of appointment and are subject to retirement by
rotation and, being eligible, offer themselves for re-election at the
annual general meetings in accordance with the Bye-laws of the
Company. Bye-law 84(1) of the Company’s Bye-laws provides
that at each annual general meeting, 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, provided that every Director shall be subject to
retirement at least once every three years. Also, pursuant to Bye-
law 83(2) of the Company’s Bye-laws, any Director appointed to
fill a casual vacancy on the Board or as an addition to the existing
Board shall hold office until the next following annual general
meeting of the Company and shall then be eligible for re-election.

The NEDs (including INEDs) have other skills and experience
in areas which help to enhance the board’s balance of skills,
experience and diversity of perspectives. They play an important
role on the board, including to, keep up-to-date with the
Group’s business affairs and be involved in scrutinising the
Group'’s performance in achieving established corporate goals
and objectives, and monitor performance reporting and risk
management; bring independent judgment to bear on issues of
strategy, policy, company performance, accountability, resources,
key positions appointments and standards of conduct, and help
review of some board’'s major decisions; take the lead where
potential conflicts of interest arise; and serve on the audit,
remuneration, nomination and other governance committees,
if invited. Given the essential unitary nature of the board, non-
executive directors have the same duties of care, skills and
fiduciary duties as executive directors.

The three INEDs represent one-third of the Board. The Board
possesses a mix and balance of skills and experience which are
appropriate for the requirements of the business of the Company.
The opinions raised by the INEDs in board meetings facilitate
the maintenance of good corporate governance practices. One
of the INEDs has the appropriate professional qualifications or
accounting or related financial management expertise as required
by Rule 3.10(2) of the Listing Rules. A balanced composition
of executive Directors, NEDs and INEDs also generates a
strong independent element on the Board, which allows for an
independent and objective decision-making process for the best
interests of the Company and its shareholders.
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The Board has assessed and reviewed the independence of the
Company’s INEDs based on the independence criteria set out in
Rule 3.13 of the Listing Rules. Each of the INEDs has provided his
independence confirmation to the Company and the Company is
of the view that they remain independent in accordance with the
terms of the guidelines set out in Rule 3.13 of the Listing Rules.
The Company would also periodically remind each INED that he
has to inform the Company and the Stock Exchange as soon as
practicable if there is any subsequent change of circumstances
which may affect his independence.

There is no overboarding issue (i.e. concurrently hold more than
6 Hong Kong listed company directorships) for the INEDs. Each
INED is required to ensure that he can give sufficient time and
attention to the affairs of the Company and contribute to the
development of the Company’s strategy and policies through
independent, constructive and informed comments.

According to the code provision B.2.3, an INED who has served
more than 9 years (“Long Serving INEDs”) and such INED’s
further appointment should be subject to a separate resolution
to be approved by shareholders. In addition, his proposed re-
election would state the reasons why the Board believes that the
INED is still independent and should be re-elected, including the
factors considered, the process and the discussion of the Board
in arriving at such determination.

Currently, all INEDs (except Mr. Xia Xinping) have served for more
than 9 years. Mr. Hui Chiu Chung and Mr. Chiang Sheung Yee,
Anthony, have served on the Board for more than 21 years and 13
years respectively. Mr. Xia Xinping has served on the Board for
more than 6 years.
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The Board has evaluated Mr. Hui and Mr. Chiang based on
criteria set out in the nomination policy adopted by the Company,
including but not limited to their characters and integrity,
professional qualifications, perspectives, skills and experience
and having considered, among other things, that:

Each of Mr. Hui and Mr. Chiang has been devoting sufficient time
and attention to the Company as evidenced by, among other
things, their active participation at Board and Committee meetings
of the Company with high attendance rate throughout the years
since their appointments;

Each of Mr. Hui and Mr. Chiang possesses wealth of experience
in discharging his duties as the Company’s director through his
past and present working experience, which is valuable to the
Company’s corporate governance;

Mr. Hui has extensive experience in the securities and investment
industry and possesses the necessary knowledge and/or
professional qualifications to continue performing his duties;
while Mr. Chiang is a practicing solicitor in Hong Kong and is an
attesting officer appointed by the Ministry of Justice in the PRC.
Their perspectives, skills and experiences are closely relevant
to the business of the Group and these can ensure diversity in
the composition of the Board, and are therefore valuable to the
Company’s corporate governance; and

Each of Mr. Hui and Mr. Chiang has an in-depth understanding of
the operation and business of the Company as well as provides
objective and independent views to the Company and they remain
as INEDs, which will ensure continuity in management and can
bring valuable insights and expertise to the Board.
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Although each of Mr. Hui and Mr. Chiang has been serving as
an INED for more than 9 years, the Board is satisfied that Mr. Hui
and Mr. Chiang remain independent notwithstanding the length of
their service and the Board believes that their valuable knowledge
and experience in the Group’s business continue to generate
significant contribution to the Company and the Shareholders
as a whole. Thus, the Board believes that there is no evidence
that their tenure has had an impact on their independence and
integrity. The Board believes that Mr. Hui and Mr. Chiang are
suitable to continue to act as INEDs pursuant to code provision
B.3.4 of the CG Code contained in Appendix C1 to the Listing
Rules after taking into account of the above factors.

The Nomination Committee and the Board assesses the
needs in a timely manner to ensure sufficient time to recruit
suitable replacement for Long Serving INEDs, and develops a
comprehensive succession plan and identifies key skills that is
required to be supplemented to the INEDs. Besides, the Board
always pays attention to the new perspectives and angles that
the new INEDs can bring to promote the diversity of the Board
in order to ensure compliance with relevant regulations and can
have a smooth transition and knowledge transfer so as to ensure
a smooth handover of leadership.

The Company recognises that the Board’'s independence is
key to good corporate governance. The Board considers that
the balance between executive Directors and NEDs (including
INEDs) is reasonable and adequate to provide sufficient checks
and balances and can ensure independent views and inputs
from directors would be conveyed to the Board that safeguard
the interests of the Company and its shareholders. The Board
considered that such mechanisms were properly implemented
and effective.

Board Diversity

The Company notes the increasing diversity at the Board level
as an essential element in supporting the attainment of its
strategic objectives, sustainable and balanced development.
The Nomination Committee reviews and assesses the Board
composition on behalf of the Board periodically and will
recommend the appointment of new Director, when necessary,
pursuant to the Board diversity policy.
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In designing the Board’'s composition, the Board diversity has
been considered from a number of aspects, including but not
limited to gender, age, cultural and education background,
ethnicity, professional experience, skills, knowledge and length of
service so as to improve decision-making quality and corporate
competitiveness. The Nomination Committee will also consider
factors based on the Company’s business model, specific needs
and meritocracy from time to time in determining the optimal
composition of the Board so as to enhance shareholder’s value.

During the year under review, the Board comprises 9 Directors,
including 4 executive Directors, 2 NEDs and 3 INEDs, thereby
promoting critical review and control of the management process.
Currently, out of 9 Directors, one is female, representing 11% of
the Board. The Board will endeavour to at least maintain female
representation on the Board and take opportunities to increase
the proportion of female members over time as and when suitable
candidates are identified.

As at the date of this report, the Board’s composition under major
diversified perspectives was summarized as follows:

Diversity Mix Z#MHEE
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BExgznlt BRETERNMLR - Fie - Uk
HEES Bk BXELR K ABRRBF
H - #MEARARERREERS ) - EETES
ENREAKE  REZEENETHREARF
ZEBEN - RRFRLNREARERYZEESER
= MR RREE -

REBFEAR  EEShoRERAN  BHFE4EH
TEE 2HFNTEENILBUIFNTEE A
PBRERERENEEEEEF - B 9REFETE
1827 EEFEN11% c EFERBHEDER
THEEFETEARL  THRBRYEREHE
ABEIEREZH RS ZIEKE LA -

RAREEE EFSEFESTCERZAEAMM
R

10 —
9 — — — — — —
FemaleZ 1% Singaporean$f i Over 704 £ Over 20 LA £
8 — _— _— _— _—
INED 61-70
o 7
]
. L L
= m
S & NED 11-20
S 5 —
E 1l Male B ChineseF Bl 51-60
4 — E—— —
E
3 —
ED
2 — _—
41-
1 — _— 0 0-10
31-40
0 Designation Gender Ethnicity Age group Year of service
B =l Bk Fiesa ! PR 7% 4 50
Remarks: Bt -

ED - Executive Director ED - {1TES
NED - Non-executive Director

INED - Independent Non-executive Director
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The Group has also taken, and continues to take, steps to
promote diversity at all levels of its workforce. Opportunities
for employment, training and career development are equally
opened to all eligible employees without discrimination. As of 31
December 2025, the Group had 2,004 employees (including senior
management) of whom 1,154 were male and 850 were female.
Female employee represents 42.4% of its total workforce. No
women held senior management positions, and women comprised
42.6% of all employees (excluding senior management). The
Board believes that the Group recognizes room for improvement
in gender diversity at senior management, and we will continue
to monitor whether it desired or necessary to enhance gender
diversity at senior management to achieve our corporate
objectives.

Role of the Board

The Board is responsible for ensuring the continuity of leadership,
the development of sound business strategies for the Group,
availability of sufficient capital and managerial resources to
implement the business strategies adopted, adequacy of systems
of financial, risk management and internal control and conduct of
business in conformity with applicable laws and regulations. All
Directors have made full and active contributions to the affairs
of the Board and the Board has acted in the best interests of the
Group.

The Board strives to foster and promote a desired corporate
culture down to all levels of the Company, and ensure the desired
corporate culture is reflected in the Company’s strategy, business
models and operating practices. It is the ultimate decision-making
body of the Company except for matters requiring the approval of
the shareholders in accordance with the Company’s Bye-laws, the
Listing Rules or other applicable laws and regulations.

In addition, all Directors are provided with monthly updates on
the Company’s operational performance, position and industry
prospects to enable the Board as a whole and each Director to
fulfill their duties.
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Corporate Governance Function

The Board has undertaken and adopted the responsibility for
performing the corporate governance duties pursuant to the CG
Code and is committed to ensuring that an effective governance
structure is in place to continuously review, monitor and improve
the corporate governance practices within the Group with regard
to the prevailing legal and regulatory requirements. The Board
is responsible for performing the corporate governance duties
including:

(a) to develop and review the Company’s policies and
practices on corporate governance;

(b) to review and monitor the training and continuous
professional development of Directors and senior
management;

(c) to review and monitor the Company’s policies and
practices to ensure proper compliance with legal and
regulatory requirements;

(d) to develop, review and monitor the code of conduct and
compliance manual (if any) applicable to employees and
Directors; and

(e) to review the Company’s compliance with the CG Code and
ensure sufficient disclosure in the Corporate Governance
Report.

During the year, the Board has reviewed the policies and
practices on the Group’s corporate governance, the training and
continuing professional development of Directors and senior
management, the Company’s legal and regulatory compliance,
the code of conduct applicable to the Directors and employees,
as well as the Company’s compliance with the CG Code and the
disclosure in this Corporate Governance Report.

This Corporate Governance Report has been reviewed and
approved by the Board in discharge of its corporate governance
function.
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Directors’ Induction and Continuous Professional
Development

Each newly appointed Director receives a comprehensive
induction package covering business operations, policy and
procedures of the Company as well as the general, statutory and
regulatory obligations of being a Director and attends a director’s
training hosted by legal adviser to ensure that he/she has obtained
the legal advice referred to Rule 3.09D of the Listing Rules before
his/her appointment becomes effective and understood his/her
obligations as a director of a listed company under the Listing
Rules and other relevant regulatory requirements.

Mr. Li Ronghui was appointed as an executive director of the
Company with effect from the conclusion of the annual general
meeting held on 25 June 2025. Mr. Li had obtained legal advice
relating to director’s duties and responsibilities under applicable
laws and regulations on 6 June 2025 from a law firm qualified to
advise on Hong Kong law pursuant to Rule 3.09D of the Listing
Rules, and had confirmed that he understood his obligations as a
Director of the Company.

The Directors are regularly briefed on the amendments or
updates on the relevant laws, rules and regulations. In addition,
the Company has been encouraging the Directors and senior
executives to enrol in a wide range of professional development
courses and seminars relating to the Listing Rules, Companies
Ordinance/Act and corporate governance practices organized
by professional bodies, independent auditors and/or chambers
in Hong Kong so that they can continuously update and further
improve their knowledge and skills.
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From time to time, Directors are provided with written materials
to develop and refresh their professional skills. The Company
Secretary also organises and arranges seminars, conducted by
qualified professionals, on the latest development of applicable
laws, rules and regulations for the Directors to assist them in
discharging their duties. During the year, the Company has
arranged directors’ training provided by professional lawyers in
Hong Kong, and all Directors, namely, Mr. Huang Juncan, Mr.
Xu Jiajun, Mr. Li Ronghui (appointed on 25 June 2025), Mr. Wei
Chuanjun, Mr. Ling Ke (retired on 25 June 2025), Mr. Loh Lian
Huat, Ms. Zhang Feiyun, Mr. Hui Chiu Chung, Mr. Chiang Sheung
Yee, Anthony and Mr. Xia Xinping have received the requisite
directors’ training and reviewed training materials, and have
devoted sufficient time to update their knowledge and skills and
ensure that they make informed contributions to the Board for
compliance with the requirement of Rule 3.09F of the Listing Rules
on continuous professional development.

RELATIONSHIPS AND ASSOCIATIONS AMONG THE
DIRECTORS

Mr. Xu Jiajun, Mr. Li Ronghui and Mr. Wei Chuanjun, are
executive Directors of the Company and are also a director
and/or top management of Gemdale Corporation, which is the
holding company of Glassy An Limited. Glassy An Limited is the
controlling shareholder of the Company. Gemdale Corporation is
a company established in the PRC with its shares listed on the
Shanghai Stock Exchange (Stock Code: 600383). To the best
knowledge, information and belief of the Company having made
all reasonable enquiries, based on the latest public information
available, the single largest shareholder of Gemdale Corporation
is FunDe Sino Life Insurance Co., Ltd. (EE=4 @ ASRBIRGHE
fR72®]), which is interested in approximately 29.8% of Gemdale
Corporation.

Save as disclosed above, there was no relationship between
members of the Board (including financial, business, family or
other material/relevant relationship(s)).
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RESPONSIBILITY OF THE BOARD AND MANAGEMENT

The Board and senior management are delegated with respective
levels of authorities with regard to key corporate strategy and
policy and contractual commitments. The Board is responsible for
formulating the Group’s overall strategy and direction, monitoring
financial performance and risk management, approving major
investment and financing decisions, supervising management
performance, and ensuring the effective implementation of
corporate governance practices. The management is responsible
for the Group’s overall operations, including implementing the
Board's decisions and strategies, managing daily operations,
preparing financial statements and business plans, reporting
to the Board on operations regularly, and implementing risk
management and internal control measures while divisional heads
are responsible for different aspects of the business operation.

CHAIRMAN AND CHIEF EXECUTIVE OFFICER

The Chairman of the Board is Mr. Huang Juncan and the Chief
Executive Officer is Mr. Xu Jiajun. The positions of the Chairman
and the Chief Executive Officer are held by separate individuals
so as to maintain an effective segregation of duties between the
management of the Board and the day-to-day management of the
Group’s business and operations.

One of the important roles of the Chairman is to provide leadership
for the Board and to ensure that the Board always acts in the best
interest of the Group. The Chairman should ensure that the Board
works effectively and fully fulfills its responsibilities, and provides
leadership for the Board in setting objectives and strategies, and
ensure good corporate governance practices are enforced as well
as all key issues are discussed by the Board in a timely manner.
The Chairman has taken into account, where appropriate, any
matters proposed by the Directors for inclusion in the agenda.
The Chairman has delegated the responsibility of drafting the
meeting agenda for each board meeting to the Chief Executive
Officer and the Company Secretary. With the support of the Chief
Executive Officer and the Company Secretary, the Chairman
could ensure that issues to be raised at the Board meetings would
be reported in advance, and sufficient and reliable information
would be received in a timely manner. The Chief Executive Officer
is responsible for leading the management of the Company in
conducting business affairs in accordance with the Company’s
objectives, and implementing the Group’s strategies and policies
and report on operations to the Board regularly.
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EERERABEERE

The Company has arranged appropriate and sufficient Directors’ ARG EAEELRSRAELTHEEBLRHNET
and officers’ liability insurance to indemnify its Directors and R UWIREEENSHAABRIDEFTY AR
officers against liabilities arising out of legal action on corporate fTEIFTELEZEME - 2SR BEZRFEEER
activities. Such insurance coverage is reviewed and renewed on & RAEH] -

an annual basis.

DIRECTORS’ AND OFFICERS’ INSURANCE POLICY

MEETINGS 23

During the year, the Board met regularly and held two meetings. FR EEE@FHERE YETTHAEE 5%
The attendance record of members of the Board, on a named E@@ZRRREASZHFELE (NBER) HIIR
basis, at the board meetings and general meetings is set out in A R%I5K :

the following table:

Number of meetings attend/held

HEBITEERE
Board Meetings Annual General Meeting
E=ges RERAERE

Executive Directors HITES
Mr. Huang Juncan E=ERSE 2/2 0/1
Mr. Xu Jiajun BRRERE 2/2 0/1
Mr. Li Ronghui R 1/1 0/1
Mr. Wei Chuanjun EEEELE 2/2 0/1
Mr. Ling Ke 2 AR 1/1 0/1
NEDs FHTES
Mr. Loh Lian Huat Loh Lian Huat%t 4 2/2 0/1
Ms. Zhang Feiyun REEBRZ LT 2/2 0/1
INEDs BYkHTES
Mr. Hui Chiu Chung FFRRAR A 2/2 1/1
Mr. Chiang Sheung Yee, Anthony BHELE 212 1/1
Mr. Xia Xinping BEHFERE 2/2 1/1
1 appointed on 25 June 2025 ! R2025%F6 25 HEZT
2 retired on 25 June 2025 2 R2025%F6 525 HRIF
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Sufficient notices of not less than 14 days for regular board
meetings and reasonable notice for non-regular board meetings
were given to all Directors so as to ensure that each of them had
an opportunity to attend the meetings. Board papers will be given
to the Board before the date of the Board meeting by the company
secretary of the Company (the “Company Secretary”). If potential
conflict of interest involving a substantial shareholder or a Director
arises which the Board has determined to be material, the matter
will be dealt with by a physical board meeting rather than a
written resolution, and parties with conflict of interest are required
to abstain from voting. The Directors could attend meetings in
persons or through other means of electronic communication in
accordance with the Bye-laws of the Company. The Board has
assessed the time and contributions each director has made to
the Company and considered that all directors have sufficient time
and effort to fulfill their duties.

The Company Secretary shall attend all regular board meetings to
advise on corporate governance and statutory compliance, when
necessary. Directors shall have full access to information on the
Group and are able to obtain independent professional advice
whenever deemed necessary by the Directors. The Company
Secretary shall prepare minutes and keep records of matters
discussed and decisions resolved at all board meetings.

BOARD COMMITTEES

The Board has established three board committees, namely,
the audit committee, remuneration committee and nomination
committee, each of which has specific written terms of reference
that is reviewed and updated periodically where necessary.
Copies of minutes of all meetings and resolutions of the board
committees are kept by the Company Secretary and are open
for inspection at reasonable time with reasonable notice by any
Director. Each board committee is required to report to the Board
on its decisions and recommendations, where appropriate. Each
board committee is also provided with sufficient resources to
perform its duties and has access to independent professional
advice at the Company’s expense according to the Company’s
policy, if necessary.
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Audit Committee

The audit committee of the Board (the “Audit Committee”) has
been established in compliance with Rule 3.21 of the Listing Rules
with specific written terms of reference stipulating its authorities
and duties, which are available on the websites of the Company
(www.gemdalepi.com) and HKExnews (www.hkexnews.hk). The
Audit Committee currently comprises Mr. Xia Xinping (Chairman
of the committee), Mr. Hui Chiu Chung and Mr. Chiang Sheung
Yee, Anthony. All Audit Committee members are INEDs. Mr. Xia
Xinping possesses the appropriate professional qualifications
and accounting-related financial management expertise required
under Rule 3.10(2) of the Listing Rules.

The role and function of the Audit Committee are responsible
for, among other things, assisting the Board to ensure objectivity
and credibility of financial reporting, including interim and final
results, review the appointment, remuneration and independence
of external auditors, and that the directors have exercised the
care, diligence and skills prescribed by law when presenting
the Group's results to the shareholders. The Audit Committee is
also responsible for assisting the Board to ensure effective risk
management and internal control systems of the Group are in
place and good corporate governance standards and practices
are maintained within the Group and to monitor the internal and
external audit functions and to make relevant recommendations
to the Board to ensure effective and efficient operations and
reliable reporting. The functions of the Audit Committee will be
reviewed regularly by the Board and amended from time to time,
as and when appropriate, in order to ensure compliance with the
applicable code provisions of the CG Code (as amended from
time to time). The Company has adopted various internal control
procedures to ensure that all continuing connected transactions
will be conducted only when they complied with the Listing Rules.
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During the year, the Audit Committee held two meetings with the
senior management. The external auditors attended the meeting
for approval of the annual results for the year ended 31 December
2024. The attendance record of the committee members, on a
named basis, at these meetings is set out in the following table:

SRERRE

FR ERZEGCLESQEEERTTMAE
# o ERIMNERBEE W EHA QAR E2024F
12ABTALFEZFERESS - REEKEBHRFE
ZEGFHZLHE (ANNBTR) BIIRATIIE

Number of meetings attend/held

Members of Audit Committee ERZEEERE HE T BOTEBERE
Mr. Xia Xinping BT EE 2/2
Mr. Hui Chiu Chung Eiicteab e 2/2
Mr. Chiang Sheung Yee, Anthony EAnE: e 2/2

The following is a summary of the work performed by the Audit
Committee and its recommendations made to the Board during
the year:

(a)

reviewing (i) the annual results of the Company for the
year ended 31 December 2024 (“FY2024”) and (ii) the
interim results of the Company for the 6 months ended 30
June 2025 and ensuring the full, complete and accurate
disclosure in the aforesaid financial statements pursuant
to the accounting standards and other legal/regulatory
requirements for presenting the same to the Board for
approval;

proposing the re-appointment of external auditors for
FY2025;

reviewing the audit fee proposal for FY2025 for auditors of
the Company to perform external audit services and other

special corporate projects;

reviewing the external audit plan for FY2025;

ER - BREEECBETZ ITERRRAESEE
MY HBERMT
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202556 A30H IE/NME A 2 R EAZELE - DARE
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(b)  EEEIE2025F EINEAZEAD

(c) BHAREIZEEMN2025FE 2 BIZEBRE
F o DUETONED R AR AR TS R H M 1 ZE A R TE
B

(d)  #=wBIN2025%F F 2 HMEBEETETE

Annual Report 2025 3 43



Corporate Governance Report
CEERRE

(e) reviewing the internal audit report on monitoring of risk
management and internal control systems of the Group
and evaluating/improving the overall effectiveness of the
Company'’s internal audit function;

(f) reviewing the adequacy of resources, qualifications and
experience of the accounting department staffs and other
accounting and financial reporting matters; and

(9) reviewing the connected transactions and continuing
connected transactions of the Group for FY2024.

All issues raised by the Audit Committee have been addressed by
the management. The work and findings of the Audit Committee
have been reported to the Board. During the year, there were no
issues brought to the attention of the management and the Board
that required disclosure in this annual report.

Remuneration Committee

The remuneration committee of the Board (the ‘Remuneration
Committee”) has been established with specific written terms of
reference stipulating its authorities and duties, which are available
on the websites of the Company (www.gemdalepi.com) and
HKExnews (www.hkexnews.hk). The Remuneration Committee
currently comprises Mr. Hui Chiu Chung (INED and Chairman
of the committee), Mr. Xia Xinping (INED) and Mr. Xu Jiajun
(executive Director). The majority of the Remuneration Committee
members are INEDs.

The role and function of the Remuneration Committee are as
follows:

(a) to make recommendations to the Board on the Company’s
policy and structure for all Directors’ and senior
management’s remuneration and the establishment
of a formal and transparent procedure for developing
remuneration policy;
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to review and approve the management's remuneration
proposals with reference to the Board’s corporate goals
and objectives and the financial performance of the Group;

to determine, with delegated responsibility, the
remuneration packages of individual executive directors
and senior management (including salaries, bonuses,
benefits in kind, and the terms on which they participate
in any share or other incentive scheme and any provident
fund or other retirement benefit scheme) taking into
consideration remuneration package paid by comparable
companies, time commitment and responsibilities and the
Group’s financial performance;

to make recommendations to the Board on the
remuneration of non-executive Directors (including INEDs);

to review and approve compensation payable to
executive Directors and senior management for any loss
or termination of office or appointment to ensure that it is
consistent with contractual terms and is otherwise fair and
not excessive;

to review and approve compensation arrangements relating
to dismissal or removal of Directors for misconduct to
ensure that they are consistent with contractual terms and
are otherwise reasonable and appropriate;

to ensure that no Director or any of his/her associates is
involved in deciding his/her own remuneration;

to exercise such other powers, authorities and discretions,
and perform such other duties, of the Board in relation
to the remuneration of the executive directors and senior
management as the Board may from time to time delegate
to it, having regard to the CG Code set out in Appendix C1
to the Listing Rules ("CG Code”); and

in exercising its power, authorities and discretions and
performing its duties, to take full account of the CG Code
and the Listing Rules.
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During the year, the Remuneration Committee held two meetings.
The attendance record of the committee members, on a named
basis, at this meeting is set out in the following table:

FR FHEZBERTTMAEH  ZE8ENEH
FZgd sk (ATIR ) BARIA TR

Number of meetings attend/held

Members of Remuneration Committee FMESEHE HiE BITEBRRE
Mr. Hui Chiu Chung AR A 2/2
Mr. Xia Xinping BT rsE 2/2
Mr. Xu Jiajun RERERE 2/2

The following is a summary of the work performed by the
Remuneration Committee and its recommendations made to the
Board during the year:

(a) reviewing and determining the bonus payment of the senior
management for FY2024 and their annual salary for FY2025
and proposing the same to the Board accordingly;

(b) reviewing and determining the bonus payment of the
executive Director(s) for FY2024 and proposing the same
to the Board accordingly; and

(c) proposing the Directors’ fees to the Board for individual
director for FY2025.

The Board defined that the senior management of the Company
comprises the Executive Directors, the Chief Executive Officer and
the Chief Financial Officer. Details of the Directors’ remuneration
for the year are set out in note 10 to the consolidated financial
statements contained in this annual report.

Nomination Committee

The nomination committee of the Board (the “Nomination
Committee”) has been established with specific written terms
of reference stipulating its authorities and duties, which are
available on the websites of the Company (www.gemdalepi.com)
and HKExnews (www.hkexnews.hk). The Nomination Committee
currently comprises Mr. Huang Juncan (Chairman of the Board
and the committee), Mr. Hui Chiu Chung (INED) and Mr. Chiang
Sheung Yee, Anthony (INED). The majority of the Nomination
Committee members are INEDs.
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Under the code provision B.3.5 of the CG Code, the company
should appoint at least one director of a different gender to the
nomination committee. Currently, all members in the Nomination
Committee of the Company are male. The Board believes that
the current members of the Nomination Committee possess
the necessary expertise. The Board would endeavour to take
opportunity to gradually increase the proportion of female
members over time as and when suitable candidates are
identified, without affecting the current effective operation of the
Committee.

The Nomination Committee shall consider the following criteria,
procedures and process in evaluating and selecting candidates
for directorship. These provisions constitute the Nomination Policy
of the Company.

Selection Criteria

(a) reputation, integrity and accomplishment;

(b) qualifications including professional qualifications, skills,
knowledge and experience that are relevant to the
Company’s business and corporate strategy;

(c) willingness to devote adequate time and effort to discharge
duties as a member of the Board;

(d) diversity in all its aspects, including but not limited to
gender, age, cultural and educational background,
ethnicity, professional experience, skills, knowledge and
length of service;

(e) other perspectives appropriate to the Company’s
businesses or as suggested by the Board.

() retiring Directors are eligible for nomination by the Board
to stand for re-election at annual general meeting. For
those who have served as INEDs for a period of nine
consecutive years standing for re-election, the Nomination
Committee will consider the independence of such Director
for nomination by the Board to stand for election at annual
general meeting and state the reasons in the circular to the
Shareholders for the re-election; and

(9) candidate(s) will be asked to submit the necessary
personal information, together with their written consent to
be appointed as Director(s) for the purpose of or in relation
to their standing for election as Director(s).
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Nomination Procedures

The Nomination Committee will recommend to the Board for
the appointment of a Director in accordance with the following
procedures and process:

(a)

48

The Secretary of the Nomination Committee shall call a
meeting of the Nomination Committee, and put forward the
nominations of candidates from Board members, if any, for
consideration by the Nomination Committee;

The Nomination Committee may adopt any process it
deems appropriate in evaluating the suitability of the
candidates, such as interviews, background checks, and
third party reference checks, etc.;

The proposed candidates will be asked to submit the
necessary personal information and biography for the
Nomination Committee’s consideration;

The Nomination Committee may request candidate(s)
to provide additional information and documents, if
considered necessary;

Upon considering a candidate suitable for the directorship,
the Nomination Committee will hold a meeting and/or by
way of written resolutions to, if thought fit, approve the
recommendation to the Board for appointment;

The Board may arrange for the selected candidate to be
interviewed by the members of the Board and the Board
will thereafter deliberate and decide the appointment as
the case may be; and

The Board shall have the final decision on all matters
relating to its recommendation of candidates to stand for
election at any general meeting.
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The role and function of the Nomination Committee are as follows:

(a) to review the structure, size and composition (including
the skills, knowledge, experience and diversity of
perspectives) of the Board at least annually, assist the
Board in maintaining a board skills matrix, and make
recommendations on any proposed changes to the Board
to complement the Company’s corporate strategy;

(b) to identify individuals suitably qualified to become Board
members and select or make recommendations to the
Board on the selection of individuals nominated for
directorships;

(c) to review the Board diversity policy and any measurable
objectives for implementing such Board diversity policy
as may be adopted by the Board from time to time and
to review the progress on achieving the objectives; and
to make disclosure of its review results in the corporate
governance report of the Company annually;

(d) to assess the independence of INEDs;

(e) to make recommendations to the Board on the appointment
or re-appointment of Directors and succession planning
for Directors, in particular the chairman and the chief
executive officer; and

(f) to support the Company’s regular evaluation of the Board’s
performance.

During the year, the Nomination Committee held one meeting. The
attendance record of the committee members, on a named basis,
at this meeting is set out in the following table:
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Number of meetings attend/held

Members of Nomination Committee EEEEE|NE HE T BITEBERY
Mr. Huang Juncan |mEREE 1/1
Mr. Hui Chiu Chung SRR A 1/1
Mr. Chiang Sheung Yee, Anthony BHELE 1/1
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During the year, the Nomination Committee, after considering
the appropriate qualifications (different perspectives including
industry experience and professional qualifications required for
the Group’s business and corporate strategy, and the diversity
of the Board members, including but not limited to gender, age,
cultural and educational background, ethnicity, professional
experience, skills and knowledge), nominated Mr. Li Ronghui as
an executive director of the Company and made recommendations
to the Board accordingly.

The Nomination Committee also reviews the structure, size
and composition (including the skills, knowledge, experience
and diversity of perspectives) of the board, the Board diversity
policy as well as the workforce diversity policy from time to
time, and the policy was considered to be effective, and efforts
will continue to be made to enhance diversity at all levels, and
would make recommendations on any proposed changes to the
Board to complement the Company’s corporate strategy; review
the nomination policy and shareholders communication policy
of the Company; review and amended the terms of reference
of the Nomination Committee; assess each Director’s time
commitment and contribution to the Board. During the year,
the proposed re-election of the retiring directors was approved
by the Board and was approved by shareholders at the annual
general meeting of the Company. Besides, the Company has
assessed the independence of INED(s) who has/have offered
himself/themselves for re-election at the annual general meeting in
accordance with the independence criteria as set out in Rule 3.13
of the Listing Rules and considered that they remain independent.

The Nomination Committee would periodically review the
succession plan and consider the skills that the Board currently
has and is likely to need in the future so as to ensure the long-
term success of the Company. The Nomination Committee would
maintain and regularly review potential INED candidates against
selection criteria developed as part of the Board succession
planning process.
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COMPANY SECRETARY

The Company Secretary reports to and is responsible to the
Board, including providing all directors with up-to-date information
on laws, Listing Rules, and regulatory and corporate governance
developments from time to time so as to ensure the Board
considers these factors and complies with applicable regulations
in its decision-making, and effectively assists Directors in fulfilling
their corporate governance responsibilities and ensure that the
Directors have timely and adequate information, and handle
shareholders communications. The Company Secretary is also
responsible for arranging onboarding training and ongoing
professional development for Directors.

Mr. Wong Ho Yin, a full-time company secretary of the Company,
possesses the qualifications and experience required under Rule
3.28 of the Listing Rules. During the year, Mr. Wong has complied
with the continuing professional development requirements under
Rule 3.29 of the Listing Rules and taken not less than 15 hours of
relevant professional trainings.

ACCOUNTABILITY AND AUDIT
Financial Reporting

The Board considers that, the Group has applied the appropriate
accounting policies that are consistently adopted and made
judgements/estimates that are reasonable and prudent in
accordance with the applicable Hong Kong Financial Reporting
Standards, as issued by the Hong Kong Institute of Certified
Public Accountants, when it prepared the financial statements.
The publication of the financial statements of the Group is also in
a timely manner.

The Board, having made appropriate enquiries, is of the view
that the Group has adequate resources to continue in operational
existence for the foreseeable future and that, for this reason, it is
appropriate for the Group to adopt the going concern basis in the
preparation of the financial statements.
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The Directors acknowledge their responsibility for preparing
the financial statements which give a true and fair view and are
in compliance with Hong Kong Financial Reporting Standards,
statutory requirements and other regulatory requirements. As
at 31 December 2025, the Board was not aware of any material
misstatement or uncertainties that might put doubt on the Group's
financial position or continue as a going concern. The Board
endeavours to ensure a balanced, clear and understandable
assessment of the Group’s performance, position and prospects
in financial reporting.

A statement by the external auditors of the Company relating to
its reporting responsibilities on the financial statements of the
Company is set out on pages 90 to 99 of this annual report. There
are no material uncertainties relating to events or conditions that
may cast significant doubt upon the Company’s ability to continue
as a going concern.

External Auditors’ Remuneration

For the year, the fees paid/payable to the Company’s external
auditors in respect of audit and non-audit services provided to the
Group are set out below:
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2025 2024

2025F 20244

RMB’ 000 RMB’000

Service Categories R 3% 38 Al AR®TF T ARBTT

Audit services EZRTS 3,502 3,793
Non-audit services JEEAZ AR

Review and other reporting services 0 & H A R AR 1,184 1,349

Total HEt 4,686 5,142
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Risk Management and Internal Control

The Board is responsible for continuous overseeing and improving
the Group's risk management and internal control systems
(including ESG risks and climate-related risks) so as to safeguard
the Group’s assets and shareholders’ interests. These systems
are closely and periodically reviewed for their effectiveness by
the Audit Committee. The Audit Committee assists the Board
in fulfilling its oversight and corporate governance roles in the
Group’s financial, operational, compliance, risk management and
internal control, along with ESG performance and reporting, and
the resourcing of the finance and internal audit functions. The
legal department of the Group together with the internal audit
department of the holding company of the Company (“Internal
Audit Departments”) are delegated to assist the Board and/or the
Audit Committee in the review of the effectiveness of the Group’s
risk management and internal control systems on an ongoing
basis. The Directors are kept regularly apprised of significant risks
that may impact on the Group’s performance through the Internal
Audit Departments. The internal audit function is independent of
the operating businesses of the Group.

The Internal Audit Departments would review the effectiveness and
adequacy of the risk management and internal control procedures
at least once a year, and would report the results to the Audit
Committee to assist them in performing their periodic reviews. The
Audit Committee enquiries with the management from time to time
to ensure that they are well informed for reviewing the internal
control procedures.

The Group has established an organisational structure with
defined lines of responsibility and authority delegation. It has
formulated policies and procedures for financial planning and
budgeting, information and reporting systems, assessment
of risk and monitoring the Group’s overall operations and
performance. The information systems in place are designed to
ensure that the financial information reported and all other data
collected is up to date and reliable. In addition, the Company
will engage independent consultants to conduct review over the
risk management and internal control systems of the Group as
and when necessary. The Board is responsible for approving and
overall reviewing internal control policy while the responsibility of
day-to-day assessment and management of operational risks lies
with the management.
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Various systems and internal control measures are designed
to manage, rather than eliminate the risk of failure to achieve
business objectives. These help to safeguard the Group's
assets against fraud and other irregularities but they can only
provide reasonable but not absolute assurance against material
misstatements or losses. In addition, they should provide a basis
for the maintenance of proper and fair accounting records and
assist in the compliance with relevant rules and regulations.

The Group’s current risk management and internal control systems
have covered ESG-related risks, including climate-related risks.
Climate-related risks and opportunities have been fully integrated
into the risk management and internal control processes of all
departments. The Group will comprehensively consider multiple
factors to regularly assess, review and identify potential risks,
thereby adjusting and developing relevant policies to implement
control measures.

An ESG working group, which comprises representatives
of the Capital Management Department, Legal and Internal
Audit Department, and Financial Management Department,
has been established to manage daily ESG issues. The ESG
working group regularly conducts internal audits to evaluate all
significant risk management and internal control measures, and
identify room for improvement regarding the internal control,
thus ensuring the Group's operations comply with relevant ESG
regulatory requirements. To allow the Board to review ESG-
related targets and metrics set, the Group applies KPIs to track
its ESG performance. Through regular updates from the ESG
working group, the Board continuously monitors the Group’s ESG
performance progress. To achieve the targets against various
ESG metrics set by the Board, representatives of the Capital
Management Department, Legal and Internal Audit Department,
and Financial Management Department maintain close
communication through means such as telephone, WeChat, and
email during daily operational management.

Besides, the Group will continue to pay attention to the updates
and revisions of relevant laws and regulations, thereby enhancing
its risk management and internal control systems accordingly.
Meanwhile, the Group will regularly evaluate business risks
to identify material risks on its key operations and develop
corresponding countermeasures, fostering its sustainable
development.
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Recognising the growing importance of climate change, the Group
closely monitors the latest development and the associated risks
and opportunities. Climate-related risks have been integrated
into the Group’s overall risk management framework to assist in
adapting to and mitigating the potential impacts of climate change
on its business. The Group has incorporated climate-related risks
as part of its corporate risks, with the oversight by the Board. By
reviewing ESG Reports’ summary and calculations, the Board and
the ESG working group monitor the Group’s ESG and climate-
related performance while setting KPls and metrics for progress
tracking.

Further information on the key risks and uncertainties encountered
by the Group and its corresponding strategies is available under
section headed of “Major Possible Risks And Uncertainties Facing
The Group” in the Directors’ Report of this annual report.

During the year, the Board conducted an in-depth review over
all material measures on risk management and internal control,
including financial, operational and compliance controls and risk
management function. It also worked with Audit Committee and
the Internal Audit Departments to review the effectiveness and
adequacy of the Group’s risk management and internal control
systems, adequacy of resources, qualifications and experience of
staff of the Company’s accounting and financial reporting function
as well as regular trainings provided to management and staff,
etc. They have concluded that they satisfied the effectiveness and
adequacy as well as in compliance with our policies.

The Group considered that risk management and internal control
should be adapted to the size, scope of business, competitiveness
and risk level of the Group and be adjusted in a timely manner
when environment changes. The Group will continue to improve
the risk management and internal control systems, standardise
its implementation, and strengthen internal supervision and
inspection so as to promote the sustainable development of the
Group.
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Anti-corruption Policy

Upholding the principles of openness, responsibility, integrity
and honesty, the Group requires all employees to strictly
adhere to relevant internal policies and consistently behaviour
themselves with ethics and integrity. Under the “Gemdale
Properties Supervision and Management System”*, all employees
(full-time and part-time) must strictly comply with individual
and professional conduct and regularly participate in integrity
education and ethics training and promotion seminars organised
by the Legal Department. All new hires are also required to
complete integrity and anti-corruption training to jointly maintain
the Group’s principles of integrity and honesty.

Furthermore, the Group has designated the Legal and Internal
Audit Department to assist the Audit Committee and the Board in
monitoring and identifying compliance risks across all business
operations, with regular reporting to these bodies. The Legal
Department also conducts regular integrity education training for
employees to strengthen their legal awareness and self-discipline
in integrity, while the Audit Department continuously enhances
compliance understanding of all employees through regular anti-
corruption and compliance promotion on the Company intranet.

To ensure that private interests of employees do not compromise
the Group’s interests in any forms, the Group requires employees
to regularly declare conflicts of interest and prohibits employees
from holding positions or participating in decisions involving
such conflicts. In case the Group discovers suspected corrupted
cases through whistleblowing or internal audits, the Group's Legal
Department will immediately initiate dedicated investigations
and prepare specialised investigation reports. If employees
raise doubts about issues related to anti-corruption, integrity, or
business ethics, they may consult the Group’s Legal Department
via telephone or email to obtain appropriate guidance.
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Whistleblowing Policy

The Group has established clear whistleblowing mechanisms
and channels, including a 24-hour telephone hotline and
email reporting system. Upon receiving a report, the Group's
independent Legal Department will conduct preliminary
verification and evaluation and take further actions based
on the findings. If the report is substantiated, the Group’s
supervisory personnel will conduct a comprehensive and in-depth
investigation through data and information collection, site visits,
inquiring parties involved and witnesses, on-site verification,
consolidation and processing, comparison, and analysis. The
findings will be reported to the Group’s management, who will
then determine whether to pursue further legal actions based on
the nature and impacts of the incident. To safeguard the rights,
interests, and safety of whistleblowers, the Group has established
confidential mechanisms to prevent personal information leakage.
Supervisory personnel also strictly adhere to the principle
of confidentiality by keeping the investigation and progress
confidential while being cautious during inquiries. Meanwhile, the
Group strictly prohibits any retaliation against individuals who
raise concerns, report, or participate in investigations.

SHAREHOLDERS’ RIGHTS

Procedures for Shareholders to convene a special general
meeting (“SGM”)

Pursuant to Bye-law 58 of the Company’s Bye-laws, registered
holders holding at the date of deposit of the requisition not less
than one-tenth of the paid up capital of the Company carrying
the right of voting at general meetings of the Company shall at
all times have the right, by written requisition to the Board or the
Secretary of the Company, to require a special general meeting
to be called by the Board for the transaction of any business or
resolution specified in such requisition; and such meeting shall
be held within two (2) months after the deposit of such requisition.
If within twenty-one (21) days of such deposit the Board fails to
proceed to convene such meeting, the requisitionists themselves
may do so in accordance with the provisions of Section 74(3) of
the Companies Act 1981 of Bermuda.
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Procedures for Shareholders to put forward proposals at a
general meeting

Pursuant to the Companies Act 1981 of Bermuda, either any
number of the registered Shareholders holding not less than one-
twentieth (5%) of the paid-up capital of the Company carrying the
right of voting at general meetings of the Company, or not less
than 100 of such registered Shareholders (‘requisitionists”),
can, at the expense of the requisitionists, request the Company in
writing to (a) give to Shareholders entitled to receive notice of the
next annual general meeting notice of any resolution which may
properly be moved and is intended to be moved at that meeting;
and (b) circulate to Shareholders entitled to have notice of any
general meeting any statement of not more than 1,000 words with
respect to the matter referred to in any proposed resolution or the
business to be dealt with at that meeting.

The requisition signed by all the requisitionists may consist of
several documents in like form, each signed by one or more of
the requisitionists; and it must be deposited at the Company’s
registered office (or head office and principal place of business
in Hong Kong) with a sum reasonably sufficient to meet the
Company’s relevant expenses, not less than six weeks before the
meeting in case of a requisition requiring notice of a resolution
or not less than one week before the meeting in the case of any
other requisition, provided that if an annual general meeting is
called for a date six weeks or less after the requisition has been
deposited, the requisition though not deposited within the time
required shall be deemed to have been properly deposited for the
purposes thereof.
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Procedures for Shareholders to propose a person for
election as a Director

Pursuant to Bye-law 85 of the Company’s Bye-laws, no person
other than a Director retiring at the meeting shall, unless
recommended by the Directors for election, be eligible for election
as a Director at any general meeting unless a Notice signed by
a Member (other than the person to be proposed) duly qualified
to attend and vote at the meeting for which such notice is given
of his intention to propose such person for election and also a
Notice signed by the person to be proposed of his willingness
to be elected shall have been lodged at the head office or at the
Registration Office provided that the minimum length of the period,
during which such Notice(s) are given, shall be at least seven (7)
days and that (if the Notices are submitted after the despatch of
the notice of the general meeting appointed for such election)
the period for lodgement of such Notice(s) shall commence on
the day after the despatch of the notice of the general meeting
appointed for such election and end no later than seven (7) days
prior to the date of such general meeting.

Accordingly, if a shareholder of the Company intends to propose
a person other than a Director of the Company for election as a
Director at any general meeting, (i) a notice in writing of his/her
intention to propose such person for election as a Director and (ii)
a notice in writing executed by that person of his/her willingness
to be elected as a director together with (a) that candidate’s
information as required to be disclosed under Rule 13.51(2) of the
Rules Governing the Listing of Securities on The Stock Exchange
of Hong Kong Limited, and (b) the candidate’s written consent to
the publication of his/her personal data, must be validly lodged at
the Company’s head office in Hong Kong for the attention of the
Company Secretary no later than seven (7) days prior to the date
of such general meeting.
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INVESTOR RELATIONS
Constitutional documents

During the year, there had been no significant change to the
Company’s constitutional documents. The Company’'s Amended
and Restated Bye-laws is available and can be accessed on the
Company’s website at www.gemdalepi.com by clicking “Corporate
Governance” on the Company’s website under “Investor
Relations” section; or browsing through the HKExnews’ website at
www.hkexnews.hk.

Environmental, Social and Governance Report

The Group’'s Environmental, Social and Governance Report (the
“ESG Report’) has been prepared in accordance with the ESG
Reporting Guide set out in Appendix C2 to the Listing Rules,
which covers ESG issues related to property development,
property investment and property management businesses of the
Group in Mainland China from 1 January 2025 to 31 December
2025.

The ESG Report is available and can be accessed on the
Company’s website at www.gemdalepi.com by clicking “ESG
Reports” on the Company’s website under “Investor Relations”
section; or browsing through the HKExnews' website at
www.hkexnews.hk.

Shareholders’ Communication Policy

The Company aims at promoting and maintaining effective
communications with shareholders and investors (both individuals
and institutions) (collectively the “Stakeholders”) to ensure that
the Group’s information is disseminated to Stakeholders in a
timely manner so as to enable them to have a clear assessment
of our performance. Various shareholder’'s communication policies
have been adopted by the Company and will be reviewed and
fine-tuned on a regular basis to ensure its effectiveness and timely
dissemination of information to Shareholders at all times.
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Information shall be communicated to Shareholders and investors
mainly through the following communication channels:

(i) the Company’s website;

(i) annual general meetings and other general meetings;

(iii) Press releases and announcements; and

(iv) Annual and interim reports.

Extensive information on the Group’s activities and financial
position will be disclosed in the annual reports, interim reports,
announcements, circulars and other corporate communications
which will be sent to shareholders and/or published on the
websites of HKExnews (www.hkexnews.hk) and the Company
(www.gemdalepi.com). Other inside information is released by way
of formal public announcements as required by the Listing Rules
and the provisions in relation to disclosure of Inside Information
under Part XIVA of the Securities and Futures Ordinance (Chapter
571 of the Laws of Hong Kong).

The Company also acknowledges that annual general meetings
and various general meetings are valuable forums for the Board to
communicate directly with its shareholders. The Board members
and various committees’ members are encouraged to attend and
answer questions at these meetings.

The annual general meeting (“AGM”) of the Company was held on
25 June 2025. Notice of AGM and related documents were sent
to shareholders at least 21 days before the meeting. Directors
and senior management were present to answer questions from
shareholders. External Auditors also attended the meeting.
Each separate issue was proposed by a separate resolution. All
resolutions were voted on by poll and the poll results were posted
on the Company’s website at www.gemdalepi.com and HKExnews’
website at www.hkexnews.hk on the same day.

During the year, the Company considered that the shareholders
communication policy was properly implemented and effective.
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Enquiries from Shareholders

Shareholders may at any time send their enquiries and concerns
to the Board in writing through the Company Secretary whose
contact details are as follows:

16/F, Lee Garden Six

111 Leighton Road
Causeway Bay

Hong Kong

Email: hhx@gemdalepi.com

Shareholders may also make enquiries with the Board at the
general meetings of the Company.

In addition, Shareholders can contact Tricor Investor Services
Limited, the branch share registrar and transfer office of the
Company in Hong Kong, if they have any enquiry about their
shareholdings or entitlement to dividend. Relevant contact details
are set out under the “Company Information” section of this annual
report.

DIVIDEND POLICY

The Board has approved and adopted a dividend policy (the
“Dividend Policy”). According to the Dividend Policy, in deciding
whether to propose a dividend and in determining the dividend
amount, the Board shall take into account the following factors:
(a) the financial results of the Group;

(b) overall financial conditions of the Group;

(c) the Group's capital requirements, cashflows and surplus
cash amount;

(d) the Group’s forecast over future operations and earnings;
and

(e) any other factors that the Board considers relevant.
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The recommendation of dividends by the Company shall be
determined at the sole discretion of the Board and shall be
subject to any restrictions under the Companies Law of Bermuda,
the Bye-laws of the Company and other applicable laws, rules
and regulations. Any declaration of annual dividend for the
year will be subject to the approval by the shareholders of the
Company. The Dividend Policy adopted by the Board is intended
for the Company to maintain adequate cash reserves to meet its
working capital requirements, fund its future growth and enhance
shareholders’ value when dividends are recommended.

The Dividend Policy will continue to be reviewed from time to time
and there can be no assurance that dividends will be proposed or
declared in any particular amount for any given period.

Given that the Group still recorded a loss attributable to
shareholders in 2025 and the real estate industry is still in a period
of adjustment, the Group needs to manage its funds prudently to
cope with the uncertainties of the industry adjustment period and
retain cash to meet operating needs. Therefore, the Board has
resolved not to recommend the payment of a final dividend for the
year ended 31 December 2025. Despite not paying a dividend
this year, the Group will continue to optimize its organizational
structure and cost control measures, improve operational
efficiency, adopt flexible pricing and sales management strategies
to maximize cash flow, and continue to focus on asset-light
business to explore more market opportunities in order to improve
profitability and return on equity. Compared to 2024, the dividend
yield for 2025 (both years without dividends) will not change
significantly.
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The directors of the Company (the “Directors”) present their
report of the Company and the audited consolidated financial
statements of the Company and its subsidiaries (the “Group”) for
the year ended 31 December 2025.

PRINCIPAL ACTIVITIES

The principal activity of the Company continues to be investment
holding while the principal activities of the Group are property
development, property investment and property management.

RESULTS AND DIVIDENDS

The audited consolidated results of the Group for the year ended
31 December 2025 and the financial position of the Group at that
date are set out on pages 100 to 270 of this annual report.

The Board has resolved not to declare a final dividend for the year
ended 31 December 2025 (2024: Nil).

No interim dividend was declared and paid during the year.

BUSINESS REVIEW

A review of the business of the Group during the year, a
discussion on the Group'’s performance during the year including
analysis using financial key performance indicators, and future
business development are set out in the Chairman’s Statement and
the Management Discussion and Analysis on pages 4 to 7 and
pages 8 to 20 of this annual report. The Group’s environmental
policies and performance are set out in the Environmental,
Social and Governance Report which is available and can be
accessed on the Company’s website at www.gemdalepi.com by
clicking “ESG Reports” on the Company’s website under “Investor
Relations” section; or browsing through the HKExnews’ website at
www.hkexnews.hk.

Major Possible Risks And Uncertainties Faced by the
Group

The Group’s financial conditions, results of operations, businesses
and prospects may be affected by a number of risks and
uncertainties. The followings are the key risks and uncertainties
identified by the Group. There may be other risks and
uncertainties which are not known to the Group or which may not
be immaterial now but could turn out to be material in the future.
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Business Risk

A substantial portion of the operating assets of the Group are
located in the PRC and thus the Group expects that a material
portion of the revenue will continue to be derived from the
operations in the PRC. The results of operations and prospects are
subject to, a significant degree to, economic, political and legal
developments in the PRC. The economy of the PRC differs from
the economies of most developed countries in many respects,
including the extent of government involvement, the level of
development, the growth rate and government control of foreign
exchange. The Group cannot predict whether changes in the
PRC'’s political, economic and social conditions, laws, regulations
and policies will have any material adverse effect on the current
or future business, results of operation or financial condition of the
Group.

Financial Risk

The financial risk management objectives and policies of the
Group are set out in the Management Discussion and Analysis on
pages 8 to 20 of this annual report and note 43 to the financial
statements.

In response to market downturns and industry liquidity risks, the
Group collected the external risk factors such as the economic
situation, industrial policies, market
competition, resources supply, laws and regulations,
regulatory requirements, as well as internal risk factors such
as organisational structure, operating methods,
development, financial situation, operating results, operational
management and ESG risks, to conduct risk analysis and
assessment by adopting a combination of quantitative and
qualitative methods for management to formulate risk response

strategies.
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Directors’ Report

EEEWRE

Ei g

FEBAZHLEEEMNTE  FitAEEREH
RABOUWAGEBERETBIER - RERARA
RRABREIFRRFBEZEE - BOARERER -
TREEEZTHEAIRABNEZRERZE
o BREBATERREE  BRKF  EEREREM
SMNEE S o AEBEABATEBOS  KERMEE
MR ER  EREBEZEHE LU AEERE
HARKER - REXREXPBARREREFMEKRT

FlpE -

B

AEEZHBERRELEBEMBERENANFRESE

20EMEB B R R ImR M FE43 o
HEMBE T TERDERR  NEEHLER
BEXBSK BMERR MERT - ERHES -
EEEAR  EEEREINEREE - A RABS
B RR - EREE - UK SRR -
BEEE - ESGRREANIRER A ZETRESH
F O WHAETEREUHEEEN T EAETRR ST

KatHE - REEE SRR RES R RMKE -

Annual Report 2025 % 65



Directors’ Report

EEEWRE

In response to the above risk factors, the Group has adopted
countermeasures. When formulating development strategies,
the Group will fully analyse future market trends and policy
changes, including (1) subject to compliance with the disclosure
and relevant requirements of “connected transactions” under
the Listing Rules, tapping the linkage value with Gemdale
Corporation’s residential, investment for rental business and
management business through flexible and effective matching
of different business combinations to improve the Company’s
profitability; (2) Adhere to the two-wheel drive strategy of
property development and investments held for rental: Balance
the relationship between short-term property development and
long-term property investment holding in order to increase
the proportion of property investment business gradually, and
strengthen its ability to traverse the industry cycle; (3) Grasp
properties sales opportunities according to market changes,
we formulate sales strategies to meet the sales targets set by
the Group, and to enhance cash collection rate to increase its
liquidity; (4) Precise investment: Conduct in-depth and detailed
studies on market and policy changes in various regions and
cities, adhere to the bottom line of investment, and make careful
selection to ensure the quality of investment in new projects;
(5) Enhance product and service capabilities: We will continue
to enhance the competitiveness of our residential products and
build up our product brand. We explore the customers’ needs in
our rental business and enhance the level of service refinement
and satisfaction; (6) Build a high-performance organization:
Based on business development, we will continue to enhance
our organizational effectiveness, and at the same time design
mechanisms to leverage our diversified business advantages
and create differentiated competitiveness. The management
holds meetings from time to time to analyse and discuss the
macroeconomic environment, market conditions in various regions
and new policies introduced by various cities, and analyse
the impact on the Group’s business so that we can anticipate
possible changes in the market conditions and policies as early
as possible and formulate corresponding strategies to minimize
the risk impact caused by market changes.

Besides, management are provided with business/financial
analysis reports on monthly basis to enable them to having a clear
and timely understanding of the Group's operating conditions,
projects’ progress, capital requirements and other information so
as to identify potential risks and business opportunities.
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Micro-financing business

The size, diversity, sources of clients as well as source of funding
of the micro-financing business

The Group provides financial services to property buyers and
small businesses. Most of the loans granted require collateral/
corporate or personal guarantee as a necessary condition. As at
31 December 2025, there was a total number of 296 customers,
out of which 144 were individuals and 152 were corporations, in
the micro-financing segment. The outstanding loans amounted to
approximately RMB2.061 billion. Approximately RMB1.978 billion
loans are secured with collaterals. Unsecured loans are generally
small amount loans which bear higher interest rates and shorter
loan tenor. The source of funds for the micro-financing business
is from the internal resources of the Group. During the year, a
total of approximately RMB63.57 million interest income was
recognized in this segment.

Reasons for entering into micro-financing business and how it
matches with Company’s business strategies

In previous years, the Group utilised its idle cash to grant loans
(most of loans carry with asset pledge/personal or corporate
guarantee) to have a stable interest income and cashflow with risk
under control. The Directors are of the view that the terms of and
the entering into the loan agreements were of normal commercial
terms, fair and reasonable and in the interests of the Company
and the Shareholders as a whole.

The loan amount of the largest borrower of the Group was
RMB50 million, representing approximately 2.4% of the total
loans receivable. The aggregate loan amount of the five largest
borrowers were approximately RMB244 million, and they
accounted for approximately 11.8% of the total loan receivables.
All of the five largest borrowers made loans carried with assets
pledged.

To the best knowledge, information and belief of the Board, all
these borrowers and their respective ultimate beneficial owners
(in the case of corporate clients) are independent of the Company
and its connected persons (as ascribed under the Listing Rules).
The Group has complied with requirements set out in Chapter 14
and/or 14A of the Listing Rules when it granted the loans to each
of the borrowers.
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Maturity profile of loan receivables

As at 31 December 2025, all loans receivable, amounting to
approximately RMB2,061 million, are due to be paid within one
year.

Movements in impairment provisions in the year

The Group conducts continuous credit assessments for all clients
not only upon the establishment of business relationships but also
throughout the term of business relationships with the clients. The
credit assessment focuses on the client's credit status, financial
status and repayment ability, as well as the business/market
factors which may affect the client’s source of income or, in the
case of any client being a corporation, the client's credit status
will be judged based on its audited financial statements and its
company’s operating performance to determine its repayment
ability. Besides, the value of the collateral is assessed annually.
When circumstances arise which might indicate that the Group
may not be able to recover the amount according to the original
terms, our department colleagues will immediately report to the
company’s supervisor/management to formulate a plan to recover
the loan, including realising the collateral/requesting additional
collateral or taking legal action.

In the micro-financing segment of the Group, the impairment
recognised in the consolidated statement of profit or loss during
year ended 31 December 2025 were approximately RMB184
million (2024: RMB140 million).

As at 31 December 2025, the aggregate allowance for ECLs of
loans receivable are approximately RMB737 million (31 December
2024: RMB603 million).

The Company adopted the requirements in respect of ECL
assessment set forth in HKFRS 9 issued by the HKICPA in
determining the impairment loss allowance for its loans receivable.
The details of the impairment assessment of loans receivable are
set out in note 22 to the consolidated financial statements of the
Group in this annual report.
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Key Internal Control

The Group has adopted and followed a series of internal control
procedures to regulate micro-financing business and ensure
comprehensive risk management, so as to safeguard the interests
of the Company and its shareholders. Key internal controls were
adopted by the Group for credit risk assessment, loan approval
and ongoing monitoring of loan recoverability and loan collection.

Credit risk assessment

Before granting loans to potential customers, the Group performs
credit assessment and due diligence process to assess the
potential customers’ credit quality individually as well as the fair
value of the collateralized asset to determine the credit limits, the
loan interest rate and loan tenor.

The credit assessment and due diligence process encompasses
(i) to obtain personal information for identity verification and
authentication; (ii) to proceed detailed assessment on the credit
history and financial background of the potential customers,
including but not limited to apply to the Credit Reference Center
of the People’s Bank of China to review the borrower’'s credit
report; (iii) to obtain information about the purpose of loan,
repayment plan, and source of funds for repayment; (iv) the fair
value of the collateral and the realisability of the collateral; (v) to
assess the overall risk level of provision of loans; (vi) to ensure the
potential customer whether he/she is an independent third party
and not connected with the Group and its connected person(s)
(as ascribed under the Listing Rules) and,
disclosure under the Listing Rules, if required; and (vii) to assess
other matters as may be considered necessary.

if not, make relevant

Loan approval

Based on the results of the credit risk assessment, the finance
department of the relevant subsidiary of the Company will compile
a proposal formulating the key terms of the loan on a case-by-
case basis, including the principal amount, the interest rate and
the repayment tenor, and submit the same to the management
of that subsidiary for review and approval. The interest rate
determined and the collateral required should reflect the risk
level for the transaction subject to limits or requirements under
applicable laws.
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Ongoing monitoring of loan recoverability

The finance department of the Group is responsible for
ongoing monitoring of the loan portfolio, credit limit of loans,
loan recoverability, fair value/realisable value of collateral
and loan collection status, identifying potential problems and
recommending mitigating measures. The Group will conduct
regular assessment on the repayment schedule for individual
customers and the date of repayment in order to monitor and
determine the overall risk level is controllable. The Group
will request borrowers for provision of any updated financial
information if considered necessary to update their financial
ability, credit risk and assess the loan recoverability. When the
risk of the loan of individual borrower increases, the Group will
require him to provide additional collateral. These exercises are to
monitor if any material adverse change may arise on the financial
or legal conditions on the borrowers.

Loan collection

Regarding monitoring the recoverability of the loans, the
Company will quarterly review and monitor the loan repayment
status subsequent to the drawdown of loans to ensure that loan
repayments were punctual and past due accounts were handled
efficiently. When there were past due accounts, the Group would
take actions including reminding call, issue demand
notes, discuss the repayment terms or settlement proposals

interview,

with the borrowers and, if unsuccessful, the collateral will be
immediately confiscated and legal action would be taken against

the borrowers.

Relationship With Key Stakeholders

The Group fully understand that employees, customers, vendors
and business partners as well as shareholders are keys to our
sustainable and stable development. The Group is committed to
establishing a close relationship with our employees, providing
high-quality products and services to our customers, and
enhancing cooperation with our vendors and business partners to
enable the Group’s sustainable development for the benefit of the
shareholders of the Company.
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Our staffs are regarded as the most important asset of the Group.
Hence, the Group has been endeavouring to provide our staffs
with a fair and harmonious workplace where individuals with
diverse cultural backgrounds are treated equally. The Group offers
a competitive remuneration package and promotion opportunities
based on employees’ performances. The Group also provides
our staff with regular trainings, including internal trainings and
refresher courses offered by professional organisations, so as
to keep them abreast of the latest development in the market,
industry and various business sectors.

In order to achieve the goal of providing top-quality products
and services to customers, the Group adheres to the core values
of “be devoted and be sincere; be brave and be a dreamer”
in every aspect of our work. The Group values the feedback
from customers and always try to understand their thoughts
through daily communication, after-sale return visit and customer
satisfaction surveys via our Engineering and Customer Service
Department. In addition, the Group also sets up a customer
service hotline to respond to the feedback and complaints from
customers.

The Group firmly believes that our vendors and business partners
(including sub-contractors) are equally important in building
high-quality development projects. The Group proactively
communicates with our vendors to ensure they are committed to
delivering high-quality and sustainable products and services. The
Group enters every contract with our vendors is annexed to an
“Integrity Cooperation Commitment”, in which clearly require our
vendors to strictly comply with our professional ethical standards,
and clarify various requirements, including but not limited to
compliance with laws and regulations, anti-corruption measures
and other business ethics. The Group effectively implements the
vendor assessment process by conducting sampling checks,
site visits, evaluations on the performance of contracts, third-
party certifications and other measures to ensure the performance
of our vendors. For vendors who provide unqualified products/
services that do not meet the requirements of the contract, the
Group will impose fines/prohibit the vendor from bidding in future
contracts.

One of the corporate goals of the Group is to enhance corporate
value to its shareholders. The Group is poised to foster business
developments for achieving the sustainability of earnings growth
and rewarding shareholders by stable dividend pay-outs, after
taking into account for capital adequacy levels, liquidity positions
and future business expansion needs of the Group.
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Compliance With Laws And Regulations

The principal activities of the Group are property development,
property investment and property management. Compliance
procedures and internal control measures are in place to
ensure adherence to applicable laws, rules and regulations, in
particular, those that have significant impact on the industry,
including planning, construction, lease and/or sales, and
property management; any changes in the applicable laws,
rules and regulations affecting our businesses are brought into
attention of relevant employees and relevant operation teams
from time to time. The Group is also committed to safeguarding
the security of personal data. When collecting and processing
such data, the Group complies with the Personal Data (Privacy)
Ordinance and the guidelines issued by the Office of the Privacy
Commissioner for Personal Data. The Group is also subject to
various corporate and administrative requirements under other
laws and regulations such as Companies Ordinance (Cap. 622),
the Bermuda Companies Act, the Listing Rules, Securities and
Futures Ordinance, Codes on Takeovers and Merges and Share
Buy-backs and Employment Ordinance. Through various internal
control and approval procedures that are in place, the Company
seeks to ensure the compliance with these requirements.

During the year, as far as the Company is aware, there was no
material breach of or non-compliance with applicable laws and
regulations by the Group that has a significant impact on the
business and operations of the Group.

SEGMENTAL INFORMATION

The Group’s consolidated revenue and operating loss for the year
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by business segment is as follows: N
By business segment (consolidated basis): BEB D GREFAERE) -
Property
Property investment and Corporate

development management and others Total
(In RMB’ 000) (MAR¥TTHREN) MEBR MERERERE GtXBRARHEM B
Revenue WA 7,261,237 1,243,281 - 8,504,518
Segment loss o EPESE (1,809,734) (379,414) (236,736) (2,425,884)
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SUBSIDIARIES

Details of the Company’s principal subsidiaries as at 31 December
2025 are set out in note 45 to the financial statements.

FIVE-YEAR FINANCIAL SUMMARY

A summary of the results and assets and liabilities of the Group
for the past five financial years is set out on page 17 of this annual
report.

SHARE CAPITAL

Details of movements in share capital of the Company during the
year are set out in note 24 to the financial statements.

DISTRIBUTABLE RESERVES

At 31 December 2025, the Company’s reserves, including the
contributed surplus, available for distribution as dividends
amounted to RMB3,920,553,000 (equivalent to HK$4,655,292,000)
(2024: RMB3,951,179,000 (equivalent to HK$4,688,584,000)).

WARRANTS, OPTIONS OR SIMILAR RIGHTS

The Company had no outstanding warrants, options or similar
rights as at 31 December 2025.

DONATIONS

No donations was made by the Group during the year (2024: Nil).

DIRECTORS

The Directors during the year and up to the date of this annual
report were:

Executive Directors

Mr. Huang Juncan (Chairman)

Mr. Xu Jiajun (Chief Executive Officer)

Mr. Li Ronghui’

Mr. Wei Chuanjun (Chief Financial Officer)
Mr. Ling Ke?
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Non-executive Directors (“NEDs”)

Mr. Loh Lian Huat
Ms. Zhang Feiyun

Independent non-executive Directors (“INEDs”)

Mr. Hui Chiu Chung
Mr. Chiang Sheung Yee, Anthony
Mr. Xia Xinping

z appointed on 25 June 2025
2 retired on 25 June 2025

According to the Company’'s Bye-laws, at each annual general
meeting, 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, provided
that every Director shall be subject to retirement by rotation at
least once every three years.

DIRECTORS’ SERVICE CONTRACTS

No Directors being proposed for re-election at the forthcoming
annual general meeting of the Company has a service contract
with the Company or any of its subsidiaries which is not
determinable by the Company within one year without payment of
compensation (other than statutory compensation).

PROFILES OF DIRECTORS AND COMPANY
SECRETARY

Profiles of Directors and Company Secretary of the Company are
set out on pages 21 to 25 of this annual report.

SHARE SCHEME

At no time during the year under review was the Company or
any of its holding companies, subsidiaries or fellow subsidiaries
a party to any arrangement to enable the directors and chief
executive of the Company to acquire benefits by means of the
acquisition of shares in, or debentures of, the Company or any
other body corporate.
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DIRECTORS’ INTERESTS IN SECURITIES

As at 31 December 2025, the following Directors and the chief
executive of the Company had the following interests and short
positions in the shares, underlying shares and debentures of the
Company or any of its associated corporations (within the meaning
of Part XV of the Securities and Futures Ordinance (Chapter
571 of the Laws of Hong Kong) (the “SFQ”)) as recorded in the
register required to be kept by the Company under section 352
of the SFO or as otherwise notified to the Company and the Stock
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Exchange pursuant to Part XV of the SFO or the Model Code for T :
Securities Transactions by Directors of Listed Issuers (the “Model

Code”) under the Listing Rules:

(a)

R2025F12A31H * ARF THEER&ESITH
ABRARBINERBEEE (EERBBENEST
EBERHEEG ((BFRPEHED ) EXVI) 2
B - ARG REEEFPIFEREEFRAERK
Bl 35216 ER AR EIBTFE LM 2 S R%
B BB ES RS G E XV Ik AR AIE
P2 FARESETESRZHEESTA ([E%
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Long position in the shares of the Company (@) REQFTRODZEE
Approximate
percentage
of total
Total shareholding
number of (Note)
Nature of Number of underlying HREAE
Name of director interest shares shares BHESL
EEgE ERME R4 # B HERD AR (H17E)
Mr. Huang Juncan Beneficial Owner 144,460,000 144,460,000 0.87%
HIEELE EmlEA
Mr. Xu Jiajun Beneficial Owner 109,230,000 109,230,000 0.66%
RRELE EmfiE A
Mr. Loh Lian Huat Beneficial Owner 15,190,000 15,248,000 0.09%
Loh Lian Huat%t 4 E=BA
Interest of his spouse 58,000
A B A =R
Mr. Hui Chiu Chung Beneficial Owner 2,500,000 6,500,000 0.04%
FFRR A A EnfEAA
Interest of his spouse 4,000,000
BB H =
Note: The percentage shareholding in the Company is Wiz - RARGZRER D TIHZ2025F 12

calculated on the basis of 16,613,686,827 shares in
issue as at 31 December 2025.

H31H2E #7817 16,613,686,827
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(b) Long position in the shares and underlying shares
of the associated corporation of the Company -
Gemdale Corporation

(b) RELFEBZESH (KE)ROGERD
A((&BEE]) 2ROREERD Z2HFR

Approximate percentage

Name of Director Nature of interest Number of shares of total shareholding
EEpE ERMrE R#HEE HREZEZBHNESL
Mr. Huang Juncan Beneficial owner 2,065,600 0.05%
HIEESEE EmfAaA
Mr. Xu Jiajun Beneficial owner 1,050,800 0.02%
REREXE EHSBEAA
Mr. Wei Chuanjun Beneficial owner 960,100 0.02%
EEELE EmERA

Save as disclosed above, as at 31 December 2025, none of the
Directors and the chief executive of the Company had any interest
or short position in the shares, underlying shares and 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 by the Company under section 352 of the SFO
or as otherwise notified to the Company and the Stock Exchange
pursuant to Part XV of the SFO or the Model Code.

SUBSTANTIAL SHAREHOLDERS’ INTERESTS IN
SECURITIES

As at 31 December 2025, the following persons (other than a
Director or chief executive of the Company) had the following
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:

76 Gemdale Properties and Investment Corporation Limited
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B EXHFEES - R2025%F12A318 * ARFE
ERBESTHRABBENAR RS EAAAEEE
(EERBHARIEEMEXVE) 28D - HERD
ME#EES  BHEREESFKEGDIE3521&5%
BRARNRAFES Mz EMERI AR IR
BRERIE G EXVBRZETRERITHE R
AR RBERFT 2 RS BOR A o

FERRREZ 2w

R2025%12A31H L TAT (RARAFEZ RS
TTERA BBRAN) RAR R M5 S8R D A T3
RIFES L EENEIB6IECENEARTAEFE
Ttz #E=msAR ¢



Long position in the shares of the Company
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REQARRD ZHFR

Approximate
percentage of
total shareholding

(Note 3)
R ERAE

Name of shareholder Notes Nature of interest/capacity Number of shares BHABE DL

RRERE K EntE 54 ROHA (K1723)

Glassy An Limited 7 Directly beneficially owned 6,689,716,983 40.27%

HZAR AT BEEEREAR

Beacon Limited 2 Directly beneficially owned 4,829,690,322 29.07%

EREER

Notes: Bie -

1. As at 31 December 2025, Glassy An Limited was an indirectly 1. R2025F12H31H  BHLZERA G BLHE
wholly-owned subsidiary of Gemdale Corporation. Gemdale B2 EEEENE LA o &5 EERF B
Corporation is a company established in the PRC with limited VHBRALA » HARR FEEFRKEZA T
liability and the A-shares of which are listed on the Shanghai (BRG LI - 600383) ° IEALAIAE— )& HEE
Stock Exchange (Stock Code: 600383). To the best knowledge, FEPTRA - 2BERMEE - IRIFRFTAEFL
information and belief of the Company having made all REEE DM EENE —RARRBEEZE
reasonable enquiries, based on the latest public information WABRBRODERLE] BRI EEHME
available, the single largest shareholder of Gemdale [E#929.8% 1w ©
Corporation is FunDe Sino Life Insurance Co., Ltd., which is
interested in approximately 29.8% of Gemdale Corporation.

2. As at 31 December 2025, Beacon Limited was a wholly-owned 2. Ro025F 1231 H * Beacon Limiteds&

subsidiary of OUE Limited, whose shares are listed on the
Singapore Stock Exchange (Stock Code: LJ3). OUE Limited
was a subsidiary of Lippo ASM Asia Property Limited, which
was owned as to 50% by HKC Property Investment Holdings
Limited and as to 50% by Admiralty Station Management
Limited. HKC Property Investment Holdings Limited was a
subsidiary of Lippo Capital Limited which was owned as to
60% by Lippo Capital Holdings Company Limited and as to
40% by PT Trijaya Utama Mandiri. Lippo Capital Holdings
Company Limited was beneficially owned by Mr. Stephen
Riady while PT Trijaya Utama Mandiri was beneficially owned
by Mr. James Tjahaja Riady. Admiralty Station Management
Limited was beneficially owned by Mr. Chan Kin.

OUE Limited.z 2 &/1/& 2\ &] (OUE Limited
ZRGIEFTIMFEZFKXZH LT (BRI -
LJ3)) e OUE LimitedZLippo ASM Asia
Property Limited.Z 1B A Al » 5225153 5/
HKC Property Investment Holdings Limited
KAdmiralty Station Management Limited
B H0%E7 > HKC Property Investment
Holdings LimitedZLippo Capital Limited
ZHEB LA - ZRFlSFBLippo Capital
Holdings Company Limited#&60% %
PT Trijaya Utama Mandiri#&40% ° Lippo
Capital Holdings Company LimitedH
Stephen Riadyst4£ &z A & MPT Trijaya
Utama Mandirif|f#iJames Tjahaja Riadyt
L EHA ° Admiralty Station Management
Limited BB SR 125t £ B EA ©
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38 The percentage shareholding in the Company was calculated
on the basis of 16,613,686,827 shares of the Company in issue
as at 31 December 2025.

Save as disclosed above, as at 31 December 2025, no other
person had any interest or short position 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.

DIRECTORS’ AND CONTROLLING SHAREHOLDER’S
MATERIAL INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS

Each of Messrs. Xu Jiajun, Li Ronghui and Wei Chuanjun, all
being the executive Directors, is also a director and/or top
management of Gemdale Corporation, which is the ultimate
controlling shareholder of the Company, is a connected person of
the Company under the Listing Rules. Therefore, each of Messrs.
Xu Jiajun, Li Ronghui and Wei Chuanjun was materially interested
in the transactions as disclosed in the sub-headed “(a) Continuing
Connected Transactions” under the section headed “CONNECTED
TRANSACTIONS” below.

Save for the transactions as disclosed in the section headed
“CONNECTED TRANSACTIONS” below and the material related
party transactions as disclosed in note 40 to the financial
statements, there were no other transactions, arrangements or
contracts of significance in relation to the Group’s business to
which the Company’s holding company or any of its subsidiaries
or fellow subsidiaries was a party, and in which a Director or its
connected entities had a material interest (whether directly or
indirectly) subsisting at the end of the year or at any time during
the year.

OTHER DIRECTORS’ INTEREST

As at the date of this report, the following Directors were also a
director or an employee of the following companies, each of which
had or was deemed to have an interest or short position in the
shares or underlying shares in respect of equity derivatives of the
Company which would fall to be disclosed to the Company under
the provisions of Divisions 2 and 3 of Part XV of the SFO:
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3. RARGLZREEE 2 TR LR A]R20254F 12
H3182 B #7717 16,613,686,827 % BEE

) s
= &5 o
irE

& ECWBEEIN - PR2025F 12 A31H - EEAM
ATRAERGRDSABBEIRD P B IRIEFE S
EEHIE 336 KRN ARRIBFEZ Bl

SLop K A
HIKR ©

ESRERRRRRS ZRHHAENPZE
RiEs

ARBHITESEHRRELLE  FTREXLEREEE
RERSATRESHER (ARRZREERRR) 2
BER/HEREBAE - BRBRE EHRUAR
RBEVZHEANL - Bt - BRRELE - TRELXLE
REEEALEBZEARTXIBERS ] —&H[(a)F
BRER S | B THBRBE R P HBEENEE -

BRTIXEERS | MR E X5 MRk
FAOWBECERBMEN RS BEFRERFA
EAIERE  ARAZERQAFALESZHBRA LR
ANBARYET I EARARTEETHEBEER
REXAMEBAREARGMEARREBEEX
BMBLHMRZS RHHEH -

EEHMES

RAZREBRH  TIHEZTRUATRARZESNLE
8 MBEAREORARARN RBBRATETAR
ZHEBEEROEEREBEES KB EMEXVEE2 R
FINWRERMARRWE 2 EEIAR



Name of Director

Name of substantial shareholder
of the Company
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Position in substantial shareholder
of the Company

BEEEB KRB EERRER RARBETERR 2B

Mr. Xu Jiajun Gemdale Corporation Director and Chairman

RRE&ERE T EE BEEREER

Mr. Li Ronghui Gemdale Corporation Director, President and
Chief Financial Officer

FERBIEE S EE BF BAKIMBRAEA

Mr. Wei Chuanjun
BEEESE

Gemdale Corporation
&R

Senior Vice President
SR E B E

CONNECTED TRANSACTIONS

The Group has entered into the following connected transactions
during the year:

(a)
1.

Continuing Connected Transactions

On 4 December 2024, an entrusted operation agreement
was entered into between Beijing Gemdale Hongyun Real
Estate Development Co., Ltd. (“Beijing Gemdale”) and
Beijing Gemdale, Chaoyang Branch (together with Beijing
Gemdale, as principal), the Company and Beijing Ganglu
Property Management Co., Ltd. (“Beijing Ganglu’, a
subsidiary of the Company, as trustee) (the “Entrusted
Operation Agreement”), pursuant to which the principal
agreed to engage Beijing Ganglu to manage the operations
of Beijing Gemdale Plaza located in Beijing, the PRC for
and on its behalf for the year ended 31 December 2025
at the entrusted management fee calculated based on the
operating cost for provision of relevant services plus a
margin of 20%.

Beijing Gemdale is a subsidiary of Gemdale Corporation,
the ultimate controlling shareholder of the Company. Beijing
Gemdale is therefore a connected person of the Company
under the Listing Rules. The Company set the annual cap
for the entrusted management fee receivable pursuant to
the Entrusted Operation Agreement at RMB26,500,000 for
the year ended 31 December 2025.

During the year, an entrusted management fee of
approximately RMB26,400,000 was received from Beijing
Gemdale under the Entrusted Operation Agreement.

AEBRFRETLTIIREERS

(a)

MN2024F 12848 @ EtREHMIBEEE
HAEAERAR ([EREH ) Rt R & e
Boaal CERIEREH - (EAZFEA) &
NRAIRIEFREBRYEEERER AR ([dLREE
W] ARBZHBRAR  EAEZFEA) R
BHESZAHE ((BEREEZRTHE])
Bt ZXARBEFZILBIRRE E2025
F12A3MBEFEREERUAPRHILRZ
R HES EE  BATEBRIRREHRE
PARRISFTE L 2 &N AN EIF20%5TE -

trehAseEB 2B AR Mets
EAARABMREEREE  BRE LT
RA RS ABRRRZEEAL - AR
AEE2025F 12 A31B It FERIEERE
BRI REREETE B CFELRETE
B AR 26,500,0007T °

FR - ARAREBEREEELEHEZTEMIL
R EGE 27 E B4 AR 26,400,000
775 °
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On 4 December 2024, a framework agreement was entered
into between the Company and Shenzhen Gemdale
Property Management Ltd. (“Gemdale Property”) (the
“Property Management Framework Agreement’),
pursuant to which Gemdale Property and/or its subsidiaries
and/or its designated affiliated companies under the same
control agreed to provide property management services
during the development stage of the property projects of
the Group for the year ended 31 December 2025 at the
management services fee calculated based on the relevant
costs for provision of the relevant services plus a margin of
10% plus tax.

Gemdale Property is a subsidiary of Gemdale Corporation,
the ultimate controlling shareholder of the Company.
Gemdale Property is therefore a connected person of the
Company under the Listing Rules. The Company set the
annual cap for the aggregate amount of management
services fee payable pursuant to the Property Management
Framework Agreement at RMB23,000,000 for the year
ended 31 December 2025.

During the year, the aggregate amount of management
services fee of approximately RMB12,682,000 was paid
to Gemdale Property or its subsidiaries/designated
affiliated companies under the same control under various
subsidiary agreement(s) to the Property Management
Framework Agreement.

On 4 December 2024, a framework agreement was entered
into between the Company and Shenzhen Gemdale
Building Project Co., Ltd. (“Gemdale Building”) (the
“Framework System Installation Agreement’), pursuant
to which Gemdale Building agreed to provide certain
intelligent system project services for the various property
projects of the Group for the year ended 31 December
2025 at the project fees calculated based on the relevant
cost for provision of relevant services plus a margin of
1.25% plus tax.

Gemdale Properties and Investment Corporation Limited
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R2024F 12848 » ARQEE RIS HY
EEREARAA ([&£YWE ) FTLIERD
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Hlz @A RIREREE202512 A31H
IEFERAEBYEIED cRERREEDE
ERERY  EERBERREREERSEIE
4 Z FABERAR EIF10% R BN ETE -

CHMERSHEBRZHBLAR  MEE
EAARRMREIERRE - BRE LT
RA SHMEBARRTZEEAL - AR
REHE2025F 12 A31B It FERBEWESE
BIERpRENEEREERBZFE LR
HE A ARE23,000,0007T °

FR - ARARYEBTEERBZE T
Z2EKBRHERSHWER KEMNBR
AR SIEEEE SR L6 2 BB AR X
NEBRGERBAOARE12,682,0007T °

R2024F 12 A48 » KRR EFYITEHE
FIRARAT ([EHEF ) FT T IEL R H
([REHRIBERGER]) Bt - S
FREBRAEEZEAMEERE REZE2025F
12A31BEFEREETERIEERERT
BIRT - TRBIZREHAEABRSEL ZHE
RN E)F1.25% MBI BE -



Gemdale Building is a subsidiary of Gemdale Corporation,
the ultimate controlling shareholder of the Company.
Gemdale Building is therefore a connected person of
the Company under the Listing Rules. The Company set
the annual cap for the aggregate amount of project fees
payable pursuant to the Framework System Installation
Agreement at RMB15,000,000 for the year ended 31
December 2025.

During the year, the aggregate amount of project fees
of approximately RMB14,054,000 was paid to Gemdale
Building under various subsidiary agreement(s) to the
Framework System Installation Agreement.

On 4 December 2024, a tenancy framework agreement
was entered into between the Company and Gemdale
Corporation (the “Tenancy Framework Agreement”’),
pursuant to which, Vision Shenzhen Business Park Co.,
Ltd. (as landlord), a subsidiary of the Company, will lease
a maximum gross floor area of 18,000 square meters in
Vision Shenzhen Business Park located in Shenzhen, the
PRC to Gemdale Corporation, its subsidiaries and/or its
associated companies for the year ended 31 December
2025. Designated floors will be determined in accordance
with individual lease contracts otherwise agreed.

Gemdale Corporation is the ultimate controlling shareholder
of the Company and is therefore a connected person of
the Company under the Listing Rules. The Company set
the annual cap for the aggregate amount of the rent and
property management fee receivable pursuant to the
Tenancy Framework Agreement at RMB27,000,000 for the
year ended 31 December 2025.

During the year, the aggregate amount of the rent and
property management fee of approximately RMB20,831,000
was received from Gemdale Corporation, its subsidiaries
and/or its associated companies under various lease
contracts to the Tenancy Framework Agreement.
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CHEFASHERZHBAR  MeE
EAARRRMREIERRE - BRE LT
RA HEFAARRZEEAL - AR
REHE2025F 12 A1 B ILFERIERMRE
RIREEDHENTIREAQBE EFELR
HE A ARE15,000,0007T °

FA - ARRRERERTRRERBZETA
AV EMBHEERSHEFINIRE
w@Ea 4 AR 14,054,0007T °

MR2024F 1248 » ARalHEeEEE] L
AEER R ([REERGE]) @ Bt - &
BT GREERAE (EAEX) (AR
RIZMBAR) BREZE2025F 128318 1
FERACHER  EMBAR KR, SHBEE
AR AL A P BDRINTR Y BT &R
BEMEEMEN TS EER18,000F 5K
BRREEERREENBEESRMET -

SHEE AR R RNREIERRR - AR
BEMBRAUARRRZEEAL - ARAE
F2025F 12 A31 B ILFEREREELRH
BERKEEMDEERBEAZFTELRE
E A AR 27,000,0007T °

FR-ARAREEERBZETZEHES
REMEEE - KHBAR R, o EBE
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On 4 December 2024, a framework agreement was entered
into between the Company and Shenzhen Xinchengtian
Construction Engineering Co., Ltd. (“Shenzhen
Xinchengtian”) (the “Decoration Services Framework
Agreement”), pursuant to which the Company (as
principal) agreed to engage Shenzhen Xinchengtian (as
trustee) to provide decoration services for certain property
projects developed by the Group and its associates or
joint ventures for the year ended 31 December 2025 at
the decoration fee of fitting out works calculated based on
the relevant costs for provision of relevant services plus a
margin of about 7% to 15% plus tax.

Shenzhen Xinchengtian is a subsidiary of Gemdale
Corporation, the ultimate controlling shareholder of the
Company. Shenzhen Xinchengtian is therefore a connected
person of the Company under the Listing Rules. The
Company set the annual cap for the aggregate amount
of the decoration fee payable pursuant to the Decoration
Services Framework Agreement at RMB8,000,000 for the
year ended 31 December 2025.

During the year, the aggregate amount of the decoration
fee of approximately RMB332,000 was paid to Shenzhen
Xinchengtian under various subsidiary agreement(s) to the
Decoration Services Framework Agreement.

On 18 December 2023, a tenancy framework agreement
was entered into between Shanghai Jincheng Real Estate
Co. Ltd. (“Shanghai Jincheng”) and the Company (the
“SXH Tenancy Framework Agreement”’), pursuant to
which, Shanghai Jincheng (as landlord) will lease certain
premises in No. 55, Lane 222 Panyu Road, Xinhua Street,
Changning District, Shanghai, the PRC to the Company, its
subsidiaries and/or its associated companies for the three
years commencing from 1 January 2024 to 31 December
2026. Designated floors will be determined in accordance
with individual lease contracts otherwise agreed.
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Shanghai Jincheng is a subsidiary of Gemdale Corporation,
the ultimate controlling shareholder of the Company.
Shanghai Jincheng is therefore a connected person of
the Company under the Listing Rules. The Company set
the annual caps for the aggregate amount of the rent and
property management fee payable pursuant to the SXH
Tenancy Framework Agreement at RMB8,500,000 and
RMB9,000,000 for the financial years ending 31 December
2025 and 2026, respectively.

During the year, the aggregate amount of the rent and
property management fee of approximately RMB1,947,000
was paid to Shanghai Jincheng under various lease
contracts to the SXH Tenancy Framework Agreement.

On 7 December 2022, a framework agreement was entered
into between Gemdale Corporation and Guangzhou
Guangdian Real Estate Development Group Co., Ltd.
(“Guangzhou Guangdian”), which is owned as to 76%
by the Company, (the “Financial Consulting Framework
Agreement”), pursuant to which Gemdale Corporation
(as trustee) agreed to provide financial advisory and
consultation services to Guangzhou Guangdian (as
principal) and/or its subsidiaries, joint ventures and
associated companies for their property projects’ funding
activities for three years commencing from 1 January 2023
to 31 December 2025 at a maximum rate of 1% per annum
over the facility amount obtained by Guangzhou Guangdian
and/or its subsidiaries, joint ventures and associated
companies.

Gemdale Corporation is the ultimate controlling shareholder
of the Company and is therefore a connected person of
the Company under the Listing Rules. The Company set
the annual cap for the aggregate amount of the financial
consultancy fee payable by Guangzhou Guangdian
pursuant to the Financial Consulting Framework Agreement
at RMB70 million for the year ending 31 December 2025.

During the year, the aggregate amount of the financial
consultancy fee of approximately RMB258,000 was paid
by Guangzhou Guangdian to Gemdale Corporation under
various subsidiary agreement(s) to the Financial Consulting
Framework Agreement.
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(b)

Annual review of the continuing connected
transactions

In accordance with Rule 14A.55 of the Listing Rules,
the INEDs had reviewed the continuing connected
transactions as contemplated under the (i) Entrusted
Operation Agreement, (ii) Property Management Framework
Agreement, (iii) Framework System Installation Agreement,
(iv) Tenancy Framework Agreement, (v) Decoration
Services Framework Agreement, (vi) SXH Tenancy
Framework Agreement and (vii) Financial Consulting
Framework Agreement (collectively, the “2025 Continuing
Connected Transactions”) which were subsisting
during the year and confirmed that the 2025 Continuing
Connected Transactions had been entered into:

() in the ordinary and usual course of business of the
Group;

(i) on normal commercial terms; and

(iii) according to the relevant agreements governing the
2025 Continuing Connected Transactions on terms
that are fair and reasonable and in the interests of
the Company and its shareholders as a whole.

The Company’s auditors were engaged to report on the
Group’s 2025 Continuing Connected Transactions 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 auditors have issued an unqualified letter containing
their findings and conclusions in respect of the 2025
Continuing Connected Transactions disclosed above by
the Group in accordance with Rule 14A.56 of the Listing
Rules.

Save as disclosed above, none of the material related party
transactions as disclosed in note 40 to the financial statements
for the year constituted discloseable non-exempted connected
transaction or non-exempted continuing connected transaction
under the Listing Rules.
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To the extent of the above material related party transactions that
are defined as constituting connected transactions in the Listing
Rules, the Company had complied with the relevant requirements
during the year under Chapter 14A of the Listing Rules.

DIRECTORS’ INTEREST IN COMPETING BUSINESS

During the year and up to the date of this annual report, Mr. Xu
Jiajun, Mr. Li Ronghui and Mr. Wei Chuanjun, being executive
Directors, held shareholding or other interests and/or directorships
in companies/entities within the group of Gemdale Corporation.
Gemdale Corporation mainly focuses on residential property
development and participates in large-scale urban complex/
commercial projects in the top 50 cities (by population/economic
scale) in the PRC.

The Board also includes two NEDs and three INEDs whose views
carry significant weight in the Board’'s decisions. Therefore, the
Board is independent from the board of directors/governing
committees of Gemdale Corporation and none of the above-
mentioned Directors can personally manage the Board. The
audit committee of the Company, which consists of three INEDs,
meets regularly to assist the Board in reviewing the financial
performance, risk management and internal control,
compliance systems of the Group.

and

Further, each of the above-mentioned Directors is fully aware of,
and has been discharging, his/her fiduciary duty to the Company
and has acted and will continue to act in the best interest of the
Company and its shareholders as a whole. Therefore, the Group
is capable of carrying on its businesses independently of, and at
arm’s length from, the businesses of such companies/entities in
which Directors have declared interests.

Save as disclosed above, so far as the Company and the Board
are aware, none of the Directors nor their respective close
associates had any interest in any business, which competes or
may compete, either directly or indirectly, with the business of the
Group.
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PERMITTED INDEMNITY PROVISION

Pursuant to the Company's Bye-laws, every Director 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.

The Company has arranged sufficient directors’ and officers’
liability insurance coverage for the Directors and officers of the
Group throughout the year.

ARRANGEMENT TO PURCHASE SHARES OR
DEBENTURES

At no time during the year under review was the Company or
any of its holding companies, subsidiaries or fellow subsidiaries
a party to any arrangement to enable the directors and chief
executive of the Company to acquire benefits by means of the
acquisition of shares in, or debentures of, the Company or any
other body corporate.

EQUITY-LINKED AGREEMENTS

No equity-linked agreements were entered into by the Group, or
existed during the year.

MANAGEMENT CONTRACTS

No contracts concerning the management and administration of
the whole or any substantial part of the business of the Company
were entered into or existed during the year.

MAJOR CUSTOMERS AND SUPPLIERS

For the year, the five largest suppliers and the largest supplier of
the Group accounted for approximately 15.1% and 4.1% of the
total value of the Group’s purchases respectively.

The aggregate revenue attributable to the Group’s five largest
customers and the largest customer accounted for approximately
1.3% and 0.4%, respectively, of the Group’s revenue.
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At no time during the year did the Directors, their associates or
any shareholders (which, to the best knowledge of the Directors,
own more than 5% of the Company’s issued share capital) had
any beneficial interests in these suppliers or customers referred to
above.

RETIREMENT BENEFITS SCHEME

Details of the Group’s retirement benefits scheme are set out in
note 2.4 to the consolidated financial statements contained in this
annual report.

PURCHASE, SALE OR REDEMPTION OF THE
COMPANY’S LISTED SECURITIES

Neither the Company nor any of its subsidiaries had purchased,
sold or redeemed any of the Company’s listed securities on the
Stock Exchange during the year and up to the date of this annual
report. During the year ended 31 December 2025 and as of 31
December 2025, the Company did not have any treasury shares
(as defined under the Listing Rules).

PRE-EMPTIVE RIGHTS

There is no provision for pre-emptive rights under the Company’s
Bye-laws or the laws of Bermuda, being the jurisdiction in which
the Company was incorporated.

EMPLOYEES AND REMUNERATION POLICY

As at 31 December 2025, the Group had approximately 2,000
(2024: 2,500) employees. Salaries of employees are maintained
at industry competitive levels while bonuses may be granted on
a discretionary basis with reference to the Group’s performance
as well as the individual's performance. Other employee benefits
include, among others, mandatory provident fund, housing
provident fund, insurance and medical insurance, subsidised
educational and training programmes.

The emoluments of the Directors are determined by the
Remuneration Committee and the Board with reference to the
Directors’ duties and responsibilities, the Group’s financial
performance as well as the Company’s remuneration policy.
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DISCLOSURE PURSUANT TO RULE 13.51B(1) AND
13.51B(2) OF THE LISTING RULES

Pursuant to Rule 13.51B of the Rules Governing the Listing of
Securities on The Stock Exchange of Hong Kong Limited, the
changes in information of Directors of the Company subsequent to
the date of the 2025 Interim Report are set out below:

Mr. Hui Chiu Chung, an INED of the Company, has notified the
Company that, on 11 August 2025, an order was granted by the
High Court of Hong Kong for the winding up (the “Winding-up
Order”) of China South City Holdings Limited (“CSC”) and the
liquidators of CSC were appointed by the High Court. Mr. Hui was
appointed as an independent non-executive director of CSC on 11
April 2011, and his power in that company was ceased when the
Winding-up Order was issued on 11 August 2025.

Save for the information disclosed above, there is no other
information required to be disclosed pursuant to Rule 13.51B(1)
and 13.51B(2) of the Listing Rules.

SUFFICIENCY OF PUBLIC FLOAT

Based on information that is publicly available to the Company
and within the best knowledge of the Directors, it is confirmed that
there is sufficient public float of more than 25% of the Company’s
issued shares at the latest practicable date prior to the issue of
this annual report.

CORPORATE GOVERNANCE REPORT

Details of the Corporate Governance Report are set out on pages
26 to 63 of this annual report.
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ENVIRONMENTAL, SOCIAL AND GOVERNANCE
REPORT

The Environmental, Social and Governance Report is
available and can be accessed on the Company’s website at
www.gemdalepi.com by clicking “ESG Reports” on the Company’s
website under “Investor Relations” section; or browsing through
the HKExnews’ website at www.hkexnews.hk.

AUDITOR

Ernst & Young shall retire in the forthcoming AGM. There have
been no changes of auditor in the past three years. A resolution
for the appointment of independent auditor of the company will be
proposed at the forthcoming AGM.

For and on behalf of the Board of
Gemdale Properties and Investment Corporation Limited

Mr. Xu Jiajun
Executive Director

Hong Kong, 30 March 2026
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To the shareholders of Gemdale Properties and Investment
Corporation Limited
(Incorporated in Bermuda with limited liability)

OPINION

We have audited the consolidated financial statements of Gemdale
Properties and Investment Corporation Limited (the “Company”)
and its subsidiaries (collectively referred to as the “Group”)
set out on pages 100 to 270, which comprise the consolidated
statement of financial position as at 31 December 2025, and
the consolidated statement of profit or loss, the consolidated
statement of comprehensive income, the consolidated statement
of changes in equity and the consolidated statement of cash flows
for the year then ended, and notes to the consolidated financial
statements, including material accounting policy information.

In our opinion, the consolidated financial statements give a
true and fair view of the consolidated financial position of the
Group as at 31 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 disclosure requirements of the Hong Kong Companies
Ordinance.
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Independent Auditor’s Report

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.

KEY AUDIT MATTERS

Key audit matters are those matters that, in our professional
judgement, 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. For each matter below, our description of how our
audit addressed the matter is provided in that context.

We have fulfilled the responsibilities described in the Auditor’s
responsibilities for the audit of the consolidated financial
statements section of our report, including in relation to these
matters. Accordingly, our audit included the performance of
procedures designed to respond to our assessment of the risks
of material misstatement of the consolidated financial statements.
The results of our audit procedures, including the procedures
performed to address the matters below, provide the basis for
our audit opinion on the accompanying consolidated financial
statements.
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Key audit matter

BAEE B

How our audit addressed the key audit matter

EANEFTWAEEERENSER

Estimation of fair value of investment properties

As at 31 December 2025, investment properties (including
completed investment properties, investment properties
under construction and right-of-use assets classified as
investment properties) measured at fair value amounted to
approximately RMB19,221 million, with the corresponding
fair value loss of approximately RMB576 million recognised
in the statement of profit or loss. The valuation process
is inherently subjective, and dependent on a number of
estimates, such as reversionary rental value, vacancy rate
and yield rate. The Group engaged external valuers to
perform the valuation of the investment properties.
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Relevant disclosures are included in notes 3 and 15 to the
financial statements.
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We performed the following procedures in relation to
the estimation of fair value of investment properties:

o evaluating the competence, capabilities and
objectivity of the valuation experts engaged by
the Group, and obtaining an understanding of

the work of the valuation experts;

° with the assistance from our internal valuation
experts, assessing the data used as inputs for
the valuation, such as reversionary rental value,
vacancy rate and yield rate, and evaluating
major assumptions and methodologies adopted
in the valuation of investment properties held by

the Group; and

o assessing the adequacy of disclosures in the

financial statements.
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Independent Auditor’s Report

Key audit matter

BAEE B
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How our audit addressed the key audit matter

EANEFTWAEEERENSER

Recognition of revenue from sales of properties

During the year, the Group recognised revenue from
sales of properties amounting to RMB7,261 million. The
recognition of revenue from sales of properties requires
management to make a judgement in assessing the timing
at which the performance obligation has been satisfied.
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Management inspected the contract terms and determined
that revenue from the sales of properties is recognised,
to which the Group expects to be entitled in exchange for
transferring properties to a customer, at the point in time
when control of the assets is transferred to the customer,
generally on delivery of the properties.
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Relevant disclosures are included in notes 3 and 5 to the
financial statements.
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We performed the following procedures in relation to
the recognition of revenue from sales of properties:

° inspecting contracts, on a sample basis, and
assessing the Group’'s accounting policies,
including the determination of timing of revenue
recognition, with reference to the requirements
of the prevailing accounting standards;

° evaluating the design, implementation and
operating effectiveness of key internal controls
which govern revenue recognition;

° inspecting the underlying contracts, bank-
in slips for settled balances, construction
completion certificates and delivery of
properties on a sample basis, and assessing
whether the related revenue had been
recognised in accordance with the Group’s
revenue recognition policies; and

° assessing the adequacy of disclosures in the
financial statements.
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Key audit matter

BAEE B

How our audit addressed the key audit matter

EANEFTWAEEERENSER

Assessment of provision for impairment of properties under

ERTVERSFHEYE 2 BERBGT

development and properties held for sale

The Group had properties under development and
properties held for sale of RMB3,698 million and RMB7,709
million, respectively, as at 31 December 2025, which
represented 5.9% and 12.3% of the Group’s total assets,
respectively.
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Management assessed the provision for impairment of
properties under development and properties held for sale
based on an estimation of the net realisable value of the
properties and the determination of the net realisable value
of the properties under development and properties for
sale involved critical accounting estimates on the selling
price, and costs to make the sale and, for properties
under development, the costs to completion. Based on
management’s assessment, a provision of RMB790 million
for the Group’s inventory of properties was made during
the year ended 31 December 2025.
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Relevant disclosures are included in notes 3, 16 and 17 to
the financial statements.
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We performed the following procedures in relation
to the assessment of provision for impairment of
properties under development and properties held for
sale:

° obtaining an understanding of the
management’s internal control and process
of the assessment of the net realisable
value of properties under development and
properties for sale and, in relation to properties
under development, evaluating the property
construction cycle with particular focus on, but
not limited to, reviewing the cost budgeting for
estimated costs to completion;

° evaluating management’'s assessment about
the estimated selling price less the estimated
cost to make the sale and the estimated cost
to completion by checking the recent market
transaction prices of properties with comparable
locations and conditions, where applicable;
comparing with the average historical costs
to make the sales of the Group; comparing
the latest estimated costs to completion
to the budget approved by management
and examining the supporting documents
such as construction contracts, internal
correspondences and approvals;



Key audit matter
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How our audit addressed the key audit matter

EANEFTWAEEERENSER

° conducting site visits to properties under
development and properties held for sale, on
a sample basis, to observe the development
progress;

° evaluating management’s development budgets
reflected in the latest forecasts with reference to
market statistics about estimated construction
costs, signed construction contracts and/or
unit construction costs of recently completed
projects developed by the Group; and

o assessing the adequacy of disclosures in the
financial statements.
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OTHER INFORMATION INCLUDED IN THE ANNUAL
REPORT

The directors of the Company are responsible for the other
information. The other information comprises the information
included in the Annual Report, other than 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 THE DIRECTORS FOR THE
CONSOLIDATED FINANCIAL STATEMENTS

The directors of the Company 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 disclosure requirements of 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
of the Company 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 of the Company either intend to
liquidate the Group or to cease operations or have no realistic
alternative but to do so.

The directors of the Company are assisted by the Audit Committee
in discharging their responsibilities for overseeing the Group’s
financial reporting process.
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Independent Auditor’s Report

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. Our report is
made solely to you, as a body, in accordance with section 90 of
Bermuda Companies Act 1981, 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 judgement and maintain professional scepticism
throughout the audit. We also:

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

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

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

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

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 consolidated
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 the Audit Committee 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 the Audit Committee 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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Independent Auditor’s Report

From the matters communicated with the Audit Committee, 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 Chan Ching Man (practising certificate number:
P07287).

Ernst & Young

Certified Public Accountants
27th Floor, One Taikoo Place
979 King’s Road, Quarry Bay
Hong Kong

30 March 2026
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Consolidated Statement of Profit or Loss

S A 42
ﬁﬂh‘ (=] Eé%‘%

Year ended 31 December 2025
HE2025F 12831 B ILEE

2025 2024
20254 20244
Notes RMB’ 000 RMB’000
M AR%ETR AR¥ETT

Revenue WA ) 8,504,518 13,195,837
Cost PR AR (6,944,885) (10,768,597)
Gross profit EF 1,559,633 2,427,240
Direct operating expenses BEELERX (1,119,576) (1,470,861)
Other income and gains E A B e 5 517,731 856,621
Changes in fair values of investment properties & MEZ AREE 15 (575,713) 66,855
Changes in fair values of financial assets KARBEREZEREEZ (79,008) (38,135)

at fair value DREEZE
Administrative expenses THRAX (88,444) (104,606)
Other losses HEx 8 (102,641) (747,587)
Impairment of receivables FEUER BRI E 7 (1,006,357) (404,309)
Impairment of inventory of properties MEFERE (789,611) (556,824)
Finance costs B8 6 (951,208) (1,159,094)
Share of profits and losses of: Eih&E

Joint ventures HENT (607,493) (2,089,371)

Associates NG (145,230) (288,931)
Loss before tax BrEi R BB 8 (3,387,917) (3,509,002)
Tax BiIE 9 (59,728) (658,247)
Loss for the year REFEE (3,447,645) (4,167,249)
Attributable to: PN

Owners of the Company ZNNCIESYSDN (3,411,176) (4,570,753)

Non-controlling interests FEIE IR AR R A (36,469) 403,504

(3,447,645) (4,167,249)

Loss per share attributable to ZN/NCIES P SN

owners of the Company FRERE

— Basic (RMB) —HEEX(ARETT) 11 (0.2053) (0.2751)

— Diluted (RMB) — 8 (AREBT) 11 (0.2053) (0.2751)
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Consolidated Statement of Comprehensive Income

SAEEZERER

Year ended 31 December 2025
HE2025F 12831 B ILEE

2025 2024
20255 20244
RMB’000 RMB’000
AR®BTR ARETT
Loss for the year AEEEE (3,447,645) (4,167,249)
Other comprehensive income/(loss) Hipzmkzs /(Fi8)
— Other comprehensive income/(loss) — ARERIPRAERSE
that may be reclassified to profit or AEEzEMEE
loss in subsequent periods Wz (B1R)
Exchange differences: BE X & Bk
Exchange differences on translation of REBINER 2 ERZTE 331,367 (432,510)
foreign operations
Share of exchange differences on EREERTI REEAFI®RE (56,359) 37,074
translation of foreign operations of joint BINETS 2 [EHZERR
ventures and associates
Release upon deregistration of subsidiaries NG ek (12,236) 63,408
Net other comprehensive income/(loss) ARARBEEN P EEBEEZ 262,772 (332,028)
that may be reclassified to profit or loss Hih2mElE /(&E) F58
in subsequent periods
— Other comprehensive (loss)/income — BRI REEBRENHEE
that will not be reclassified to profit or loss BazHEMEE (B18R), e
in subsequent periods
Exchange differences: [E H 2B
Exchange differences on translation of MBREBECELERE (146,741) 128,707
financial statements
Net other comprehensive (loss)/income AR ARBREN BT ER (146,741) 128,707
that will not be reclassified to profit ZEMEE (BE) W FE
or loss in subsequent periods
Other comprehensive income/(loss) AEEHMEERE (BE) - 116,031 (203,321)
for the year, net of tax ENERTIE
Total comprehensive loss for the year AEEZAEBRE (3,331,614) (4,370,570)
Attributable to: AT AL -
Owners of the Company ZAN/NCIEST DN (3,296,850) (4,760,841)
Non-controlling interests FEERR IR R (34,764) 390,271
(3,331,614) (4,370,570)
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Consolidated Statement of Financial Position

e B AR R 2R

31 December 2025
R2025%12 A31H

31 December

31 December

2025 2024
Notes 20254 20244
Mzt 12H31H 12A31H
RMB’ 000 RMB’000
AR¥ETT ARETF T

NON-CURRENT ASSETS *RBEE
Property, plant and equipment mE - BB KSR 13 88,214 107,334
Investment properties REYE 15 19,220,576 19,799,320
Right-of-use assets FHAEEE 14 12,121 7,271
Prepayments, deposits and other receivables TERRIE - e REMBWERR 22 20,668 21,864
Investments in joint ventures REERAIZITRE 18 11,275,090 12,766,092
Investments in associates REERA 28 E 19 5,393,785 6,482,131
Financial assets at fair value INAREHECEREE 20 512,395 732,860
Deferred tax assets FIEHIEEE 32 1,590,946 1,658,177
Total non-current assets FRBEERE 38,113,795 41,575,049

CURRENT ASSETS RBEE

Properties held for sale FHEME 16 7,709,423 4,963,180
Properties under development BRERYE 17 3,698,230 12,981,354
Trade receivables JEUE SR 21 65,485 105,947
Prepayments, deposits and other receivables BRSRIE - Re REMBYWERR 22 3,754,538 4,409,092
Amounts due from group companies FEUEE R EIFIA 31 37,718 197,364
Amounts due from joint ventures and associates FEWA & A 5] K4 N a7 IE 31 3,405,276 4,226,409
Amounts due from non-controlling shareholders & W 3F4% % A% 5 5108 31 2,041,400 1,827,996
Amount due from a related company JEURRAE N R IE 31 1,170,789 1,170,842
Prepaid tax BA#E 443,018 621,615
Restricted cash ZREIR S 23 1,037,789 2,091,790
Deposits, bank and cash balances T BITRIR e 45 23 1,209,719 1,821,303
Total current assets mEEEARE 24,573,385 34,416,892
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Consolidated Statement of Financial Position

e BRI R

31 December 2025
R2025%F12 431 H

31 December 31 December
2025 2024
Notes 2025%F 20244
HizE 12A31H 12A318
RMB’ 000 RMB’000
AR¥T T ARETF T
CURRENT LIABILITIES RESE
Trade payables ENE SRR 26 3,647,094 4,826,246
Advanced receipts, accruals and TEUGRIE « FEEHRERTE R 27 3,561,250 9,815,864
other payables HAbERRR
Interest-bearing bank borrowings B BIRITE R 29 1,379,602 1,248,450
Lease liabilities HERE 30 93,623 83,451
Amounts due to group companies EANESEINGIE/ 8] 31 2,869,463 3,836,980
Amounts due to joint ventures and associates ~ JEffA £ A F RHEE A FIZIE 31 7,008,204 8,250,246
Amounts due to non-controlling shareholders FEA FEAERE AR SR FRIA 31 1,574,086 1,270,057
Tax payable FER 1 1,777,999 2,016,769
Total current liabilities REBaEREE 21,911,321 31,348,063
NET CURRENT ASSETS REBEERE 2,662,064 3,068,829
TOTAL ASSETS LESS CURRENT LIABILITIES EEZFERAHEE 40,775,859 44,643,878
NON-CURRENT LIABILITIES FREBEE
Interest-bearing bank borrowings bt 2ERTTER 29 9,600,362 10,191,337
Lease liabilities HEaE 30 504,573 604,952
Amounts due to group companies B SEBARIRE 31 10,539,230 10,217,712
Deferred tax liabilities EERIBEE 32 2,422,905 2,567,217
Total non-current liabilities FRBEBEAR 23,067,070 23,581,218
NET ASSETS BEERE 17,708,789 21,062,660
EQUITY =
Equity attributable to owners of the Company &2 FiEHE AEERER
Issued capital BEITRA 24 1,505,164 1,505,164
Reserves ] 25 12,905,225 16,199,188
14,410,389 17,704,352
Non-controlling interests IR IR R 3,298,400 3,358,308
TOTAL EQUITY R 17,708,789 21,062,660
Mr. Xu Jiajun Mr. Wei Chuanjun
BRREEE EEELE
Executive Director and Chief Executive Officer Executive Director and Chief Financial Officer
HITEFFTEAAES HITEFFYHAES
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Year ended 31 December 2025

HZE2025F12 A1 A LLFE
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Consolidated Statement of Changes in Equity
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Year ended 31 December 2025
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Consolidated Statement of Cash Flows

= A S =
=] EE%))ILE%:Z
Year ended 31 December 2025
HE2025F 12831 B ILEE

2025 2024
2025%F 2024%
Notes RMB’ 000 RMB'000
Jiof=3 AR%T R ARBF
CASH FLOWS FROM OPERATING ACTIVITIES REXBIRERE
Loss before tax BRE AR (3,387,917) (3,509,002)
Adjustments for: TSR IBIEL AR
Finance costs &R 6 951,208 1,159,094
Bank interest income FITHEWA 5 (10,672) (35,800)
Interest income from a related company BERAFSLA 5 - (50,798)
Interest income from joint ventures and associates BEAR KB DAIFBLA 5 (8,536) (96,713)
Interest income from third parties E=FFEHA 5 - (13,719)
Income from financial assets at fair value WAREREZEREEZRA 5 (12,341) (10,667)
Net (gain)/loss on disposal of financial assets at HENARBIEZEREE 58 (13,876) 229,519
fair value (W), EBEFE
Net gains on disposal of items of property, plant and HEME - BERREEE 2 8 (1,569) (575)
equipment Y25 548
Net loss/(gain) on leases termination BIREZ BB/ (M) F8 8 635 (22,567)
Depreciation of property, plant and equipment mE - BERREIE 8 34,306 61,671
Depreciation of right-of-use assets FRESEZNE 8 1,433 5,724
Impairment of receivables, net JEMBEFOR(E - T 7 1,006,357 404,309
Impairment of inventory of properties MEFERE 8 789,611 556,824
Impairment of goodwill on acquisition of joint ventures SERRNEREZNE 8 - 48,766
Changes in fair values of investment properties RENME 2 DAEE 8 575,713 (66,855)
Changes in fair values of investment properties - REYE - CRAEEEY 8 127,979 105,520
right-of-use assets DREEE
Changes in fair values of financial assets at fair value UWRARBEHEZEMEELZ 8 79,008 38,135
Release of exchange fluctuation reserves upon HENB AR ER S EEE 8 (12,236) 63,408
deregistration of subsidiaries EIE
Loss on disposal of subsidiaries HENRBRARZER 8 15,724 =
Net losses on disposal of joint ventures HEAE AR R ENH 8 86,917 9,099
and an associate ZEEFE
Remeasurement loss on interests previously held in joint  $HBERA LD FFEAER 8 - 396,795
ventures EFtEZER
Share of profits and losses of joint ventures BEEERBRE 607,493 2,089,371
Share of profits and losses of associates AN 5 145,230 288,931
Operating profit before working capital changes LELSEBR 2 EERHT 974,467 1,650,470
Decrease in properties held for sale FHEMEZRD 6,463,817 10,289,696
Increase in properties under development BRAYEZEN (448,269) (1,259,208)
Decrease in trade receivables, prepayments, FEWE SR ENFIE ek 631,605 589,757
deposits and other receivables Hit R ERE 2 B
Decrease in trade payables, advanced receipts, ERESERN - BIKGUE - B (7,362,312)  (10,933,028)
accruals and other payables RERIE R At AR 2R
Cash generated from operations REZXBMEZE S 259,308 337,687
Taxes paid RAND (202,367) (491,193)
Net cash flows from/(used in) operating activities TEEBME /(FiF) 2L RETE 56,941 (153,506)
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Consolidated Statement of Cash Flows

= A L=
LEHERER
Year ended 31 December 2025

HE2025F 12831 B ILEE

CASH FLOWS FROM INVESTING ACTIVITIES
Purchases of items of property, plant and equipment
Additions/improvements to investment properties
Improvements to investment properties - right-of-use

assets

Changes in balances with joint ventures and associates
Changes in balances with related companies
Net inflow of cash and cash equivalents in respect of

acquisition of subsidiaries

Net inflow of cash and cash equivalents in respect of
acquisition of assets through acquisition of a subsidiary
Net inflow of cash and cash equivalents in respect of

disposal of a subsidiary

Proceeds from disposal of items of property, plant and

equipment
Acquisition of financial assets at fair value
Proceeds from disposal of financial assets
at fair value
Bank interest received
Interest received from a related company

Interest received from joint ventures and associates

Interest received from third parties

Income received from financial assets at fair value

Capital contributions to joint ventures
Capital contributions to associates
Return of capital from joint ventures
Return of capital from associates
Dividends from joint ventures
Dividends from associates

Acquisition of interests in joint ventures
Acquisition of interests in associates

Proceeds from disposal of interests in joint ventures
Proceeds from disposal of interests in an associate

Net cash flows from investing activities

2025 2024
2025F 20244
Notes RMB’ 000 RMB'000
FisE AR®T R AREFT
REEEZHSRE
BAME  BERFEER 2K 13 (17,269) (35,941)
BEMERR /= 15(a) (583,388) (466,424)
RENE - FRAEEELSE 15(b) (18) (1,545)
HAEENF RS NTEH 2T 74,925 3,195,030
ke YNGR 53 (47,887)
W%W%AﬂZﬁﬁ&ﬁﬁ%ﬁﬁﬁ 34 - 57,065
ZRNFE
ERUENBARNBEE RS R 35 - 5,871
BeBEBEZRATE
HEMBAR R kB EEEE 36 25,368 =
ZIRANFE
HEME - BERRBEEE 2B 3,504 3,958
]
BANAAEHEZCRERE - (26,606)
HEUNAAEFEZEREEL 149,127 287,252
PSR
EBERITHE 10,672 35,800
B EEEARFE - 50,798
BEERAIRENE A B E 10,077 105,213
BREZFHE - 13,719
BUAAREFEZEREE 2 A 12,34 10,667
REERAREFEZA (191,360) (188,035)
R & DA IRANRA (39,764) (538,092)
BEDRRERAK 5,626 1,348,744
NI N 195,950 =
BEEERRIRE 35,205 91,231
BUEEARRE 161,090 15,222
WA SN RRER - (4,556)
= UNGIl -2 - (7,902)
HEREARZIRE 2 ISR 89,463 =
HEBERAZREZFEHE 147,000 =
REEBFBRRESRERE 88,602 3,903,582
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Consolidated Statement of Cash Flows

= A S =
11 Ny =] Eﬁaﬁblbii
Year ended 31 December 2025
HE2025F 12831 B ILEE

2025 2024
2025%F 20244
RMB’ 000 RMB’000
ARBT T ARBTTT
CASH FLOWS FROM FINANCING ACTIVITIES ®REXKHERE
Dividends paid EATRE - (17,112)
Interest and other bank charges paid SAHE REMIRITE A (1,189,393) (1,435,745)
Acquisition of non-controlling interests W e SEYE AR AR SR M 2 (21,094) (5,668)
Amounts received from group companies BWEE R BIFIE 9,801,142 8,846,453
Amounts paid to group companies ENEBEARRIE (10,088,225) (12,638,630)
Capital contributions from non-controlling FEIERRAR AR AIZA 1,503 157
shareholders
Capital returned to non-controlling shareholders ¥ i& 32 B B SR A% AR - (807,943)
Dividends paid to non-controlling shareholders B 3FZAE AR R AL S (2,684) (81,200)
Amounts paid to non-controlling shareholders EREZ ST (384,874) (521,535)
Amounts received from non-controlling B Ug FE 12 B % B8 FE 476,675 1,834,327
shareholders
New bank borrowings FTILIRITER 2,686,700 1,328,725
Repayment of bank and other borrowings BRRITRAMER (2,964,354) (1,444,826)
Decrease in restricted cash SEREIIR S 2R 1,054,001 697,027
Payment for lease liabilities ZHHEEEE (99,314) (135,706)
Net cash flows used in financing activities RMEEEFEZRERETE (729,917) (4,381,676)
NET DECREASE IN CASH AND CASH ReRBESEEERAZ (584,374) (631,600)
EQUIVALENTS W FE
Cash and cash equivalents at beginning of year F#ZR & MRS EEEE 1,821,303 2,454,302
Effect of foreign exchange rate changes, net SNBSTEREE) 2 8 FE (27,210) (1,399)
Cash and cash equivalents at end of year ERZBESRBESEEER 1,209,719 1,821,303
ANALYSIS OF BALANCES OF CASH AND ReRBEESZEEBEBR DN :
CASH EQUIVALENTS:
Cash and bank balances e M7 R 1,209,719 1,821,303
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2.1

Notes to the Financial Statements

CORPORATE AND GROUP INFORMATION

Gemdale Properties and Investment Corporation Limited
(the “Company”) is a limited liability company incorporated
in Bermuda. The registered office of the Company is
located at Victoria Place, 5th Floor, 31 Victoria Street,
Hamilton HM10, Bermuda.

During the year, the principal activity of the Company
was investment holding while the Group was involved in
property development, property investment and property
management.

The immediate holding company of the Company is Glassy
An Limited, a company incorporated in the British Virgin
Islands with limited liability. In the opinion of the Directors,
the ultimate holding company of the Company is & (&)
f&% 175 A PR A Bl (“Gemdale Corporation”), which is established
in the PRC with limited liability and whose shares are listed
on the Shanghai Stock Exchange.

Particulars of the Company’s principal subsidiaries are
disclosed in note 45.

ACCOUNTING POLICIES
BASIS OF PREPARATION

The financial statements have been prepared in
accordance with HKFRS Accounting Standards (which
include all Hong Kong Financial Reporting Standards, Hong
Kong Accounting Standards (“HKASs") and Interpretations)
as issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA") and the disclosure requirements
of the Hong Kong Companies Ordinance. They have been
prepared under the historical cost convention, except for
investment properties and financial assets at fair value
which have been measured at fair value. These financial
statements are presented in Renminbi (“RMB”) and all
values are rounded to the nearest thousand except when
otherwise indicated.

2.1

IR R M EE

31 December 2025
2025%F 12 A31H

ARREMAR
SWHESEARAFA ([AQA]) HTRE
REEMKLZERAF - HEMRFE

ik &Victoria Place, 5th Floor, 31 Victoria
Street, Hamilton HM10, Bermuda °

RER > ARRAREERSIERR - M
AEBRANEMERR  WERBEMEE
-

ARB 2 BEERAR T — RN RBE LR
EEMAZ2ERARF - BLBARRA - &
ERBARAZZEIER QBT — KN HE
R ZERRA — o (£E) ROBRER
Al((eERd])  ERMHELSESIZMA
e

AR E B W E A A FE D R R 455 B
52 o

BETEE

mRERE

AHBHRRDBREBEEEHNAE((EES
AEAE]) B2 EAM B RE T ER
(BREMBEREMBHREER  FEEEFE
A ([BAEFEL]) k2#) RBEEARIK
e BBEERMEH - RREMERIARR
Bt EZEMEEDRAREFEIN - XY
BHRRKBELRAEOFER - AHBHRE
MARE(TARE] 25 BB ERE
AN - B BES N &R TS -
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Notes to the Financial Statements

B ISR AR M EE

31 December 2025
2025%F 12 A31H

2.1

110

BASIS OF PREPARATION (continued)
Going concern basis

As at 31 December 2025, notwithstanding that the Group
had net current assets of RMB2,662 million, out of which
RMB11,408 million represented properties held for sale
and properties under development and RMB2,248 million
represented its cash and bank balances (including
restricted cash), the Group has interest-bearing bank
borrowings due within one year amounting to RMB1,380
million and the current portion of amounts due to Gemdale
Corporation and its subsidiaries amounting to RMB2,869
million.

In addition, the Group’s bank borrowings amounting to
RMB10,930 million are with cross default provision, out
of which RMB3,350 million are guaranteed by Gemdale
Corporation. With the existence of the cross default
provision, either of the following conditions will trigger a
default on these bank borrowings, when the Group (as
borrower), Gemdale Corporation (as guarantor), or any
of the affiliates of Gemdale Corporation: i) has defaulted
on any of its debts, obligations or guarantee; or ii) is in
the event of liquidation. With an event of default, any
outstanding loan balance will become immediately due.
These bank borrowings that are guaranteed by Gemdale
Corporation are also secured by the investment properties
and inventory of properties of the Group, in which their fair
values are sufficient to cover the outstanding borrowings.

Gemdale Properties and Investment Corporation Limited

THBHESERRQF

2.1

mREXE (A
FRESENER

MR2025F12A31H BREAEBERFHE
EFHEAARY26.62T  EhARK
114.08BAFLENERERTYE - AR
#0248 BT ABE S RIRTTER (BIEZRH
) AEEMBEITERR —FAEH
HnAARE13.80EBL  ENSHERR
HEF B R R FIBR M B AREE28.6918

H | /

AN - AREE AR 109.3018 7T IR1TE M
BRXEDOGF  HH ARKE33.50{87TH
T REREER - BRI ENGRZF
- EAKE(ERBRA) KR (fF
RERAN) Lo EEZHBARELET
FMEM —BERE G| BHZEFRITERZ
RXEWQ ) HEER  BERERLRE
#) i) BAEFR c HELENE - AKX
BEEFRH SR - ZEHm o EEE
RZBITERECHAKREZREMERDE
FEELER MZFEAVEZQRER
MR EREEZER -



2.1

Notes to the Financial Statements

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

In view of these circumstances, the sluggish property
market in the PRC and the current economic environment,
the directors have given careful consideration to the future
liquidity requirement and operating performance of the
Group, as well as its available sources of financing in
assessing whether the Group will have sufficient funds to
fulfil its financial obligations and to continue as a going
concern for at least 12 months from 31 December 2025.
The directors of the Company have also implemented
various measures to ensure the Group maintains adequate
working capital, including:

(a) to accelerate the sale of properties and to speed up
the collection of sales proceeds;

(b) to closely monitor the process of construction of
its property development projects to ensure that
construction and related payments are fulfilled, the
relevant properties sold under pre-sale arrangement
are completed and delivered to the customers on
schedule, such that the Group is able to release
restricted cash held by banks on pre-sale proceeds
as planned;

(c) to continue to seek for re-financing of existing
borrowings as well as new debt financing and
bank borrowings at costs acceptable to the Group
to finance the settlement of its existing financial
obligations and future operating and capital
expenditures;

(d) to dispose of certain of its assets to generate more
cashflow when needed; and

(e) not to commit on significant capital expenditures
and land acquisitions before securing the necessary
funding.

2.1

IR R M EE

31 December 2025
2025%F 12 A31H

mAEE (&
FREEENER (&)
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Notes to the Financial Statements

B ISR AR M EE

31 December 2025
2025%F 12 A31H

2.1

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

Taking into account the various measures mentioned
above and the fact that (i) the Group is in net current
assets position of RMB2,662 million as at 31 December
2025, (ii) the Group has successfully renewed an existing
bank loan of approximately RMB128 million after the end of
the reporting period and up to the date of this report; (iii)
the Group has entered into an agreement to dispose of a
subsidiary holding investment properties of RMB136 million
subsequent to the year end and up to the date of this
report; (iv) the fair value of investment properties exceeds
the total amount of bank loans as of 31 December 2025,
and (v) the Group can repay the outstanding borrowings
through realisation of assets, the directors of the Company
consider that the Group has sufficient working capital to
meet in full its financial obligations as they fall due for at
least the next twelve months from the end of the reporting
period.

Basis of consolidation
Subsidiaries

The consolidated financial statements include the
financial statements of the Company and its subsidiaries
(collectively referred to as the “Group”) for the year ended
31 December 2025. A subsidiary is an entity (including a
structured entity), directly or indirectly, controlled by the
Company. Control is achieved when the Group is exposed,
or has rights to variable returns from its involvement with
the investee and has the ability to affect those returns
through its power over the investee (i.e., existing rights
that give the Group the current ability to direct the relevant
activities of the investee).
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2.1

Notes to the Financial Statements

BASIS OF PREPARATION (continued)
Basis of consolidation (continued)
Subsidiaries (continued)

Generally, there is a presumption that a majority of voting
rights results in control. When the Company has, directly or
indirectly, less than a majority of the voting or similar rights
of an investee, the Group considers all relevant facts and
circumstances in assessing whether it has power over an
investee, including:

(a) the contractual arrangement with the other vote
holders of the investee;

(b) rights arising from other contractual arrangements;
and

(c) the Group’s voting rights and potential voting rights.

The financial statements of the subsidiaries are prepared
for the same reporting period as the Company, using
consistent accounting policies. The results of subsidiaries
are consolidated from the date of acquisition, being the
date on which the Group obtains control, and continue to
be consolidated until the date that such control ceases.

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

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
described above. A change in the ownership interest of a
subsidiary, without a loss of control, is accounted for as an
equity transaction.

2.1

IR R M EE

31 December 2025
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Notes to the Financial Statements

B ISR AR M EE

31 December 2025
2025%F 12 A31H

2.1

BASIS OF PREPARATION (continued)
Basis of consolidation (continued)
Subsidiaries (continued)

If the Group loses control over a subsidiary, it
derecognises the related assets (including goodwill),
liabilities, any non-controlling interest and the exchange
fluctuation reserves; and recognises the fair value of any
investment retained and any resulting surplus or deficit in
profit or loss. The Group’s share of components previously
recognised in other comprehensive income is reclassified
to profit or loss or retained profits, as appropriate, on the
same basis as would be required if the Group had directly
disposed of the related assets or liabilities.

Business combination involving entities under common
control

The consolidated financial statements include the results
of each of the combining entities or businesses from the
earliest date presented or from the date when combining
entities or businesses first came under the control of
the controlling parties, where this is a shorter period,
regardless of the date of the common control combination.

The net assets of the combining entities or businesses
are recognised at the carrying values prior to the common
control combination.
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2.2

Notes to the Financial Statements

CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES

The Group has adopted amendments to HKAS 21 Lack
of Exchangeability for the first time for the current year’s
financial statements. The Group has not early adopted any
other standard or amendment that has been issued but is
not yet effective.

Amendments to HKAS 21 specify how an entity shall
assess whether a currency is exchangeable into another
currency and how it shall estimate a spot exchange rate at
a measurement date when exchangeability is lacking. The
amendments require disclosures of information that enable
users of financial statements to understand the impact of a
currency not being exchangeable. As the currencies that
the Group had transacted in and the functional currencies
of overseas subsidiaries, joint ventures and associates for
translation into the Group’s presentation currency were
exchangeable, the amendments did not have any impact
on the Group’s financial statements.

In addition, the HKICPA has issued amendments to
[llustrative Examples on HKFRS 7, HKFRS 18, HKAS
1, HKAS 8, HKAS 36 and HKAS 37 Disclosures about
Uncertainties in the Financial Statements, which added
illustrative examples in the corresponding HKFRS
Accounting Standards. These examples reflect existing
requirements in the corresponding HKFRS Accounting
Standards to report the effects of uncertainties in the
financial statements using climate-related examples.
Therefore, the amendments do not have an effective date
or transitional provisions.
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Notes to the Financial Statements

B ISR AR M EE

31 December 2025
2025%F 12 A31H

2.3 ISSUED BUT NOT YET EFFECTIVE HKFRS
ACCOUNTING STANDARDS

The Group has not applied the following new and amended
HKFRS Accounting Standards, that have been issued but

are not yet effective,

in these financial statements. The

Group intends to apply these new and amended HKFRS

Accounting Standards,
effective.

HKFRS 18

HKFRS 19 and its
amendments

Amendments to HKFRS 9
and HKFRS 7

Amendments to HKFRS 9

and HKFRS 7

Amendments to HKFRS 10
and HKAS 28

Amendments to HKAS 21
Annual Improvements to

HKFRS Accounting
Standards - Volume 11

if applicable, when they become

Presentation and Disclosure
in Financial Statements®
Subsidiaries without Public
Accountability: Disclosures®
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®

Translation to a Hyperinflationary
Presentation Currenc)?

Amendments to HKFRS 1,
HKFRS 7, HKFRS 9,

HKFRS 10 and HKAS 7°

! Effective for annual periods beginning on or after 1

January 2026

2 Effective for annual/reporting periods beginning on or

after 1 January 2027

g No mandatory effective date yet determined but

available for adoption
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2.3

Notes to the Financial Statements

ISSUED BUT NOT YET EFFECTIVE HKFRS
ACCOUNTING STANDARDS (continued)

Further information about those HKFRS Accounting
Standards that are expected to be applicable to the Group
is described below.

HKFRS 18 replaces HKAS 1 Presentation of Financial
Statements. While a number of sections have been brought
forward from HKAS 1 with limited changes, HKFRS 18
introduces new requirements for presentation within the
statement of profit or loss, including specified totals and
subtotals. Entities are required to classify all income and
expenses within the statement of profit or loss into one
of the five categories: operating, investing, financing,
income taxes and discontinued operations and to present
two new defined subtotals. It also requires disclosures
about management-defined performance measures in
a single note and introduces enhanced requirements
on the grouping (aggregation and disaggregation) and
the location of information in both the primary financial
statements and the notes. Some requirements previously
included in HKAS 1 are moved to HKAS 8 Accounting
Policies, Changes in Accounting Estimates and Errors,
which is renamed as HKAS 8 Basis of Preparation of
Financial Statements. As a consequence of the issuance
of HKFRS 18, limited, but widely applicable, amendments
are made to HKAS 7 Statement of Cash Flows, HKAS
33 Earnings per Share and HKAS 34 Interim Financial
Reporting. In addition, there are minor consequential
amendments to other HKFRS Accounting Standards.
HKFRS 18 and the consequential amendments to other
HKFRS Accounting Standards are effective for annual
periods beginning on or after 1 January 2027 with
earlier application permitted. Retrospective application
is required. The Group is currently analysing the new
requirements and assessing the impact of HKFRS 18 on
the presentation and disclosure of the Group's financial
statements.
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

2.3

118

ISSUED BUT NOT YET EFFECTIVE HKFRS
ACCOUNTING STANDARDS (continued)

HKFRS 19 allows eligible entities to elect to apply
reduced disclosure requirements while still applying the
recognition, measurement and presentation requirements
in other HKFRS Accounting Standards. To be eligible,
at the end of the reporting period, an entity must be a
subsidiary as defined in HKFRS 10 Consolidated Financial
Statements, cannot have public accountability and must
have a parent (ultimate or intermediate) that prepares
consolidated financial statements available for public use
which comply with HKFRS Accounting Standards or IFRS
Accounting Standards. HKFRS 19 was amended in April
2025 to include IFRS Accounting Standards in the eligibility
criteria for applying the standard. The standard was
further amended in October 2025 to (i) remove disclosure
objectives from HKFRS 19; (ii) reduce the disclosure
requirements relating to supplier finance arrangements
and a specific class of financial liabilities; and (iii) replace
disclosure requirements relating to management-defined
performance measures with a cross-reference to HKFRS
18 for entities that use these measures. Earlier application
is permitted. As the Company is a listed company, it is not
eligible to elect to apply HKFRS 19 and its amendments.
Some of the Company’s subsidiaries are considering the
application of HKFRS 19 and its amendments in their
specified financial statements.
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2.3

Notes to the Financial Statements

ISSUED BUT NOT YET EFFECTIVE HKFRS
ACCOUNTING STANDARDS (continued)

Amendments to HKFRS 9 and HKFRS 7 Amendments
to the Classification and Measurement of Financial
Instruments clarify the date on which a financial asset
or financial liability is derecognised and introduce an
accounting policy option to derecognise a financial
liability that is settled through an electronic payment
system before the settlement date if specified criteria
are met. The amendments clarify how to assess the
contractual cash flow characteristics of financial assets
with environmental, social and governance and other
similar contingent features. Moreover, the amendments
clarify the requirements for classifying financial assets with
non-recourse features and contractually linked instruments.
The amendments also include additional disclosures
for investments in equity instruments designated at fair
value through other comprehensive income and financial
instruments with contingent features. The amendments
shall be applied retrospectively with an adjustment to
opening retained profits (or other component of equity) at
the initial application date. Prior periods are not required
to be restated and can only be restated without the use of
hindsight. Earlier application of either all the amendments
at the same time or only the amendments related to
the classification of financial assets is permitted. The
amendments are not expected to have any significant
impact on the Group's financial statements.
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ISSUED BUT NOT YET EFFECTIVE HKFRS
ACCOUNTING STANDARDS (continued)

Amendments to HKFRS 9 and HKFRS 7 Contracts
Referencing Nature-dependent Electricity clarify the
application of the “own-use” requirements for in-scope
contracts and amend the designation requirements
for a hedged item in a cash flow hedging relationship
for in-scope contracts. The amendments also include
additional disclosures that enable users of financial
statements to understand the effects these contracts
have on an entity’s financial performance and future cash
flows. The amendments relating to the own-use exception
shall be applied retrospectively. Prior periods are not
required to be restated and can only be restated without
the use of hindsight. The amendments relating to the
hedge accounting shall be applied prospectively to new
hedging relationships designated on or after the date of
the initial application. Earlier application is permitted. The
amendments to HKFRS 9 and HKFRS 7 shall be applied at
the same time. The amendments are not expected to have
any significant impact on the Group’s financial statements.

Amendments to HKFRS 10 and HKAS 28 address an
inconsistency between the requirements in HKFRS 10
and in HKAS 28 in dealing with the sale or contribution
of assets between an investor and its associate or joint
venture. The amendments require a full recognition of a
gain or loss resulting from a downstream transaction when
the sale or contribution of assets constitutes a business.
For a transaction involving assets that do not constitute a
business, a gain or loss resulting from the transaction is
recognised in the investor’s profit or loss only to the extent
of the unrelated investor’s interest in that associate or joint
venture. The amendments are to be applied prospectively.
The previous mandatory effective date of amendments to
HKFRS 10 and HKAS 28 was removed by the HKICPA.
However, the amendments are available for adoption now.
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2.3

Notes to the Financial Statements

ISSUED BUT NOT YET EFFECTIVE HKFRS
ACCOUNTING STANDARDS (continued)

Amendments to HKAS 21 Translation to a Hyperinflationary
Presentation Currency require the translation from
a non-hyperinflationary functional currency into a
hyperinflationary presentation currency at the closing rate.
The amendments also require an entity whose functional
currency and presentation currency are the currency of
a hyperinflationary economy to restate the comparative
amounts of a foreign operation whose functional currency
is that of a non-hyperinflationary economy, by applying
the general price index, in accordance with paragraph
34 of HKAS 29 Financial Reporting in Hyperinflationary
Economies, to the foreign operation’s comparative figures.
The amendments introduce certain additional disclosures.
Earlier application is permitted. The amendments are not
expected to have any significant impact on the Group’s
financial statements.

Annual Improvements to HKFRS Accounting Standards
- Volume 11 set out amendments to HKFRS 1, HKFRS
7 (and the accompanying Guidance on implementing
HKFRS 7), HKFRS 9, HKFRS 10 and HKAS 7. Details of
the amendments that are expected to be applicable to the
Group are as follows:

o HKFRS 7 Financial Instruments: Disclosures: The
amendments have updated certain wording in
paragraph B38 of HKFRS 7 and paragraphs IG1,
IG14 and 1G20B of the Guidance on implementing
HKFRS 7 for the purpose of simplification or
achieving consistency with other paragraphs
in the standard and/or with the concepts and
terminology used in other standards. In addition,
the amendments clarify that the Guidance on
implementing HKFRS 7 does not necessarily
illustrate all the requirements in the referenced
paragraphs of HKFRS 7 nor does it create
additional requirements. Earlier application is
permitted. The amendments are not expected to
have any significant impact on the Group’s financial
statements.
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2.3 ISSUED BUT NOT YET EFFECTIVE HKFRS
ACCOUNTING STANDARDS (continued)

o HKFRS 9 Financial Instruments: The amendments
clarify that when a lessee has determined that a
lease liability has been extinguished in accordance
with HKFRS 9, the lessee is required to apply
paragraph 3.3.3 of HKFRS 9 and recognise any
resulting gain or loss in profit or loss. However,
the amendments do not address how a lessee
distinguishes between a lease modification as
defined in HKFRS 16 and an extinguishment
of a lease liability in accordance with HKFRS
9. In addition, the amendments have updated
certain wording in paragraph 5.1.3 of HKFRS 9
and Appendix A of HKFRS 9 to remove potential
confusion. Earlier application is permitted.
The amendments are not expected to have
any significant impact on the Group’s financial
statements.

o HKFRS 10 Consolidated Financial Statements: The
amendments clarify that the relationship described
in paragraph B74 of HKFRS 10 is just one example
of various relationships that might exist between the
investor and other parties acting as de facto agents
of the investor, which removes the inconsistency
with the requirement in paragraph B73 of HKFRS 10.
Earlier application is permitted. The amendments
are not expected to have any significant impact on
the Group’s financial statements.

. HKAS 7 Statement of Cash Flows: The amendments
replace the term “cost method” with “at cost” in
paragraph 37 of HKAS 7 following the prior deletion
of the definition of “cost method”. Earlier application
is permitted. The amendments are not expected
to have any impact on the Group’s financial
statements.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES
Investments in associates and joint ventures

As associate is an entity in which the Group has a long
term interest of generally not less than 20% of the equity
voting rights and over which it has significant influence.
Significant influence is the power to participate in the
financial and operating policy decision of the investee, but
is not control or joint control over those policies.

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

The Group’s investments in associates and joint ventures
are stated in the consolidated statement of financial
position at the Group’s share of net assets under the equity
method of accounting, less any impairment losses.

Adjustments are made to bring into line any dissimilar
accounting policies that may exist.

The Group’s share of the post-acquisition results and
other comprehensive income of associates and joint
ventures is included in the consolidated statement of
profit or loss and consolidated other comprehensive
income, respectively. In addition, when there has been a
change recognised directly in the equity of the associate
or joint venture, the Group recognises its share of any
changes, when applicable, in the consolidated statement
of changes in equity. Unrealised gains and losses resulting
from transactions between the Group and its associates
or joint ventures are eliminated to the extent of the
Group’s investments in the associates or joint ventures,
except where unrealised losses provide evidence of an
impairment of the asset transferred. Goodwill arising from
the acquisition of associates or joint ventures is included
as part of the Group’s investments in associates or joint
ventures.
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

2.4

MATERIAL ACCOUNTING POLICIES (continued)

Investments in associates and joint ventures
(continued)

If an investment in an associate becomes an investment
in a joint venture or vice versa, the retained interest is
not remeasured. Instead, the investment continues to be
accounted for under the equity method. In all other case,
upon loss of significant influence over the associate or joint
control over the joint venture, the Group measures and
recognises any retained investment at its fair value. Any
difference between the carrying amount of the associate
or joint venture upon loss of significant influence or joint
control and the fair value of the retained investment and
proceeds from disposal is recognised in profit or loss.

Business combinations and goodwill

Business combinations are accounted for using the
acquisition method. The consideration transferred is
measured at the acquisition date fair value which is the
sum of the acquisition date fair values of assets transferred
by the Group, liabilities assumed by the Group to the
former owners of the acquiree and the equity interests
issued by the Group in exchange for control of the
acquiree. For each business combination, the Group elects
whether to measure the non-controlling interests in the
acquiree at fair value or at the proportionate share of the
acquiree’s identifiable net assets. All other components
of non-controlling interests are measured at fair value.
Acquisition-related costs are expensed as incurred.

The Group determines that it has acquired a business
when the acquired set of activities and assets includes an
input and a substantive process that together significantly
contribute to the ability to create outputs.

124 Gemdale Properties and Investment Corporation Limited

THBHESERRQF

2.4

ERSTHEREBE (&
REEARAREE AR ZRE (F)

ERBERRZREBRNAERAZRE
HHEREAT - TEEMFEREERE - R
2 ZRBBBEBRBEREANR -ERMAH
BIERT  MAKREREHBERRZEX
FEYEALENT 2 HKREY - AEBRAE
ARAEFETARERE - RBERRIRE
BERFEN 2R ERRRERRIEHE -
HEEERREREZ ARBREEMER
Rz ZRMERAER -

EBREHREE

At TIARBEANRR - BEZARETA
WEEBH 2 ARERE - BB KR TS
ZH4E - AEREREKREL ATHA ATEE
BE ARBEMALEARE  RAEEETR
A NRE Rz ARERM - BEEE
BEHME  AEBBEERRQIALEIELHE
W kg 75 Al s Bl B B A 2 B A5 L DI RT BRI
BT 2 IEER AR M 2R o PRA JEEIR AR IR #E
wmHMARBOIRARETE - WHEIEREE
BRATIREER I

BB R EBEEETERBAR

BEEMBEE  YHRAYAEEL A NE
HERZE 2 BB - AREREZRBER/ER
Z WS -



2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Business combinations and goodwill (continued)

When the Group acquires a business, it assesses the
financial assets and liabilities assumed for appropriate
classification and designation in accordance with the
contractual terms, economic circumstances and pertinent
conditions as at the acquisition date. This includes the
separation of embedded derivatives in host contracts of
the acquiree.

If the business combination is achieved in stages, the
previously held equity interest is remeasured at its
acquisition date fair value and any resulting gain or loss is
recognised in profit or loss or other comprehensive income,
as appropriate.

Any contingent consideration to be transferred by the
acquirer is recognised at fair value at the acquisition
date. Contingent consideration classified as an asset or
liability is measured at fair value with changes in fair value
recognised in profit or loss. Contingent consideration that
is classified as equity is not remeasured and subsequent
settlement is accounted for within equity.

Goodwill is initially measured at cost, being the excess
of the aggregate of the consideration transferred, the
amount recognised for non-controlling interests and any
fair value of the Group’s previously held equity interests in
the acquiree over the identifiable net assets acquired and
liabilities assumed. If the sum of this consideration and
other items is lower than the fair value of the net assets
acquired, the difference is, after reassessment, recognised
in profit or loss as a gain on bargain purchase.
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MATERIAL ACCOUNTING POLICIES (continued)
Business combinations and goodwill (continued)

After initial recognition, goodwill is measured at cost less
any accumulated impairment losses. Goodwill is tested
for impairment annually or more frequently if events or
changes in circumstances indicate that the carrying
value may be impaired. The Group performs its annual
impairment test of goodwill as at 31 December. For the
purpose of impairment testing, goodwill acquired in
a business combination is, from the acquisition date,
allocated to each of the Group’s cash-generating units,
or groups of cash-generating units, that are expected to
benefit from the synergies of the combination, irrespective
of whether other assets or liabilities of the Group are
assigned to those units or groups of units.

Impairment is determined by assessing the recoverable
amount of the cash-generating unit (group of
cash-generating units) to which the goodwill relates. Where
the recoverable amount of the cash-generating unit (group
of cash-generating units) is less than the carrying amount,
an impairment loss is recognised. An impairment loss
recognised for goodwill is not reversed in a subsequent
period.

Where goodwill has been allocated to a cash-generating
unit (or group of cash-generating units) and part of the
operation within that unit is disposed of, the goodwill
associated with the operation disposed of is included in
the carrying amount of the operation when determining
the gain or loss on the disposal. Goodwill disposed of in
these circumstances is measured based on the relative
value of the operation disposed of and the portion of the
cash-generating unit retained.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Fair value measurement

The Group measures its investment properties, derivative
financial instruments and equity investments at fair value
at the end of each reporting period. Fair value is the
price that would be received to sell an asset or paid
to transfer a liability in an orderly transaction between
market participants at the measurement date. The fair
value measurement is based on the presumption that
the transaction to sell the asset or transfer the liability
takes place either in the principal market for the asset or
liability, or in the absence of a principal market, in the most
advantageous market for the asset or liability. The principal
or the most advantageous market must be accessible
by the Group. The fair value of an asset or a liability is
measured using the assumptions that market participants
would use when pricing the asset or liability, assuming that
market participants act in their economic best interest.

A fair value measurement of a non-financial asset takes into
account a market participant’s ability to generate economic
benefits by using the asset in its highest and best use or
by selling it to another market participant that would use
the asset in its highest and best use.

The Group uses valuation techniques that are appropriate
in the circumstances and for which sufficient data are
available to measure fair value, maximising the use of
relevant observable inputs and minimising the use of
unobservable inputs.
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MATERIAL ACCOUNTING POLICIES (continued)
Fair value measurement (continued)

All assets and liabilities for which fair value is measured
or disclosed in the financial statements are categorised
within the fair value hierarchy, described as follows, based
on the lowest level input that is significant to the fair value
measurement as a whole:

based on quoted prices (unadjusted)
in active markets for identical assets or
liabilities

Level 1 -

Level 2 — based on valuation techniques for which the
lowest level input that is significant to the
fair value measurement is observable, either
directly or indirectly

Level 3 - based on valuation techniques for which the
lowest level input that is significant to the fair

value measurement is unobservable

For assets and liabilities that are recognised in the financial
statements on a recurring basis, the Group determines
whether transfers have occurred between levels in the
hierarchy by reassessing categorisation (based on the
lowest level input that is significant to the fair value
measurement as a whole) at the end of each reporting
period.

Impairment of non-financial assets

Where an indication of impairment exists, or when annual
impairment testing for non-financial asset is required
(other than properties held for sale, properties under
development, contract assets, deferred tax assets, and
investment properties), the asset’s recoverable amount is
estimated. An asset’s recoverable amount is the higher of
the asset’s or cash-generating unit’'s value in use and its
fair value less costs of disposal, and is determined for an
individual asset, unless the asset does not generate cash
inflows that are largely independent of those from other
assets or groups of assets, in which case the recoverable
amount is determined for the cash-generating unit to which
the asset belongs.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Impairment of non-financial assets (continued)

In testing a cash-generating unit for impairment, a
portion of the carrying amount of a corporate asset (e.g.,
a headquarters building) is allocated to an individual
cash-generating unit if it can be allocated on a reasonable
and consistent basis or, otherwise, to the smallest group of
cash-generating units.

An impairment loss is recognised only if the carrying
amount of an asset exceeds its recoverable amount. 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. An
impairment loss is charged to the statement of profit or loss
in the period in which it arises in those expense categories
consistent with the function of the impaired asset.

An assessment is made at the end of each reporting
period as to whether there is an indication that previously
recognised impairment losses may no longer exist or
may have decreased. If such an indication exists, the
recoverable amount is estimated. A previously recognised
impairment loss of an asset other than goodwill is reversed
only if there has been a change in the estimates used to
determine the recoverable amount of that asset, but not to
an amount higher than the carrying amount that would have
been determined (net of any depreciation/amortisation) had
no impairment loss been recognised for the asset in prior
years. A reversal of such an impairment loss is credited
to the statement of profit or loss in the period in which it
arises.
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MATERIAL ACCOUNTING POLICIES (continued)

Related parties

A party is considered to be related to the Group if:

(a) the party is a person or a close member of that
person’s family and that person

(1)
(ii)
(iii)

or

has control or joint control over the Group;
has significant influence over the Group; or
is a member of the key management

personnel of the Group or of a parent of the
Group;

(b) the party is an entity where any of the following
conditions applies:

(iii)

(iv)

(vi)

(vii)

(viii)

the entity and the Group are members of the
same group;

one entity is an associate or joint venture of
the other entity (or of a parent, subsidiary or
fellow subsidiary of the other entity);

the entity and the Group are joint ventures of
the same third party;

one entity is a joint venture of a third entity
and the other entity is an associate of the
third entity;

the entity is a post-employment benefit plan
for the benefit of employees of either the
Group or an entity related to the Group;

the entity is controlled or jointly controlled by
a person identified in (a);

a person identified in (a)(i) has significant
influence over the entity or is a member of
the key management personnel of the entity
(or of a parent of the entity); and

the entity, or any member of a group of
which it is a part, provides key management
personnel services to the Group or to the
parent of the Group.

Gemdale Properties and Investment Corporation Limited

THBHESERRQF

2.4

EXREHBERE (&)

BES

THALHRREAREEGRE

(a) ABEALRBEAIRALZEBRE

()
(ii)
(iii)

o

Mz AL
2l A RES ANEE
HAEBEEEATE X

RAEBERAEEH AT 2
EEEABZ—HRKE

(b) FRALREBIFA TIMEMR—IERK
(SR

(iii)

(iv)

(vi)

(vii)

(viii)

A%£$QIEH fEZ

=113

3R
I \m
D
H\

—HERAS —HEEZHBE
RAEAXBERR (HA—HE

B8AR - WBARKRAZR
WEBRT) :
ZEROUAER AR —F=H
XN I
—HERBAE=-FEBZAE
NR MB—HERAE=H

B BE NG

p=13

ZERAASERERERE
BB BERUNEERNRILL
BER R ARTE

ZERBZ(a)ERZALED

() EBZALTHZERE
BEAVENRBZEE (%
BERZERNR) ZEEEEA
g8: K
ZEBRNEMBEEANZTM
REREETEEEABRET
AEFNALER 2 FAA



2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Property, plant and equipment and depreciation

Property, plant and equipment are stated at cost less
accumulated depreciation and any impairment losses. The
cost of an item of property, plant and equipment comprises
its purchase price and any directly attributable costs of
bringing the asset to its working condition and location for
its intended use.

Expenditure incurred after items of property, plant and
equipment have been put into operation, such as repairs
and maintenance, is normally charged to the statement
of profit or loss in the period in which it is incurred. In
situations where the recognition criteria are satisfied, the
expenditure for a major inspection is capitalised in the
carrying amount of the asset as a replacement. Where
significant parts of property, plant and equipment are
required to be replaced at intervals, the Group recognises
such parts as individual assets with specific useful lives
and depreciates them accordingly.

Depreciation is calculated on the straight-line basis to write
off the cost of each item of property, plant and equipment
to its residual value over its estimated useful life. The
principal annual rates used for this purpose are as follows:
Leasehold improvements The lease terms or 5 years,
whichever is shorter

Office equipment, furniture 3 -5 years
and fixtures
Motor vehicles 4 -5 years
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MATERIAL ACCOUNTING POLICIES (continued)

Property, plant and equipment and depreciation
(continued)

Where parts of an item of property, plant and equipment
have different useful lives, the cost of that item is allocated
on a reasonable basis among the parts and each part is
depreciated separately. Residual values, useful lives and
the depreciation method are reviewed, and adjusted if
appropriate, at least at each financial year end.

An item of property, plant and equipment including any
significant part initially recognised is derecognised upon
disposal or when no future economic benefits are expected
from its use or disposal. Any gain or loss on disposal or
retirement recognised in the statement of profit or loss
in the year the asset is derecognised is the difference
between the net sales proceeds and the carrying amount
of the relevant asset.

Investment properties

Investment properties are interests in land and buildings
(including right-of-use assets) held to earn rental income
and/or for capital appreciation. Such properties are
measured initially at cost, including transaction costs.
Subsequent to initial recognition, investment properties are
stated at fair value, which reflects market conditions at the
end of the reporting period.

Properties under construction or development for further
use as investment properties are classified as investment
properties under construction. If the fair value cannot
be reliably determined, the investment properties under
construction will be measured at cost until such time as fair
value can be determined or construction is completed. The
Group has concluded that the fair value of its investment
properties under construction can be measured reliably,
and therefore, the Group’s investment properties under
construction are measured at fair value.
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Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Investment properties (continued)

Gains or losses arising from changes in the fair values of
investment properties are included in the statement of profit
or loss in the year in which they arise. Any gains or losses
on the retirement or disposal of an investment property are
recognised in the statement of profit or loss in the year of
the retirement or disposal.

For a transfer from inventories to investment properties,
any difference between the fair value of the property at that
date and its previous carrying amount is recognised in the
statement of profit or loss.

Leases

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

Group as a lessee

The Group applies a single recognition and measurement
approach for all leases, except for short-term leases and
leases of low-value assets. The Group recognises lease
liabilities to make lease payments and right-of-use assets
representing the right to use the underlying assets.
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MATERIAL ACCOUNTING POLICIES (continued)

Leases (continued)

Group as a lessee (continued)

(a)

Right-of-use assets

Right-of-use assets are recognised at the
commencement date of the lease (that is the
date the underlying asset is available for use).
Right-of-use assets are measured at cost, less any
accumulated depreciation and any impairment
losses, and adjusted for any remeasurement of
lease liabilities. The cost of right-of-use assets
includes the amount of lease liabilities recognised,
initial direct costs incurred, and lease payments
made at or before the commencement date less any
lease incentives received. Right-of-use assets are
depreciated on a straight-line basis over the shorter
of the lease terms and the estimated useful lives of
the assets as follows:

Leasehold land and building over the lease term

If ownership of the leased asset transfers to
the Group by the end of the lease term or the
cost reflects the exercise of a purchase option,
depreciation is calculated using the estimated
useful life of the asset.

When the right-of-use assets relate to interests
in leasehold land held as inventories, they are
subsequently measured at the lower of cost and
net realisable value in accordance with the Group’s
policies for “properties under development” and
“properties held for sale”. When a right-of-use
asset meets the definition of investment property,
it is included in investment properties. The
corresponding right-of-use asset is initially
measured at cost, and subsequently measured at
fair value, in accordance with the Group’s policy for
“investment properties”.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)

Leases (continued)

Group as a lessee (continued)

(b)

Lease liabilities

Lease liabilities are recognised at the
commencement date of the lease at the present
value of lease payments to be made over the lease
term. The lease payments include fixed payments
(including in-substance fixed payments) less
any lease incentives receivable, variable lease
payments that depend on an index or a rate, and
amounts expected to be paid under residual value
guarantees. The lease payments also include the
exercise price of a purchase option reasonably
certain to be exercised by the Group and payments
of penalties for termination of a lease, if the lease
term reflects the Group exercising the option to
terminate the lease. The variable lease payments
that do not depend on an index or a rate are
recognised as an expense in the period in which the

event or condition that triggers the payment occurs.

In calculating the present value of lease payments,
the Group uses its incremental borrowing rate at
the lease commencement date because the interest
rate implicit in the lease is not readily determinable.
After the commencement date, the amount of lease
liabilities is increased to reflect the accretion of
interest and reduced for the lease payments made.
In addition, the carrying amount of lease liabilities
is remeasured if there is a modification, a change
in the lease term, a change in lease payments
(e.g., a change to future lease payments resulting
from a change in an index or rate) or a change in
assessment of an option to purchase the underlying
asset.
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MATERIAL ACCOUNTING POLICIES (continued)
Leases (continued)

Group as a lessee (continued)

(c) Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition
exemption to its short-term leases of properties (that
is those leases that have a lease term of 12 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
to leases of office equipment that are considered to
be of low value.

Lease payments on short-term leases and leases of
low-value assets are recognised as an expense on
a straight-line basis over the lease term.

Group as a lessor

When the Group acts as a lessor, it classifies at lease
inception (or when there is a lease modification) each of its
leases as either an operating lease or a finance lease.

Leases in which the Group does not transfer substantially
all the risks and rewards incidental to ownership of
an asset are classified as operating leases. When a
contract contains lease and non-lease components, the
Group allocates the consideration in the contract to each
component on a relative stand-alone selling price basis.
Rental income is accounted for on a straight-line basis over
the lease terms and is included in revenue in the statement
of profit or loss due to its operating nature. Initial direct
costs incurred in negotiating and arranging an operating
lease are added to the carrying amount of the leased asset
and recognised over the lease term on the same basis as
rental income. Contingent rents are recognised as revenue
in the period in which they are earned.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Leases (continued)
Group as a lessor (continued)

When the Group is an intermediate lessor, a sublease
is classified as a finance lease or operating lease with
reference to the right-of-use asset arising from the head
lease. If the head lease is a short-term lease to which the
Group applies the on-balance sheet recognition exemption,

the Group classifies the sublease as an operating lease.

Properties under development

Properties under development are stated at the lower of
cost and net realisable value. Cost of properties under
development comprises cost of acquisition, land cost,
construction costs, development costs, capitalised
borrowing costs and other direct costs attributable to
the development. The land cost is recognised on the
straight-line basis over the lease term. Net realisable
value for properties under development is determined by
reference to management's estimates of the selling price
based on prevailing market conditions, less applicable
variable selling expenses and the anticipated costs to
completion.

Properties held for sale

Properties held for sale are stated at the lower of cost and
net realisable value. Cost is determined by apportionment
of total development cost, including capitalised borrowing
cost, attributable to the unsold units. Net realisable
value for completed properties for sale is determined by
reference to management’s estimates of the selling price
based on prevailing market conditions, less applicable

variable selling expenses.

Investments and other financial assets
Initial recognition and measurement

Financial assets are classified, at initial recognition, as
subsequently measured at amortised cost,
through other comprehensive income, and fair value
through profit or loss.

fair value
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MATERIAL ACCOUNTING POLICIES (continued)
Investments and other financial assets (continued)
Initial recognition and measurement (continued)

The classification of financial assets at initial recognition
depends on the financial asset’s contractual cash flow
characteristics and the Group’s business model for
managing them. With the exception of trade receivables
that do not contain a significant financing component or for
which the Group has applied the practical expedient of not
adjusting the effect of a significant financing component,
the Group initially measures a financial asset at its fair
value, plus in the case of a financial asset not at fair value
through profit or loss, transaction costs. Trade receivables
that do not contain a significant financing component or
for which the Group has applied the practical expedient
are measured at the transaction price determined under
HKFRS 15 in accordance with the policies set out for
“Revenue recognition” below.

In order for a financial asset to be classified and measured
at amortised cost or fair value through other comprehensive
income, it needs to give rise to cash flows that are solely
payments of principal and interest (“SPPI”) on the principal
amount outstanding. Financial assets with cash flows that
are not SPPI are classified and measured at fair value
through profit or loss, irrespective of the business model.

The Group’s business model for managing financial assets
refers to how it manages its financial assets in order to
generate cash flows. The business model determines
whether cash flows will result from collecting contractual
cash flows, selling the financial assets, or both.

Financial assets classified and measured at amortised cost
are held within a business model with the objective to hold
financial assets in order to collect contractual cash flows,
while financial assets classified and measured at fair value
through other comprehensive income are held within a
business model with the objective of both holding to collect
contractual cash flows and selling. Financial assets which
are not held within the aforementioned business models
are classified and measured at fair value through profit or
loss.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Investments and other financial assets (continued)
Initial recognition and measurement (continued)

Purchases or sales of financial assets that require delivery
of assets within the period generally established by
regulation or convention in the marketplace are recognised
on the trade date, that is, the date that the Group commits
to purchase or sell the asset.

Subsequent measurement

The subsequent measurement of financial assets depends
on their classification as follows:

(a) Financial
instruments)

assets at amortised cost (debt

Financial assets at amortised cost are subsequently
measured using the effective interest method and
are subject to impairment. Gains and losses are
recognised in the statement of profit or loss when
the asset is derecognised, modified or impaired.

(b) Financial assets at fair value through other
comprehensive income (debt instruments)

For debt investments at fair value through other
comprehensive income, interest income, foreign
exchange revaluation and impairment losses or
reversals are recognised in the statement of profit
or loss and computed in the same manner as for
financial assets measured at amortised cost. The
remaining fair value changes are recognised in
other comprehensive income. Upon derecognition,
the cumulative fair value change recognised in other
comprehensive income is recycled to the statement
of profit or loss.
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MATERIAL ACCOUNTING POLICIES (continued)

Investments and other financial assets (continued)

Subsequent measurement (continued)

(c)

Financial assets at fair value through other
comprehensive income (equity instruments)

Upon initial recognition, the Group can elect to
classify irrevocably its equity investments as equity
investments designated at fair value through
other comprehensive income when they meet
the definition of equity under HKAS 32 Ffinancial
Instruments.: Presentation and are not held for
trading. The classification is determined on an
instrument-by-instrument basis.

Gains and losses on these financial assets are
never recycled to the statement of profit or loss.
Dividends are recognised as other income in the
statement of profit or loss when the right of payment
has been established, except when the Group
benefits from such proceeds as a recovery of part of
the cost of the financial asset, in which case, such
gains are recorded in other comprehensive income.
Equity investments designated at fair value through
other comprehensive income are not subject to
impairment assessment.

Financial assets at fair value through profit or loss

Financial assets at fair value through profit or loss
are carried in the statement of financial position at
fair value with net changes in fair value recognised
in the statement of profit or loss.
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Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Impairment of financial assets

The Group recognises an allowance for expected credit
losses (“ECLs") for all debt instruments not held at fair
value through profit or loss. ECLs are based on the
difference between the contractual cash flows due in
accordance with the contract and all the cash flows that the
Group expects to receive, discounted at an approximation
of the original effective interest rate. The expected cash
flows will include cash flows from the sale of collateral
held or other credit enhancements that are integral to the

contractual terms.

General approach

ECLs are recognised in two stages. For credit exposures
for which there has not been a significant increase in credit
risk since initial recognition, ECLs are provided for credit
losses that result from default events that are possible
within the next 12 months (a 12-month ECL). For those
credit exposures for which there has been a significant
increase in credit risk since initial recognition, a loss
allowance is required for credit losses expected over the
remaining life of the exposure, irrespective of the timing of
the default (a lifetime ECL).
At each reporting date, the Group assesses whether
the credit risk on a financial instrument has increased
significantly since initial recognition. When making the
assessment, 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 and
considers reasonable and supportable information that is
available without undue cost or effort, including historical
and forward-looking information. The Group considers that
there has been a significant increase in credit risk when
contractual payments are more than 30 days past due.
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2.4

MATERIAL ACCOUNTING POLICIES (continued)
Impairment of financial assets (continued)
General approach (continued)

For debt investments at fair value through other
comprehensive income, the Group applies the low credit
risk simplification. At each reporting date, the Group
evaluates whether the debt investment is considered to
have low credit risk using all reasonable and supportable
information that is available without undue cost or effort. In
making that evaluation, the Group reassesses the external
credit ratings of the debt investments. In addition, the
Group considers that there has been a significant increase
in credit risk when contractual payments are more than 30
days past due.

The Group considers a financial asset in default when
contractual payments are 90 days past due. However, in
certain cases, the Group may also consider a financial
asset to be in default when internal or external information
indicates that the Group is unlikely to receive the
outstanding contractual amounts in full before taking into
account any credit enhancements held by the Group. A
financial asset is written off when there is no reasonable
expectation of recovering the contractual cash flows.

Debt investments at fair value through other comprehensive
income, financial assets at amortised cost are subject
to impairment under the general approach and they are
classified within the following stages for measurement of
ECLs except for trade receivables and contract assets
which apply the simplified approach as detailed below.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Impairment of financial assets (continued)
General approach (continued)

Financial instruments for which credit risk
has not increased significantly since initial
recognition and for which the loss allowance

Stage 1 -

is measured at an amount equal to 12-month
ECLs

Financial instruments for which credit risk has
increased significantly since initial recognition
but that are not credit-impaired financial
assets and for which the loss allowance is
measured at an amount equal to lifetime ECLs

Stage 2 -

Stage 3 - Financial assets that are credit-impaired at
the reporting date (but that are not purchased
or originated credit-impaired) and for which
the loss allowance is measured at an amount

equal to lifetime ECLs

Simplified approach

For trade receivables that do not contain a significant
financing component or when the Group applies the
practical expedient of not adjusting the effect of a
significant financing component, the Group applies
the simplified approach in calculating ECLs. Under the
simplified approach, the Group does not track changes in
credit risk, but instead recognises a loss allowance based
on lifetime ECLs at each reporting date. The Group has
established a provision matrix that is based on its historical
credit loss experience, adjusted for forward-looking factors
specific to the debtors and the economic environment.

For trade receivables that contain a significant financing
component and lease receivables, the Group chooses, as
its accounting policy, to adopt the simplified approach in
calculating ECLs with policies as described above.
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2.4

MATERIAL ACCOUNTING POLICIES (continued)
Derecognition of financial assets

A financial asset (or, where applicable, a part of a financial
asset or part of a group of similar financial assets) is
primarily derecognised (i.e., removed from the Group’s
consolidated statement of financial position) when:

- the rights to receive cash flows from the asset have
expired; or

- the Group has transferred its rights to receive cash
flows from the asset or has assumed an obligation to
pay the received cash flows in full without material
delay to a third party under a “pass-through”
arrangement; and either (a) the Group has
transferred substantially all the risks and rewards of
the asset, or (b) the Group has neither transferred
nor retained substantially all the risks and rewards
of the asset, but has transferred control of the asset.

When the Group has transferred its rights to receive cash
flows from an asset or has entered into a pass-through
arrangement, it evaluates if, and to what extent, it has
retained the risk and rewards of ownership of the asset.
When it has neither transferred nor retained substantially all
the risks and rewards of the asset nor transferred control of
the asset, the Group continues to recognise the transferred
asset to the extent of the Group’s continuing involvement.
In that case, the Group also recognises an associated
liability. The transferred asset and the associated liability
are measured on a basis that reflects the rights and
obligations that the Group has retained.

Continuing involvement that takes the form of a guarantee
over the transferred asset is measured at the lower of the
original carrying amount of the asset and the maximum
amount of consideration that the Group could be required
to repay.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Financial liabilities
Initial recognition and measurement

Financial liabilities are classified, at initial recognition, as
financial liabilities at fair value through profit or loss, loans
and borrowings, payables, or as derivatives designated as
hedging instruments in an effective hedge, as appropriate.

All financial liabilities are recognised initially at fair value
and, in the case of loans and borrowings and payables,
net of directly attributable transaction costs.

The Group's financial liabilities include trade payables and
other payables, amounts due to group companies, joint
ventures, associates, non-controlling shareholders and a
related company, and interest-bearing bank borrowings.

Subsequent measurement

The subsequent measurement of financial liabilities
depends on their classification as follows:

(a) Financial liabilities at amortised costs (trade
payables and other payables, and borrowings)

After initial recognition, trade and other payables,
and interest-bearing borrowings are subsequently
measured at amortised cost, using the effective
interest rate method unless the effect of discounting
would be immaterial, in which case they are stated
at cost. Gains and losses are recognised in the
statement of profit or loss when the liabilities are
derecognised as well as through the effective
interest rate amortisation process.

Amortised cost is calculated by taking into account
any discount or premium on acquisition and fees
or costs that are an integral part of the effective
interest rate. The effective interest rate amortisation
is included in finance costs in the statement of profit
or loss.
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MATERIAL ACCOUNTING POLICIES (continued)
Financial liabilities (continued)
Derecognition of financial liabilities

A financial liability is derecognised when the obligation
under the liability is discharged or cancelled, or expires.

When an existing financial liability is replaced by another
from the same lender on substantially different terms,
or the terms of an existing liability are substantially
modified, such an exchange or modification is treated as
a derecognition of the original liability and a recognition of
a new liability, and the difference between the respective
carrying amounts is recognised in the statement of profit or
loss.

Offsetting of financial instruments

Financial assets and financial liabilities are offset and the
net amount is reported in the statement of financial position
if there is a currently enforceable legal right to offset the
recognised amounts and there is an intention to settle on
a net basis, or to realise the assets and settle the liabilities
simultaneously.

Cash and cash equivalents

Cash and cash equivalents in the statement of financial
position comprise cash on hand and at banks, and
short-term highly liquid deposits with a maturity of generally
within three months that are readily convertible into known
amounts of cash, subject to an insignificant risk of changes
in value and held for the purpose of meeting short-term
cash commitments.

For the purpose of the consolidated statement of cash
flows, cash and cash equivalents comprise cash on hand
and at banks, and short-term deposits as defined above,
less bank overdrafts which are repayable on demand and
form an integral part of the Group’s cash management.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Provisions

A provision is recognised when a present obligation (legal
or constructive) has arisen as a result of a past event and
it is probable that a future outflow of resources will be
required to settle the obligation, provided that a reliable
estimate can be made of the amount of the obligation.

When the Group expects some or all of a provision to be
reimbursed, for example, under an insurance contract, the
reimbursement is recognised as a separate asset, but only
when the reimbursement is virtually certain. The expense
relating to a provision is presented in the statement of
profit or loss net of any reimbursement.

When the effect of discounting is material, the amount
recognised for a provision is the present value at the end
of the reporting period of the future expenditures expected
to be required to settle the obligation. The increase in the
discounted present value amount arising from the passage
of time is included in finance costs in the statement of
profit or loss.

Income tax

Income tax comprises current and deferred tax. Income
tax relating to items recognised outside profit or loss
is recognised outside profit or loss, either in other

comprehensive income or directly in equity.

Current tax assets and liabilities are measured at the
amount expected to be recovered from or paid to the
taxation authorities, based on tax rates (and tax laws)
that have been enacted or substantively enacted by the
end of the reporting period,
interpretations and practices prevailing in the countries in
which the Group operates.

taking into consideration

Deferred tax is provided, using the liability method, on all
temporary differences at the end of the reporting period
between the tax bases of assets and liabilities and their
carrying amounts for financial reporting purposes.
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MATERIAL ACCOUNTING POLICIES (continued)
Income tax (continued)

Deferred tax liabilities are recognised for all taxable
temporary differences, except:

- when the deferred tax liability arises from the initial
recognition of goodwill or an asset or liability in
a transaction that is not a business combination
and, at the time of the transaction, affects neither
the accounting profit nor taxable profit or loss and
does not give rise to equal taxable and deductible
temporary differences; and

- in respect of taxable temporary differences
associated with investments in subsidiaries,
associates and joint ventures, when the timing of
the reversal of the temporary differences can be
controlled and it is probable that the temporary
differences will not reverse in the foreseeable future.

Deferred tax assets are recognised for all deductible
temporary differences, and the carryforward of unused
tax credits and any unused tax losses. Deferred tax
assets are recognised to the extent that it is probable that
taxable profit will be available against which the deductible
temporary differences, and the carryforward of unused tax
credits and unused tax losses can be utilised, except:

- when the deferred tax asset relating to the
deductible temporary differences arises from
the initial recognition of an asset or liability in a
transaction that is not a business combination
and, at the time of the transaction, affects neither
the accounting profit nor taxable profit or loss and
does not give rise to equal taxable and deductible
temporary differences; and

- in respect of deductible temporary differences
associated with investments in subsidiaries,
associates and joint ventures, deferred tax assets
are only recognised to the extent that it is probable
that the temporary differences will reverse in
the foreseeable future and taxable profit will be
available against which the temporary differences
can be utilised.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Income tax (continued)

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
profit will be available to allow all or part of the deferred
tax asset to be utilised. Unrecognised deferred tax assets
are reassessed at the end of each reporting period and are
recognised to the extent that it has become probable that
sufficient taxable profit will be available to allow all or part
of the deferred tax asset to be recovered.

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

Deferred tax assets and deferred tax liabilities are offset
if and only if the Group has a legally enforceable right to
set off current tax assets and current tax liabilities and
the deferred tax assets and deferred tax liabilities relate
to income taxes levied by the same taxation authority on
either the same taxable entity or different taxable entities
which intend either to settle current tax liabilities and
assets on a net basis, or to realise the assets and settle
the liabilities simultaneously, in each future period in which
significant amounts of deferred tax liabilities or assets are
expected to be settled or recovered.

Government grants

Government grants are recognised at their fair value
where there is reasonable assurance that the grant will be
received and all attaching conditions will be complied with.
When the grant relates to an expense item, it is recognised
as income on a systematic basis over the periods that
the costs, for which it is intended to compensate, are
expensed.
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MATERIAL ACCOUNTING POLICIES (continued)
Revenue recognition
Revenue from contracts with customers

Revenue from contracts with customers is recognised when
control of goods or services is transferred to the customers
at an amount that reflects the consideration to which the
Group expects to be entitled in exchange for those goods
or services.

When the consideration in a contract includes a variable
amount, the amount of consideration is estimated to which
the Group will be entitled in exchange for transferring
the goods or services to the customer. The variable
consideration is estimated at contract inception and
constrained until it is highly probable that a significant
revenue reversal in the amount of cumulative revenue
recognised will not occur when the associated uncertainty
with the variable consideration is subsequently resolved.

When the contract contains a financing component which
provides the customer with a significant benefit of financing
the transfer of goods or services to the customer for more
than one year, revenue is measured at the present value of
the amount receivable, discounted using the discount rate
that would be reflected in a separate financing transaction
between the Group and the customer at contract inception.
When the contract contains a financing component which
provides the Group with a significant financial benefit for
more than one year, revenue recognised under the contract
includes the interest expense accreted on the contract
liability under the effective interest method. For a contract
where the period between the payment by the customer
and the transfer of the promised goods or services is one
year or less, the transaction price is not adjusted for the
effects of a significant financing component, using the
practical expedient in HKFRS 15.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Revenue recognition (continued)
Revenue from contracts with customers (continued)

Revenue is recognised when, or as, the control of the asset
is transferred to the customer. Depending on the terms of
the contract and the laws that apply to the contract, control
of the asset may be transferred over time or at a point in
time. Control of the asset is transferred over time if the
Group’s performance:

- provides all of the benefits received and consumed
simultaneously by the customer;

- creates and enhances an asset that the customer
controls as the Group performs; or

- 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.

If control of the asset transfers over time, revenue is
recognised over the period of the contract by reference
to the progress towards complete satisfaction of that
performance obligation. Otherwise, revenue is recognised
at a point in time when the customer obtains control of the
asset.

The progress towards complete satisfaction of the
performance obligation is measured based on the Group's
efforts or inputs to the satisfaction of the performance
obligation, by reference to the contract costs incurred up
to the end of the reporting period as a percentage of total
estimated costs for each contract.

(a) Revenue from the sale of properties is recognised
at the point in time when the purchasers obtain the
physical possession of the completed property,
the Group has a present right to payment, and the
collection of the consideration is probable.

(b) Property management fee income, entrusted
management fee income, and utility income are
recognised over time as the services are rendered.
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MATERIAL ACCOUNTING POLICIES (continued)
Revenue recognition (continued)
Revenue from other sources

(a) Rental income is recognised on a time proportion
basis over the lease terms.

(b) Interest income is recognised on an accrual basis
using the effective interest method by applying
the rate that exactly discounts the estimated future
cash receipts over the expected life of the financial
instruments or a shorter period, when appropriate,
to the net carrying amount of the financial assets.

Contract liabilities

A contract liability is recognised when a payment is
received or a payment is due (whichever is earlier) from
a customer before the Group transfers the related goods
or services. Contract liabilities are recognised as revenue
when the Group performs under the contract (i.e., transfers
control of the related goods or services to the customer).

Contract costs

Other than the costs which are capitalised as inventories,
property, plant and equipment and intangible assets, costs
incurred to fulfil a contract with a customer are capitalised
as an asset if all of the following criteria are met:

(a) The costs relate directly to a contract or to an
anticipated contract that the entity can specifically
identify;

(b) The costs generate or enhance resources of the
entity that will be used in satisfying (or in continuing
to satisfy) performance obligations in the future; and

(c) The costs are expected to be recovered.

The capitalised contract costs are amortised and charged
to the statement of profit or loss on a systematic basis that
is consistent with the transfer to the customer of the goods
or services to which the asset relates. Other contract costs
are expensed as incurred.
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Notes to the Financial Statements

2.4 MATERIAL ACCOUNTING POLICIES (continued)

Employee benefits

(a)

(b)

Pension schemes

The Group operates a defined contribution
Mandatory Provident Fund retirement benefit
scheme (the “MPF Scheme”) under the Mandatory
Provident Fund Schemes Ordinance for all eligible
employees in Hong Kong. Contributions are
made based on a percentage of the employees’
salaries, allowances and other benefits and are
charged to the statement of profit or loss as they
become payable in accordance with the rules of
the MPF Scheme. The assets of the MPF Scheme
are held separately from those of the Group in an
independently administered fund. The Group's
employer contributions vest fully with the employees
when contributed into the MPF Scheme, except for
the Group’s employer voluntary contributions, which
are refunded to the Group when the employee
leaves employment prior to the contributions vesting
fully, in accordance with the rules of the MPF
Scheme.

The employees of the Group's subsidiaries
which operate in Mainland China are required to
participate in a central pension scheme operated by
the local municipal government. These subsidiaries
are required to contribute 18% to 30% of their
payroll costs to the central pension scheme. These
contributions are charged to the statement of profit
or loss as they become payable in accordance with
the rules of the central pension scheme.

Employee leave pay

Employee entitlements to annual leave are
recognised when they accrue to employees. A
provision is made for the estimated liability for
annual leave as a result of services rendered by
employees up to the end of the reporting period.

Employee entitlements to sick leave and maternity
leave are not recognised until the time of taking
leave.
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2.4 MATERIAL ACCOUNTING POLICIES (continued)
Employee benefits (continued)
(c) Share-based payments

The Company operates a share option scheme.
Employees (including directors) of the Group
receive remuneration in the form of share-based
payments, whereby employees render services in
exchange for equity instruments (“equity-settled
transactions”).

The cost of equity-settled transactions with
employees is measured by reference to the fair
value at the date at which they are granted. The fair
value is determined by an external valuer using a
binomial model.

The cost of equity-settled transactions is recognised
in employee benefit expense, together with a
corresponding increase in equity, over the period
in which the performance and/or service conditions
are fulfilled. The cumulative expense recognised
for equity-settled transactions at the end of each
reporting period until the vesting date reflects the
extent to which the vesting period has expired and
the Group’s best estimate of the number of equity
instruments that will ultimately vest. The charge or
credit to the statement of profit or loss for a period
represents the movement in the cumulative expense
recognised as at the beginning and end of that
period.
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Notes to the Financial Statements

2.4 MATERIAL ACCOUNTING POLICIES (continued)

Employee benefits (continued)

(c)

Share-based payments (continued)

Service and non-market performance conditions
are not taken into account when determining the
grant date fair value of awards, but the likelihood
of the conditions being met is assessed as part
of the Group’s best estimate of the number of
equity instruments that will ultimately vest. Market
performance conditions are reflected within the
grant date fair value. Any other conditions attached
to an award, but without an associated service
requirement, are considered to be non-vesting
conditions. Non-vesting conditions are reflected in
the fair value of an award and lead to an immediate
expensing of an award unless there are also service
and/or performance conditions.

For awards that do not ultimately vest because
non-market performance and/or service conditions
have not been met, no expense is recognised.
Where awards include a market or non-vesting
condition, the transactions are treated as vesting
irrespective of whether the market or non-vesting
condition is satisfied, provided that all other
performance and/or service conditions are satisfied.

Where the terms of an equity-settled award are
modified, as a minimum an expense is recognised
as if the terms had not been modified, if the original
terms of the award are met. In addition, an expense
is recognised for any modification that increases the
total fair value of the share-based payments, or is
otherwise beneficial to the employee as measured
at the date of modification.
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2.4
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MATERIAL ACCOUNTING POLICIES (continued)
Employee benefits (continued)
(c) Share-based payments (continued)

Where an equity-settled award is cancelled,
it is treated as if it had vested on the date of
cancellation, and any expense not yet recognised
for the award is recognised immediately. This
includes any award where non-vesting conditions
within the control of either the Group or the
employee are not met. However, if a new award
is substituted for the cancelled award, and is
designated as a replacement award on the date
that it is granted, the cancelled and new awards are
treated as if they were a modification of the original

award, as described in the previous paragraph.

The dilutive effect of outstanding options is reflected
as additional share dilution in the computation of
earnings per share.

Borrowing costs

Borrowing costs directly attributable to the acquisition,
construction or production of qualifying assets, i.e., assets
that necessarily take a substantial period of time to get
ready for their intended use or sale, are capitalised as
part of the cost of those assets. The capitalisation of such
borrowing costs ceases when the assets are substantially
ready for their intended use or sale. All other borrowing
costs are expensed in the period in which they are
incurred. Borrowing costs consist of interest and other
costs that an entity incurs in connection with the borrowing
of funds.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Events after the reporting period

If the Group receives information after the reporting period,
but prior to the date of authorisation for issue, about
conditions that existed at the end of the reporting period,
it will assess whether the information affects the amounts
that it recognises in its financial statements. The Group will
adjust the amounts recognised in its financial statements
to reflect any adjusting events after the reporting period
and update the disclosures that relate to those conditions
in light of the new information. For non-adjusting events
after the reporting period, the Group will not change the
amounts recognised in its financial statements, but will
disclose the nature of the non-adjusting events and an
estimate of their financial effects, or a statement that such
an estimate cannot be made, if applicable.

Dividends

Final dividends are recognised as a liability when they
are approved by the shareholders in a general meeting.
Proposed final dividends are disclosed in the notes to the
financial statements. Interim dividends are simultaneously
proposed and declared, because the Company’s
memorandum and articles of association grant the directors
the authority to declare interim dividends. Consequently,
interim dividends are recognised immediately as a liability
when they are proposed and declared.

Foreign currencies

The Company’s functional currency is the Hong Kong dollar
(“HK$"), while these financial statements are presented in
RMB, which is the Company’s presentation currency. Each
entity in the Group determines its own functional currency
and items included in the financial statements of each
entity are measured using that functional currency. Foreign
currency transactions recorded by the entities in the Group
are initially recorded using their respective functional
currency rates prevailing at the dates of the transactions.
Monetary assets and liabilities denominated in foreign
currencies are translated at the functional currency rates
of exchange ruling at the end of the reporting period.
Differences arising on settlement or translation of monetary
items are recognised in the statement of profit or loss.
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MATERIAL ACCOUNTING POLICIES (continued)
Foreign currencies (continued)

Differences arising on settlement or translation of monetary
items are recognised in the statement of profit or loss with
the exception of monetary items that are designated as
part of the hedge of the Group’s net investment of a foreign
operation. These are recognised in other comprehensive
income until the net investment is disposed of, at which
time the cumulative amount is reclassified to the statement
of profit or loss. Tax charges and credits attributable to
exchange differences on those monetary items are also
recorded in other comprehensive income.

Non-monetary items that are measured in terms of
historical cost in a foreign currency are translated using
the exchange rates at the dates of the initial transactions.
Non-monetary items measured at fair value in a foreign
currency are translated using the exchange rates at the
date when the fair value was measured. The gain or loss
arising on translation of a non-monetary item measured at
fair value is treated in line with the recognition of the gain
or loss on change in fair value of the item (i.e., translation
difference on the item whose fair value gain or loss is
recognised in other comprehensive income or profit or loss
is also recognised in other comprehensive income or profit
or loss, respectively).

In determining the exchange rate on initial recognition of
the related asset, expense or income on the derecognition
of a non-monetary asset or non-monetary liability relating
to an advance consideration, the date of initial transaction
is the date on which the Group initially recognises the
non-monetary asset or non-monetary liability arising
from the advance consideration. If there are multiple
payments or receipts in advance, the Group determines
the transaction date for each payment or receipt of the
advance consideration.
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2.4

Notes to the Financial Statements

MATERIAL ACCOUNTING POLICIES (continued)
Foreign currencies (continued)

The functional currencies of the Company, certain
subsidiaries and certain joint ventures are currencies
other than RMB. As at the end of the reporting period, the
assets and liabilities of these entities are translated into
RMB at the exchange rates prevailing at the end of the
reporting period and their statements of profit or loss are
translated into RMB at the exchange rates that approximate
to those prevailing at the dates of the transactions.
The resulting exchange differences are recognised in
other comprehensive income and accumulated in the
exchange fluctuation reserves, except to the extent that the
differences are attributable to non-controlling interests. On
disposal of an operation with a functional currency other
than RMB, the cumulative amount in the reserve relating to
that particular operation is recognised in the statement of
profit or loss.

For the purpose of the consolidated statement of cash
flows, the cash flows of the Company and certain
subsidiaries with functional currencies other than RMB
are translated into RMB at the exchange rates ruling at
the dates of the cash flows. Frequently recurring cash
flows of the Company and those subsidiaries which
arise throughout the year are translated into RMB at the
exchange rates that approximate to those prevailing at the
dates of the transactions.
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SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES

The preparation of the Group’s financial statements
requires management to make judgements, estimates and
assumptions that affect the reported amounts of revenues,
expenses, assets and liabilities, and their accompanying
disclosures, and the disclosure of contingent liabilities.
Uncertainty about these assumptions and estimates could
result in outcomes that could require a material adjustment
to the carrying amounts of the assets or liabilities affected
in the future.

Judgements

In the process of applying the Group’s accounting policies,
management has made the following judgements, apart
from those involving estimations, which have the most
significant effect on the amounts recognised in the financial
statements:

Determining the timing of satisfaction of contracts related
to sale of properties

The Group determined that the sales contract with
customers requires the Group to complete the development
of property before transferring the legal title of the relevant
property to customers. The Group also determined that the
Group does not have an enforceable right to payment from
customers for performance completed to date before the
transfer of legal title of the relevant property to customers.
Consequently, the Group concluded that the timing of
transfer of properties is at the point in time when the
purchasers obtained the physical possession or the legal
title of the completed property.
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Notes to the Financial Statements

SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (continued)

Judgements (continued)

Determining whether the acquisition of subsidiaries
constituted a business combination

Management determines whether the acquisition of
subsidiaries constitutes the acquisition of assets and
liabilities or a business combination by assessing if there
is a business has been acquired. Management exercises
judgements to determine if the acquired set of activities
and assets includes an input and a substantive process
that, together, significantly contribute to the ability to create
outputs in each acquisition. If the acquired subsidiaries do
not contain these elements, management accounts for the
acquisition of subsidiaries as the acquisition of assets and
liabilities.

Deferred tax assets

Deferred tax assets are recognised for unused tax losses
to the extent that it is probable that taxable profit will
be available against which the losses can be utilised.
Significant management judgement is required to
determine the amount of deferred tax assets that can be
recognised, based upon the likely timing and the level of
future taxable profits, together with future tax planning
strategies.

The Group has unrecognised tax losses of
RMB4,811,176,000 carried forward. These losses related to
subsidiaries that have a history of losses, have not expired,
and may not be used to offset taxable income elsewhere
in the Group. The subsidiaries have neither any taxable
temporary difference nor any tax planning opportunities
available that could partly support the recognition of these
losses as deferred tax assets. On this basis, the Group has
determined that it cannot recognise deferred tax assets on
the tax losses carried forward.

If the Group had been able to recognise all unrecognised
deferred tax assets, the loss and equity would have
decreased/increased by RMB1,165,809,000. Further details
on deferred taxes are disclosed in note 32 to the financial
statements.
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SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (continued)

Judgements (continued)
Impairment of assets

In determining whether an asset is impaired or the event
previously causing the impairment no longer exists, the
Group has to exercise judgement in the area of asset
impairment, particularly in assessing: (1) whether an
event has occurred that may affect the asset value or
such event affecting the asset value does not exist; (2)
whether the carrying value of an asset can be supported
by the net present value of future cash flows which are
estimated based upon the continued use of the asset or
derecognition; and (3) the appropriate key assumptions
to be applied in preparing cash flow projections including
whether these cash flow projections are discounted using
an appropriate rate. Changing the assumptions selected
by management to determine the level of impairment,
including the discount rates or the growth rate assumptions
in the cash flow projections, could materially affect the net
present value used in the impairment test.

Impairment of other receivables and loans receivable

The Group recognises an allowance for ECLs for other
receivables and loans receivables and are based on the
difference between the contractual cash flows due in
accordance with the contract and all the cash flows that the
Group expects to receive, discounted at an approximation
of the original effective interest rate. A considerable
amount of judgement is required in assessing the ultimate
realisation of these receivables including the Group's
historical records, existing market conditions and forward
looking estimates at the end of the reporting period. If
the financial condition of the Group’s other receivables
and loans receivable was deteriorated, resulting in an
impairment of their abilities to make payments, additional
allowances may be required. As at 31 December 2025,
provision for impairment losses on other receivables
and loans receivable amounted to approximately
RMB998,216,000 (2024: RMB811,054,000). The information
about the ECLs on the Group’s other receivables and
loans receivable is disclosed in note 22 to the financial
statements.
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Notes to the Financial Statements

SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (continued)

Judgements (continued)
Land appreciation tax

Under the Detailed Rules for the Implementation of
Provisional Regulations on Land Appreciation Tax (“LAT")
of the PRC on 27 January 1995, all gains arising from the
transfer of real estate property in Mainland China effective
from 1 January 1994 are subject to LAT at progressive
rates ranging from 30% to 60% on the appreciation of land
value, being the proceeds from sales of properties less
deductible expenditures including amortisation of land
use rights, borrowing costs and all property development
expenditures.

The subsidiaries of the Group engaging in property
development business in Mainland China are subject to
LAT. However, the implementation and settlement of LAT
vary amongst the cities in Mainland China and the Group
has not finalised its LAT calculation and payments with
various tax authorities. Accordingly, significant judgement
is required in determining the amount of land appreciation
and related taxes. The ultimate tax determination is
uncertain during the ordinary course of business. The
Group recognises these liabilities based on management’s
best estimates. When the final tax outcome of these matters
is different from the amounts that were initially recorded,
such differences will impact the provisions for LAT in the
period in which such determination is made.

Property lease classification — Group as lessor

The Group has entered into commercial property leases
on its investment property portfolio. The Group has
determined, based on an evaluation of the terms and
conditions of the arrangements, such as the lease term
not constituting a major part of the economic life of
the commercial property and the present value of the
minimum lease payments not amounting to substantially
all the fair value of the commercial property, that it retains
substantially all the significant risks and rewards incidental
to ownership of these properties which are leased out and
accounts for the contracts as operating leases.
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SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (continued)

Judgements (continued)

Significant judgement in determining the lease term of
contracts with renewal options

The Group has several lease contracts that include
extension and termination options. The Group applies
judgement in evaluating whether or not to exercise the
option to renew or terminate the lease. That is, it considers
all relevant factors that create an economic incentive for
it to exercise either the renewal or termination. After the
commencement date, the Group reassesses the lease term
if there is a significant event or change in circumstances
that is within its control and affects its ability to exercise or
not to exercise the option to renew or to terminate the lease
(e.g., construction of significant leasehold improvements or
significant customisation to the leased asset).

Estimation uncertainty

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

Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (continued)

Estimation uncertainty (continued)
Estimation of fair value of investment properties

The best evidence of fair value is current prices in an
active market for similar lease terms and other contracts.
In the absence of such information, management has
determined the amounts within a range of reasonable fair
value estimates. In making its estimation, management
considers information from (i) current prices in an active
market for properties of different nature, conditions or
locations, adjusted to reflect those differences; (ii) recent
prices of similar properties in less active markets, with
adjustments to reflect any changes in economic conditions
since the date of transactions that occurred at those
prices; and (iii) discounted cash flow projections based
on reliable estimates of future cash flows, supported by
the terms of any existing lease and other contracts and
(when possible) from external evidence such as current
market rents for similar properties in the same location
and condition, and using discount rates that reflect current
market assessments of the uncertainty in the amount and
timing of cash flows.

The Group’s investment properties were revalued on 31
December 2025 by independent, professionally qualified
valuers, Shenzhen Touchstone Evaluation and Consultancy
Co., Ltd., on an open market, existing use basis.

Further details, including the key assumptions used for fair
value measurement and a sensitivity analysis, are given in
note 15 to the financial statements.

Fair value of unlisted equity investments and debt
investment

The unlisted equity investments and debt investment have
been valued based on a valuation technique as detailed
in note 42 to the financial statements. The Group classifies
the fair value of these investments as Level 3. Further
details are included in note 20 to the financial statements.
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SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (continued)

Estimation uncertainty (continued)

Estimates for net realisable value of properties under
development and completed properties held for sale

The carrying amounts of properties under development and
completed properties held for sale amounted to RMB3,698
million (2024: RMB12,981 million) and RMB7,709 million
(2024: RMB4,963 million) respectively as at 31 December
2025. The Group assesses the carrying amounts of
properties under development and completed properties
held for sale according to their net realisable values based
on the realisability of these properties. Net realisable
value for properties under development is determined by
reference to management’s estimates of the selling price
based on prevailing market conditions, less applicable
variable selling expenses and the anticipated costs to
completion. Net realisable value for completed properties
held for sale is determined by reference to management’s
estimates of the selling price based on prevailing market
conditions, less applicable variable selling expenses.

Write-downs of properties under development and
completed properties held for sale to net realisable value
during the year amounted to RMB790 million (2024:
RMB557 million).

Provision

A provision is recognised when a present obligation has
arisen as a result of a past event and it is probable that
a future outflow of resources will be required to settle the
obligation, provided that a reliable estimate of the amount
of the obligation can be made. Significant estimation is
required in determining the amount of certain obligations.
Where the final outcomes of these obligations are
different from the amounts that were initially recognised,
adjustments will be made according to the latest
information available.

Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (continued)

Estimation uncertainty (continued)

Estimation of total budgeted costs and costs of completion
for properties under development

Total budgeted costs for properties under development
comprise (i) prepaid land lease payments; (ii) building
costs; and (iii) any other direct costs attributable to the
development of the properties. In estimating the total
budgeted costs for properties under development,
management makes reference to information such as (i)
current offers from contractors and suppliers; (ii) recent
offers agreed with contractors and suppliers; and (iii)
professional estimation on construction and material costs.

Leases — Estimating the incremental borrowing rate

The Group cannot readily determine the interest rate
implicit in a lease, and therefore, it uses an incremental
borrowing rate (“IBR”) to measure lease liabilities. The IBR
is the rate of interest that the Group would have to pay to
borrow over a similar term, and with a similar security, the
funds necessary to obtain an asset of a similar value to
the right-of-use asset in a similar economic environment.
The IBR therefore reflects what the Group “would have
to pay”, which requires estimation when no observable
rates are available (such as for subsidiaries that do not
enter into financing transactions) or when it needs to be
adjusted to reflect the terms and conditions of the lease (for
example, when leases are not in the subsidiary’s functional
currency). The Group estimates the IBR using observable
inputs (such as market interest rates) when available and is
required to make certain entity-specific estimates (such as
the subsidiary’s stand-alone credit rating).
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OPERATING SEGMENT INFORMATION

For management purposes, the Group is organised into
business units based on their products and services and
has three reportable operating segments as follows:

(a) the property development segment — development
and sale of residential and commercial properties

(b) the property investment and management segment —
investment and management of business parks and
commercial properties

(c) the corporate and others segment — the Group’s
corporate management services and others

Management monitors the results of the Group’s operating
segments separately for the purpose of making decisions
about resources allocation and performance assessment.
Segment performance is evaluated based on reportable
segment results, which is a measure of adjusted loss
before tax. The adjusted loss before tax is measured
consistently with the Group’s loss before tax except that
bank interest income, non-lease-related finance costs,
changes in fair value of financial assets at fair value, other
income/loss from financial assets at fair value as well as
head office and corporate expenses are excluded from
such measurement.

Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

OPERATING SEGMENT INFORMATION
(continued)

Segment assets exclude deferred tax assets, certain
deposits, bank and cash balances, prepaid tax and
financial assets at fair value as these assets are managed
on a group basis. Segment liabilities exclude certain
interest-bearing bank borrowings, tax payable, deferred
tax liabilities, and amounts due to group companies,
non-controlling shareholders and a related company as
these liabilities are managed on a group basis.

During the current and prior years, there were no
intersegment transactions.

Segment information is presented by way of the Group’s
primary segment reporting basis, by business segment.
No geographical segment information is presented as over
90% (2024: over 90%) of the Group’s revenue is derived
from customers based in Mainland China, and over 90%
(2024: over 90%) of the Group’s assets are located in
Mainland China.

During the current and prior years, no revenue from
transactions with a single external customer amounted to
10% or more of the Group’s total revenue.
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OPERATING SEGMENT

(continued)

Year ended 31 December 2025

INFORMATION 4.

REDIER (&)

HZ2025512A31BLEE

Property
investment
Property and Corporate
development  management and others Total
MERR NEREREE CEEARHEM s
RMB ’000 RMB ’000 RMB’000 RMB’ 000
ARETR ARETT AR®TT AR®TT
Segment revenue: DHBA
Sales to external customers HETHARE 7,261,237 1,243,281 - 8,504,518
Segment cost D ERRA (6,465,170) (479,715) - (6,944,885)
Segment gross profit SHER 796,067 763,566 - 1,559,633
Segment results: DHEE . (1,809,734) (379,414) (236,736) (2,425,884)
Reconciliation #HEE
Bank interest income RITHI WA 10,672
Finance costs (other than interest on HHBBR(TRERES (919,914)
lease liabilities) BFE)
Changes in fair values of financial assets MARLBEiEZSBEE (79,008)
at fair value ZAREEE
Net gain from financial assets WARERNEZEREE 26,217
at fair value, net W FE
Loss before tax BB ATEE (3,387,917)
Segment assets: PHEE 32,792,763 25,905,683 1,432,093 60,130,539
Reconciliation #kE
Other unallocated assets HEf RN EE 2,556,641
Total assets EERE 62,687,180
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OPERATING SEGMENT

(continued)

Notes to the Financial Statements

Year ended 31 December 2025 (continued)

INFORMATION 4.

REDIER (&)

IR R M EE

31 December 2025
202512 A31H

BZE2025512A31 AL FE (#F)

Property
investment
Property and Corporate
development  management and others Total
MERE WEREREE CXEBRRHM ok
RMB ’000 RMB ’000 RMB’ 000 RMB’ 000
ARET T ARET R AR¥TR AR¥TR
Segment liabilities: AHEE 24,730,964 11,247,810 42,818 36,021,592
Reconciliation 5
Other unallocated liabilities HEfRDERERE 8,956,799
Total liabilities BELE 44,978,391
Other segment information: Hip 2 HER
Share of losses of joint ventures EEEERRIER 347,781 259,712 - 607,493
Share of losses of associates LS AREE 136,132 9,098 = 145,230
Changes in fair values of investment BEMEZ A ER - 575,713 = 575,713
properties
Changes in fair values of investment REVE - FRAEEEL — 127,979 = 127,979
properties - right-of-use assets AREZH
Impairment of inventory of properties MEGFERE 789,611 - - 789,611
Net losses on disposal of joint ventures ~ HEAE AR 31,982 54,935 - 86,917
and an associate BANFZBE
Loss on disposal of a subsidiary HENBLRRZEE - 15,724 - 15,724
Depreciation of property, plant and 0% BERSEINE 3,860 29,513 933 34,306
equipment
Depreciation of right-of-use assets FREEEZTE 55 870 508 1,433
Impairment of receivables, net FEWBRFRRE « 58 767,449 24,758 214,150 1,006,357
Capital expenditure* BARZ 3,663 599,467 3,821 606,951
Investments in joint ventures REEDEIZIRE 8,186,240 3,088,850 - 11,275,090
Investments in associates R ERAZRE 5,345,146 48,639 - 5,393,785
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4. OPERATING SEGMENT INFORMATION
(continued)

Year ended 31 December 2024

4,

RETHER (&)

HZE2024F12A31HILFE

Property
investment
Property and Corporate
development ~ management and others Total
WEERR NEREREE CEBRAKAM k]
RMB '000 RMB '000 RMB’000 RMB’000
AR®FT AR®TFT ARETT ARETT
Segment revenue: DHBA
Sales to external customers HETIAEP 11,898,383 1,097,454 S 13,195,837
Segment cost D ERRA (10,230,952) (537,645) - (10,768,597)
Segment gross profit 2HER 1,667,431 759,809 = 2,427,240
Segment results: PEEE (2,903,721) 935,257 (201,470) (2,169,934)
Reconciliation #HEE
Bank interest income BRI BMA 35,800
Finance costs (other than interest on HSER (TRERESR (1,117,881)
lease liabilities) BFE)
Changes in fair values of financial assets WAREEZERMEE (38,135)
at fair value ZQ/’M 23
Net loss from financial assets DREHEZSREE (218,852)
at fair value, net ZE’;‘T FE
Loss before tax BB ATEE (3,509,002)
Segment assets: PHEE 43,522,588 27,707,750 1,723,588 72,953,926
Reconciliation #kE
Other unallocated assets HitxHEEE 3,038,015
Total assets BELE 75,991,941
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OPERATING SEGMENT
(continued)

Notes to the Financial Statements

INFORMATION

Year ended 31 December 2024 (continued)

IR R M EE

31 December 2025
202512 A31H

4. REIHEH(A)

HE2024F 12 A31 A ILEE (&)

Property
investment
Property and Corporate
development ~ management and others Total
NEER DERERER CRERARAEM ek
RMB '000 RMB '000 RMB'000 RMB'000

ARETTL ARETTL ARBTTL ARBTTT

Segment liabilities: 2HEE: 32,444,725 12,404,785 38,604 44,888,114

Reconciliation Ea3

Other unallocated liabilities HitRP AR 10,041,167

Total liabilities BELER 54,929,281

Other segment information: HibpBER

Share of profits and losses of joint ventures [E{f & & /A Al & & 2,330,305 (240,934) = 2,089,371

Share of profits and losses of associates R EE S A Al & /E5 292,405 (3,474) = 288,931

Changes in fair values of investment REMEL DAER) = (66,855) = (66,855)
properties

Changes in fair values of investment RENE - CREEEL - 105,520 - 105,520
properties - right-of-use assets DAEED

Impairment of inventory of properties MEFERE 556,824 = = 556,824

Loss on disposal of a joint venture HERERRZER = 9,099 = 9,099

Remeasurement loss on interests HBARGERRMEE 396,795 = = 396,795
previously held in a joint venture EnBit ez e

Depreciation of property, plant and nE - BERSBEINE 5,893 53,991 1,787 61,671
equipment

Depreciation of right-of-use assets TREEELE = 858 4,866 5,724

Impairment/(reversal of impairment) of EERTRE 188,278 (7,869) 223,900 404,309
receivables, net (RERR) - S8

Impairment of goodwill on acquisition of A& R AIKBEEZRE = 48,766 = 48,766
joint ventures

Capital expenditure* BARZ” 1,850 569,736 149 571,735

Investments in joint ventures REERFZIRE 9,262,521 3,503,571 = 12,766,092

Investments in associates REE R A ZIRE 6,472,728 9,403 = 6,482,131

* Capital expenditure consists of additions to property, * BEXES ERERYE  BERZE -

plant and equipment, investment properties and

right-of-use assets.

BEYWEUREFEEENZIER -
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31 December 2025
2025%F 12 A31H

(a) Revenue

5. REVENUE, OTHER INCOME AND GAINS 5. WA - HW AR K&
(a) WA
An analysis of revenue is as follows: WAZATHET -
2025 2024
2025%F 20244
RMB’ 000 RMB’000
ARET T AR®ET T
Revenue from contracts with REREFEEHZHA
customers
Sales of properties YEEE 7,261,237 11,898,383
Property management fee income from:  #EEEEWRAKRS :
— fellow subsidiaries — RIREWNEB AT 2,699 2,386
— third parties —%£=7 283,571 297,781
Entrusted management fee income WERZRHB AR Z 24,906 24,906
from a fellow subsidiary BEABEBRA
Revenue from other sources H kR 2 WA
Gross rental income from operating RAKEYHE L EHEM
leases of investment properties: AR
— fellow subsidiaries — RIREWNEB AT 17,144 17,054
— third parties —8%=7 914,961 955,327
8,504,518 13,195,837

174 Gemdale Properties and Investment Corporation Limited
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5.

REVENUE, OTHER
(continued)

Revenue (continued)

Notes to the Financial Statements

INCOME AND GAINS 5.

Revenue from contracts with customers

Disaggregated revenue information

IR R M EE

31 December 2025
202512 A31H

WA - WA R Wi (&)

(@ WA (E)
FKEHEFEFRIA#Z WA
(i) WA DI

Property
Property  investment and
development management Total
NERRE  NEREREE B
RMB ’000 RMB ’000 RMB’000
ARETR AR®TR AR®TR
For the year ended 31 December  EZ2025% 12731 HILEE
2025
Types of goods or services Em R RBER
Sale of properties MEHE 7,261,237 - 7,261,237
Provision of property management  1REMEEERHE - 286,270 286,270
services
Entrusted management fee income  WENRIZMBRF 2 EE5 - 24,906 24,906
from a fellow subsidiary EERA
Total revenue from contracts with ~ REAERFHANHZ KA L% 7,261,237 311,176 7,572,413
customers
Timing of revenue recognition WA 2 BERES ]
Goods transferred at a point in time KB HEZ 7 Em 7,261,237 - 7,261,237
Services transferred over time R B R 7 R - 311,176 311,176
Total revenue from contracts with ~ REAERFHANHZ KA L% 7,261,237 311,176 7,572,413

customers
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

THBHESERRQF

5. REVENUE, OTHER INCOME AND GAINS 5. WA - Hbg AR s (4F)
(continued)
(a) Revenue (continued) (@) WA (&)
Revenue from contracts with customers (continued) HEEESREANZ WA ()
(i) Disaggregated revenue information (i) U A (4)
(continued)
Property
Property investment and
development management Total
NEER  DERARER g
RMB ‘000 RMB 000 RMB'000
ARBTL ARBTT ARBTT
For the year ended 31 December EZ2024F12A31HLEE
2024
Types of goods or services EmkRBER
Sale of properties MEHE 11,898,383 = 11,898,383
Provision of property management R E = RE = 300,167 300,167
services
Entrusted management fee income  WERAIZHB LA A2 ELH - 24,906 24,906
from a fellow subsidiary EBYA
Total revenue from contracts with ~ REERSMHAHZRALEE 11,898,383 325,073 12,223,456
customers
Timing of revenue recognition WA 2 BERBS ]
Goods transferred at a point in time  kEHEZ 7 11,898,383 = 11,898,383
Services transferred over time REREZ RS - 325,073 325,073
Total revenue from contracts with ~ REERSHAHZRALE 11,898,383 325,073 12,223,456
customers
176 Gemdale Properties and Investment Corporation Limited
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IR R M EE

31 December 2025
202512 A31H

5. REVENUE, OTHER INCOME AND GAINS 5. WA - Hbg AR s (4F)

(continued)
(a) Revenue (continued) (a) WA (48)
Revenue from contracts with customers (continued) HEEESREIALZ WA ()
(i) Disaggregated revenue information 0 WA (&)
(continued)
The following table shows the amounts of TEPAEEAREHIAR
revenue recognised in the current reporting BENTDERBOEETR
period that were included in the contract INIRE AR A~ 4

liabilities at the beginning of the reporting
period and recognised from performance
obligations satisfied in previous periods:

2025 2024
2025 F 20244
RMB’ 000 RMB’000

ARBT T ARETT

Revenue recognised that BREEAREHINER
was included in contract liabilities BEAZEERKRA
at the beginning of the reporting
period:
— Sales of properties —MEIEE 6,330,547 9,352,580

6,330,547 9,352,580
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31 December 2025
2025%F 12 A31H

5.

178

REVENUE, OTHER INCOME AND GAINS
(continued)

(a) Revenue (continued)

Revenue from contracts with customers (continued)

(if)

Performance obligations

Information about the Group’s performance
obligations is summarised below:

Sales of properties

The performance obligation is satisfied upon
the physical possession of the completed
property is obtained by the purchasers. The
payment is generally received before or at
the time of transfer of control.

Property management fee income and
entrusted management fee income

The performance obligation is satisfied over
time as services are rendered and short-term
advances are normally required before
rendering the services. Management service
contracts are for periods of one year or less,
or are billed based on the time incurred.

Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

5. REVENUE, OTHER INCOME AND GAINS
(continued)

(a) Revenue (continued)

Revenue from contracts with customers (continued)

(iii)

Unsatisfied performance obligations

For sales of properties, the Group recognises
revenue when or as the control of the asset
is transferred to the purchaser. Depending
on the terms of the contract and the laws
that apply to the contract, control of the
asset may transfer over time or at a point in
time. The amount of unsatisfied performance
obligation principally comprises the balance
of contract liabilities. The contracted sales
amounts allocated to performance obligations
which are expected to be recognised as
revenue within one year relate to the sale of
properties.

For property management fee income and
entrusted management fee income, the
Group recognises revenue in the amount
that equals to the right to invoice which
corresponds directly with the value to the
customer of the Group’'s performance to
date, on a monthly basis. The Group has
elected to apply the practical expedient for
not to disclosing the remaining performance
obligations for these type of contracts.

IR R M EE

31 December 2025
2025%F 12 A31H

WA - WA R WS (&

(a) WA
KEBELEEXZUA (&)

(iii)

W ARBITZ BHIETS

HMEHEMS - AEERE
EENEEEEEE T RER
WA o RFB LR PERR
HZARZEGITE - BEZES
AR R — R BN E
BY - RKETTZBOERGSE
TERBRRARAESR - D
ERNBEEZANHESHERE
HR—FARBEZHENR
WATER U

HOMEERREERATEE
AEBRAME - AEEIZA
BRWA  EeRENERE
ZHER] > MERE 2N EAR
KBS RILBEFPAEITE
B BEERYHE - ARED
BEATHLET R LERE
ZERBANZABENE
o
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31 December 2025
2025%F 12 A31H

5.

180

REVENUE, OTHER

(continued)

(b)

Gemdale Properties and Investment Corporation Limited

Other income and gains

INCOME AND GAINS 5.

(b)

An analysis of other income and gains is as follows:

WA -

HWA R W (&)

Ht A R 2

HpW ARz AT

2025 2024
2025 20244
RMB’ 000 RMB’000
ARBT T ARBFTT
Bank interest income RITHF B A 10,672 35,800
Interest income on loans receivable ERERZFE WA 63,570 74,625
Interest income from a related company R ERIE A & 2 F B U A - 50,798
Interest income from joint ventures and KEE SN A REE N T 8,536 96,713
associates Z R BEHA
Interest income from third parties KAFE=FHZFBHRA - 13,719
Income from financial assets KEBUARETEZE R 12,341 10,667
at fair value BEZWBA
Net gain on disposal of financial assets HENAREFE 2SR/ 13,876 -
at fair value BERFE
Net gain on leases termination BIFHRE 2 W58 - 22 567
Consulting services income from: AR ARSI ARE
— fellow subsidiaries — REKMBRE 337 252
— joint ventures and associates —AERR REE QA 114,239 271,190
— third parties =1 189,968 113,923
Release of exchange fluctuation reserves &t #5H{ & A 7] 2 E 3 & &) 12,236 =
on deregistration of subsidiaries TR
Others Eph 91,956 166,367
517,731 856,621
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IR R M EE

31 December 2025
202512 A31H

FINANCE COSTS 6. HMKER
An analysis of finance costs is as follows: MBEBERZONET :
2025 2024
2025% 20244
RMB’ 000 RMB'000
ARET T ARETT
Interest on bank borrowings RITERF S 470,617 517,381
Interest expenses to group companies SERRZFEZH 728,543 902,198
Interest expenses to non-controlling shareholders FEIERR AR R 2 FI S T - 1,937
Interest expenses to joint ventures BERARZAEZE 9,411 11,583
Interest on other borrowings HAERF S 221 677
1,208,792 1,433,776
Interest on lease liabilities HERGENE 31,294 41,213
Other finance costs Hitn & H 15,647 1,969
Total finance costs incurred EEZHBEBRES 1,255,733 1,476,958
Less: Interest capitalised in o EERMEFIE
—investment properties under construction - GEREREME (35,046) =
(Note 15(a)) (Kiat15(a))
—properties under development (Note 17) — BERRWMENE7) (269,479) (317,864)
951,208 1,159,094
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

182

IMPAIRMENT OF RECEIVABLES 7. FE U BR SKORL (B
During the year, the Group had the following impairment of REBRFEAFHE T ERERFRE
receivables:
2025 2024
2025 20244
RMB’ 000 RMB’000

ARBT T ARBT T

Impairment of loans and other JEWE F R H A FE U BR FURE - 245,628 239,055
receivables, net (Note 22) SFE (/1/7‘5222)
Amounts due from joint ventures B A &R RIFIE 760,729 165,254
(Note 31 and Note (i) (/7/75?37&%5?(/))
1,006,357 404,309
Note (i) Amounts mainly represented provisions made for Biat() . WeBFERETAERFARFEZ

the receivables from certain joint ventures where
there were large impairment losses on the inventory
of properties held by these joint ventures.

Gemdale Properties and Investment Corporation Limited
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IR R M EE

31 December 2025
2025412 A31H

LOSS BEFORE TAX

8. KRBAEE

The Group’s loss before tax is arrived at after charging/ REEBRTATERAENR (GTA) T
(crediting): =
2025 2024
20256 004
RMB’000 RMB'000
ARET R ARETT
Cost of properties sold MEHERK 6,465,170 10,230,952
Depreciation of property, plant and equipment (Vote 13) 0% BRRAELNE W13 34,409 62,283
Less: Amounts capitalised in property development projects W BEMERREE VAN E (103) (612)
34,306 61,671
Depreciation of right-of-use assets FREREE 115,367 203,859
Less: Amounts capitalised in property development projects B BIENERREE AN SR (113,934) (198,135)
1,433 5,724
Outgoings (including repairs and maintenance) arising on rental-eaming ~ WRRENEMEL 25% (BEAERRE) 123,115 198,583
investment properties
Net gains on disposal of ftems of property, plant and equipment HENE  BERRERE NS (1,569) (575)
Net loss/(gain) on leases termination BIHREER /(W) 58 635 (22,567)
Loss on disposal of a subsidiary (Note 36)** LENBAR BB (W) 15,724 -
Changes in fair values of investment properties (Note 15(a)) REMELDAEED (Wi 150) 575,713 (66,855)
Changes in fair values of investment properties - right-of-use assets” RENE - FREAEL DABEY 127,979 105,520
(Nole 1516)) (Wit is)
Changes in fair values of financial assets at fair value R EZ SREEZNAEED 79,008 38,135
Impaiment of receivables, net (Aots 7) WG - FE(Hi27) 1,006,357 404,309
Impairment of inventory of properties NEGERE 789,611 556,824
Impairment of goodwill on acquisition of joint ventures™ SEAAREEE ZAE - 48,766
Remeasurement loss on interests previously held in joint ventures™ HRERSEARAMTERAENHEBR" - 396,79
Net (gain)/loss on disposal of financial assets at fair value™ HENDA BB S BER (i) / BRFE™ (13,876) 209,519
Release of exchange fluctuation reserves on deregistration of subsidiaries™ M BATZ EX SE&EmE™ (12,236) 63,408
Net losses on disposal of joint ventures and an associate™ HERERARBERA BRTE" 86,917 9,099
Employee benefit expense (including directors’ emoluments (Aote 10):  EERFIZHX (AEEEME (W) :
Wages and salaries TAREGH 451,970 657,987
Pension schemes contributions RINGHEIR 64,469 68,923
Total employee benefit expenses EERF HXEE 516,439 726,910
Lease payments not included in the measurement of lease liabilities AR EAEERREZRENT 2,710 1675
Auditor's remuneration A ile 4,083 5,183
Foreign exchange differences, net EXER 38 (14,602) (28,240)
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

LOSS BEFORE TAX (continued)

* The changes in fair values of investment properties —
right-of-use assets is included in “Cost” in the
consolidated statement of profit or loss

o Amounts are included in “Other losses” in the
consolidated statement of profit or loss

o Amounts are included in “Other income and gains” in
the consolidated statement of profit or loss for the year
ended 31 December 2025 (2024: included in “Other
losses” in the consolidated statement of profit or loss)

TAX

No provision for Hong Kong profits tax has been made as
the Group had no assessable profits arising in Hong Kong
during the year (2024: Nil). Taxation on Mainland China
profits was calculated on the estimated assessable profits
for the year at the rates of tax prevailing in the jurisdiction
in which the Group operates.

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

The amount of tax charge in the consolidated statement of
profit or loss represents:

BRELATE 1B ()
* REWVE — (EHEEEZ A EZERH
Abre R &2 [HA ]

* B EHEFAGERm X [AMEE
e

B ZE20205F 12A31HILFEE - HH %
BEEFI A S B k.2 [ B MR A KK
/(20244 : Bt AfraBm#Ek s [’
5 =E )

BiIH

AR AR B F A BB ERD R
A MW BIEHBEANGH 2 #HE (2024
FoBE) PREREEMNZREBECHRAFE
EFRHERBUEN - BARERLE XM E A
R RITHEE -

THIBETR < BB B RAE B BUED MR
PRz SREEL AR - THIRERIZIZER
EBERFETAIRZERR  REEREZ
TR VR H A o

REFRERERZBREAHMT

2025 2024

20254 20244

RMB’ 000 RMB'000

AR®T T ARBEFTT

Current — Hong Kong BNER — BB - -
Current — Mainland China BNHR — AR B KB

Charge for the year REFRZH 184,335 407,706

Under provision in prior years BEFETRER 679 40,574

LAT in Mainland China AR OKRE 2 i IB(E T (42,915) 196,538

Deferred (Note 32) RIE (H15£32) (82,371) 13,429

59,728 658,247
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TAX (continued)

A reconciliation of the tax expense applicable to loss
before tax at the statutory tax rates for the jurisdiction in
which the Company and the majority of its subsidiaries are
domiciled and/or operate to the tax charge at the effective

Notes to the Financial Statements

9. BIE(A)

BARA REKRE DM EARMEREER
ERARNGRAEEROEERRE 2 RIAX
B BRERREFEZHRAR 2K -
MNEERBE (BUAERER) BERBE 28

IR R M EE

31 December 2025
202512 A31H

tax rate, and a reconciliation of the applicable rates (i.e., BREDILNT -
the statutory tax rates) to the effective tax rates, are as
follows:
2025 2024
2025%F 20244
RMB’ 000 % RMB’000 %
ARBTT ARBTT
Loss before tax BRILRIES1E (3,387,917) (3,509,002)
Tax at the applicable REREAEMEAE 2 H1E (819,176) 24.2 (803,785) 22.9
statutory tax rates
Adjustments in respect of  FHIERBEHREZ 679 - 40,574 (1.2)
current tax of previous RVERF IR
periods
Profits and losses EIEEEARRE 160,072 (4.7) 546,218 (15.6)
attributable to joint
ventures
Profits and losses JEAR TS N A &S 37,334 (1.1) 83,619 (2.4)
attributable to associates
Income not subject to tax ~ HZERF Z WA (4,452) 0.1 = =
Expenses not deductible AAIHH 2 2 353,239 (10.4) 529,573 (15.1)
for tax
Utilisation of previously FABAARER (19,599) 0.5 (44,251) 1.3
unrecognised tax losses TIEE 18
Tax losses for which no REBRELEHIBEEZ 264,729 (7.8) 103,843 (2.9)
deferred tax asset was TIEE 18
recognised
LAT in Mainland China B K RE v IR (E R (42,915) 1.2 196,538 (5.6)
Withholding tax in Mainland A Bl K FE 2 B FT1S 7 660 - 9,588 (0.3)
China
Others Htb 129,157 (3.8) (8,670) 0.1
59,728 (1.8) 658,247 (18.8)
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31 December 2025
2025%F 12 A31H

186

TAX (continued)

The share of tax charge attributable to joint ventures
amounting to RMB186,554,000 (2024: RMB74,151,000) and
the share of tax credit attributable to associates amounting
to RMB3,435,000 (2024: tax charge RMB247,790,000)
are included in “Share of profits and losses of joint
ventures” and “Share of profits and losses of associates”,
respectively, in the consolidated statement of profit or loss.

Pillar Two income taxes

The Group is within the scope of the Pillar Two model
rules. The Group has applied the mandatory exception
to recognising and disclosing information about deferred
tax assets and liabilities arising from Pillar Two income
taxes. From 1 January 2025, the Group is liable to Pillar
Two income taxes under the Hong Kong Inland Revenue
(Amendment) (Minimum Tax for Multinational Enterprise
Groups) Ordinance 2025 for its earnings in Hong Kong.
The Group will account for the additional Pillar Two income
taxes as current tax when incurred. Pillar Two legislation
has been enacted or substantively enacted but not yet in
effect as at 31 December 2025 in certain jurisdictions in
which the Group operates.

The Group has assessed its potential exposure based
on the information available regarding the financial
performance of the Group in the current year. As such, it
may not be entirely representative of future circumstances.
Based on the assessment, the Group’s effective tax rates in
all jurisdictions in which it operates are above 15% and the
directors of the Company are not currently aware of any
circumstances under which they might change. Therefore,
the Group does not expect potential exposure to Pillar Two
“top-up” taxes.

Gemdale Properties and Investment Corporation Limited
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10. DIRECTORS’ AND FIVE HIGHEST PAID
EMPLOYEES’ EMOLUMENTS

(a)

Directors’ emoluments

No remuneration has been paid by the Group to the
Directors as an inducement to join upon joining the
Group, or as compensation for loss of office during
the current and prior years.

There was no arrangement under which a Director
waived or agreed to waive any remuneration during
the current and prior years.

Directors’ emoluments for the year ended 31
December 2025, disclosed pursuant to the Listing
Rules, section 383(1)(a), (b), (c) and (f) of the
Hong Kong Companies Ordinance and Part 2 of the
Companies (Disclosure of Information about Benefits
of Directors) Regulation, are as follows:

IR R M EE

31 December 2025
202512 A31H

10. EERIEERSFHETIME

(a)

ExMS

REEREFER  AEBERERE
EXMEAMEERMARER 2 8
B - SAERBERAE o

AEEREFER  BESEEREE
AR FRELRBEREEDME -

HZEC025F12A31HILEERES
2B RE EmRE - FABEREED
$383(1)(a) * (b) * (c)R(f)E » A&
2E (BEEENEER) ROIE2E
HEMOT

Employer’s
Salaries, contributions
allowances and to pension
benefits in kind Discretionary schemes
Fees e 2R bonuses B e Total
e BFIE BETA EESE fag
RMB ’000 RMB '000 RMB 000 RMB’000 RMB’000
Name of Directors BEfA ARBTR ARBTR ARBTR ARBTT ARBTTR
Executive Directors HiTES
Mr. Huang Juncan EiREE 9 - - - 9
Mr. Xu Jiajun GRELE 9 734 - 17 760
Mr. Li Ronghui (Note /) ZE@%EHE (Hiti) 5 - - - 5
Mr. Wei Chuanjun REELAE 9 440 - 17 466
Mr. Ling Ke (Note 7)) RRTE (Hiti) 4 - - - 4
36 1,174 - 34 1,244
Non-executive Directors  #/TES
Mr. Loh Lian Huat Loh Lian Huat %4 367 - - - 367
Ms. Zhang Feiyun REELZT 367 - - - 367
734 - - - 734
Independent non- BUFHTES
executive Directors
Mr. Hui Chiu Chung STRPEAE 434 - - - 434
Mr. Chiang Sheung Yee,  Bi#& %4 380 - - - 380
Anthony
Mr. Xia Xinping BEnTL4 474 - - - 474
1,288 - - - 1,288
2,058 1,174 - 34 3,266
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

10. DIRECTORS’ AND FIVE HIGHEST PAID 10. EERIEEESFMETI S (&)
EMPLOYEES’ EMOLUMENTS (continued)

(a) Directors’ emoluments (continued) (a) BEEME (&)
Directors’ emoluments for the year ended 31 HZE2024F12A31H I EERES
December 2024, disclosed pursuant to the Listing 2 BRE EHEE - FEQ TR
Rules, section 383(1)(a), (b), (c) and (f) of the £383(1)(a) * (b) * (c)R(HE * MUK
Hong Kong Companies Ordinance and Part 2 of the AE(BEEEFEER) B5E 220
Companies (Disclosure of Information about Benefits BENT

of Directors) Regulation, are as follows:

Employer's
Salaries, contributions
allowances and to pension
benefits in kind Discretionary schemes
Fees Er = : bonuses RkSEE Total
e REMHH B ZEEHT aE
RMB '000 RMB ‘000 RMB '000 RMB'000 RMB'000
Name of Directors EENE ARBFT ARBFT ARBFL ARBFL ARBTL
Executive Directors HITESE
Mr. Ling Ke AR%AE 9 - - - 9
Mr. Huang Juncan HEREE 9 - - 9
Mr. Xu Jiajun BREXE 9 731 = 16 756
Mr. Wei Chuanjun EEELE 9 438 = 16 463
36 1,169 - 32 1,237
Non-executive Directors JF#HTES
Mr. Loh Lian Huat Loh Lian Huat%t & 365 = = = 365
Ms. Zhang Feiyun REERL 365 = = = 365
730 - - - 730
Independent non- BUFBTES
executive Directors
Mr. Hui Chiu Chung FRREE 432 = = = 432
Mr. Chiang Sheung Yee, BH#ELE 379 = = = 379
Anthony
Mr. Xia Xinping BHTEAE 471 = = = 471
1,282 - - - 1,282
2,048 1,169 - 32 3,249
Notes: Htat -
(i) Appointed on 25 June 2025 (i) R2025%F6 H25 HEZ(E -
(//) Retired on 25 June 2025 (//) ]%2025##6/?255@&: °
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10. DIRECTORS’ AND FIVE HIGHEST PAID

Notes to the Financial Statements

EMPLOYEES’ EMOLUMENTS (continued)

(b)

Five highest paid employees

The five (2024: five) highest paid employees in the
Group for the year were non-director employees.
The emoluments payable to the five (2024: five)

10.

IR R M EE

31 December 2025
202512 A31H

EENTEBEFHET 2ME (&)

(b)

LTEBRSHFMAL

RAFR  REBRFE (2024%F © R
B)BREHFMALHAEIEEERE -
RERRZ (20245 : AR) &e &N

non-director, highest paid employees for the year HFEEFREZHMEOTWT :
are as follows:
2025 2024
20255 20244
RMB’ 000 RMB’000
ARET T ARBT T
Salaries, allowances and benefits ¥& » 28R EWFIZ 5,512 6,515
in kind
Discretionary bonuses BB TEAT 1,681 6,012
Employer’s contributions to RIKSFT B 2B EHK 710 799
pension schemes
7,903 13,326

The number of non-director, highest paid employees
whose emoluments fell within the following bands is
as follows:

ReFMIFEEREREIANTHEE
A2 N

Number of employees

EEAH
2025 2024
HK$ il 2025 20244
1,500,001 to 2,000,000 1,500,001 % 2,000,000 5 =
2,000,001 to 2,500,000 2,000,001 % 2,500,000 -
2,500,001 to 3,000,000 2,500,001 % 3,000,000 - 4

3,000,001 to 3,500,000 3,000,001 £ 3,500,000
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

11.

190

LOSS PER SHARE ATTRIBUTABLE TO
OWNERS OF THE COMPANY

(a) Basic loss per share

The calculation of the basic loss per share is based
on the loss for the year attributable to owners of
the Company, and the weighted average number
of ordinary shares of 16,613,686,827 (2024:
16,613,686,827) in issue during the year.

(b) Diluted loss per share

The calculation of the diluted loss per share is
based on the loss for the year attributable to owners
of the Company. The weighted average number
of ordinary shares used in the calculation is the
number of ordinary shares in issue during the year,
as used in the basic loss per share calculation, and
the weighted average number of ordinary shares
assumed to have been issued at no consideration
on the deemed exercise or conversion of all dilutive
potential ordinary shares into ordinary shares.

The Group had no potentially dilutive ordinary
shares in issue during the year ended 31 December
2025. No adjustment has been made to the basic
loss per share presented for the year ended 31
December 2024 in respect of a dilution as the
impact of the share options outstanding during the
year had an anti-dilutive effect on the basic loss per
share.

Gemdale Properties and Investment Corporation Limited
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(b)
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11.

12.

Notes to the Financial Statements

LOSS PER SHARE ATTRIBUTABLE TO 11.

OWNERS OF THE COMPANY (continued)

The calculations of basic loss per share are based on:

IR R M EE

31 December 2025
202512 A31H

RRARFAABEBREE (&)

SIREANEE A EIIER

2025 2024
2025 20244
RMB’ 000 RMB’000
AR¥T T ARBTT
Loss EiE
Loss attributable to ZAYNCIESY DNy SE e (3,411,176) (4,570,753)

owners of the Company

Number of shares

B &
2025 2024
2025 20244

Shares IR
Weighted average number of RERNBBITEBRZ INE
ordinary shares in issue T

during the year

16,613,686,827 16,613,686,827

DIVIDENDS 12.

At the Board meeting held on 30 March 2026, the Board
resolved not to propose the payment of any final dividend
for the year ended 31 December 2025 (2024: Nil). No
interim dividend was paid during the year (2024: Nil).

BRE
M2026F3A30 BTz ESEESH L &

SRETEEIREEZ2025F 12 A31H
IFEERBAKRE (20244 : ) - RERAE
IR AP EARL B (2024 6F & f8)

Annual Report 2025 3 191



Notes to the Financial Statements

B ISR AR M EE

31 December 2025
2025%F 12 A31H

13.

192

PROPERTY, PLANT AND EQUIPMENT 13. Y% BERRE
Leasehold Office Furniture Motor
improvements equipment and fixtures vehicles Total
HENERE BAERME BAREE AE L]
RMB’ 000 RMB’000 RMB’ 000 RMB’000 RMB’000
ARETT AEETT AEETR AEETT AEET R
At 31 December 2025: R2025%12731R
At 1 January 2025 R2025%1A18
Cost A 183,414 78,585 17,091 29,806 308,896
Accumulated depreciation and impairment ZEAERAE (117,201) (43,257) (13,435) (27,669) (201,562)
Net carrying amount FEEE 66,213 35,328 3,656 2,137 107,334
At 1 January 2025, net of accumulated R202BE1R1R  NREENE 66,213 35,328 3,656 2,137 107,334
depreciation and impairment RAE
Additions £ 15,821 617 118 3 17,269
Disposals e - (458) (384) (1,099) (1,935)
Disposal of a subsidiary (Mote 36) HEMBAR H35) - 1] (6) - (13)
Depreciation (Nofe §) wE (i) (28,201) (4,994) (1,000) (214) (34,409)
Exchange realignment EpA% (23) (4 (5) = (32)
At 31 December 2025, net of accumulated Ro0BE12A318 IR ERITE 53,810 30,482 2,379 1,543 88,214
depreciation and impairment RAfE
At 31 December 2025 R2025512A31R
Cost KA 187,283 711 15,651 23,112 308,157
Accumulated depreciation and impaiment ZENERNE (133,473) (46,629) (13,272) (21,569) (214,943)
Net carrying amount RETE 53,810 30,482 2,379 1,543 88,214
At 31 December 2024: R2024%127318
At 1 January 2024 R2024F1 818
Cost B 172,099 77,783 19,463 31,853 301,158
Accumulated depreciation and impairment ZRAERAE (85,347) (38,732) (14.421) (27,245) (165,745)
Net carrying amount BHE 86,712 39,051 5,042 4,608 135,413
At 1 January 2024, net of accumulated R0XE1R1R  NREENE 86,712 39,051 5,042 4,608 135,413
depreciation and impairment RiAE
Additions £ 33,520 2,238 153 30 35,941
Acquisition of subsidiaries (Note 34) WERB AR (Hi54) 1483 88 49 3 1623
Disposals e (2,549) (299) (166) (369) (3.383)
Depreciation (Nofe §) wE (i) (52,967) (5,754) (1,425) (2,137) (62,283)
Exchange realignment LS 14 4 3 2 23
At 31 December 2024, net of accumulated R04E12A318 IR ERNE 66,213 35,328 3,656 2,137 107,334
depreciation and impairment Rt
At 31 December 2024 R2024%12531A
Cost R 183,414 78,585 17,091 29,806 308,896
Accumulated depreciation and impaiment EZEERAE (117,201) (43,257) (13,435) (27,669) (201,562)
Net carrying amount REE 66,213 35,328 3,656 2,137 107,334

Gemdale Properties and Investment Corporation Limited
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14.

15.

Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

RIGHT-OF-USE ASSETS 14. EAREEE
The Group as a lessee AEBEREBEA
The Group has lease contracts for the properties used AEBRELEFMACYEIILHESR -
in its operations. The carrying amounts of the Group's FRASELEMAZERAEEEREDER
right-of-use assets used in its operations and the BEmT
movements during the year are as follows:
2025 2024
20255 20244
RMB’ 000 RMB’000
ARET ARBETTT
As at 1 January ®m1A1H 7,271 5,517
Additions HR 6,276 7,784
Termination =k - (336)
Depreciation e (1,433) (5,724)
Exchange realignment b A% 7 30
As at 31 December M12A31H 12,121 7,271
INVESTMENT PROPERTIES 15. REYF
2025 2024
20255 20244
RMB’ 000 RMB’000
ARBT T ARBETTT
Completed properties and properties BT YRRV (a) 18,728,429 19,149,851
under construction (a)
Right-of-use assets (b) ERAEEE D) 492,147 649,469
19,220,576 19,799,320
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

15.

194

INVESTMENT PROPERTIES (continued) 15. REWXE (&)
Completed properties and properties under (a) BRIMERTEME
construction
2025 2024
2025% 2024F
Investment Investment
Completed  properties Completed properties
investment under investment under
properties construction Total properties  construction Total
BRIRENF EBRREMZE BE RIRENE ERRADZE ok
RMB’ 000 RMB’ 000 RMB’000 RMB'000 RMB'000 RMB'000
ARETT ARBTT ARETR ARE®TT ARETE ARETR
Carrying amountat  W1A1HZ 16,861,372 2,288,479 19,149,851 15,712,965 1,788,839 17,501,804
1 January REE
Additions/ BN/ BE 32,362 551,026 583,388 147,220 319,204 466,424
improvements
Transfer between  $8RIMER 1,142,812 (1,142,812) - = = =
categories
Changes in fair ANEZED (541,000) (34,713) (575,713) 138,296 (71,441) 66,855
values (Note 8) (Hi#8)
Acquisition of Yok B A A - - - 862,891 251,877 1,114,768
subsidiaries (H1:234, 35)
(Notes 34, 35)
Disposal of a HERB AR (429,097) - (429,097) = = =
subsidiary (Hf##36)
(Note 36)
Carrying amountat  W12A31H2 17,066,449 1,661,980 18,728,429 16,861,372 2,288,479 19,149,851
31 December REE

Additions to investment properties included interest
expense of RMB35,046,000 (2024: Nil) (Note 6) that

was incurred and capitalised during the year.

Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

15. INVESTMENT PROPERTIES (continued)

(a)

Completed properties and properties under
construction (continued)

The Group’s investment properties consist
of five office properties, two business parks,
six shopping centres, one apartment and six
properties under construction (2024: five office
properties, two business parks, six shopping
centres, one apartment and seven properties under
construction). The Directors have determined that
the investment properties consist of four (2024: four)
classes of assets, i.e., office, shopping centre and
others, properties under construction — office, and
properties under construction — shopping centre
and others (2024: office, shopping centre and
others, properties under construction — office, and
properties under construction — shopping centre
and others), based on the nature, characteristics
and risks of each property. The Group’s investment
properties were revalued on 31 December
2025 by Shenzhen Touchstone Evaluation and
Consultancy Co., Ltd., independent professionally
qualified valuers, at an aggregate amount of
RMB18,728,429,000 (2024: RMB19,149,851,000).
Each year, the Group’s chief executive officer
decides to appoint which external valuers to be
responsible for the external valuations of the
Group’s properties. Selection criteria include market
knowledge, reputation, independence and whether
professional standards are maintained. The Group’s
property managers have discussions with the
valuers on the valuation assumptions and valuation
results annually when the valuation is performed for
annual financial reporting.

At 31 December 2025 and 2024, the Group has
obtained certificates of land use rights for all of its
investment properties in Mainland China.

Further particulars of the Group’s major investment
properties are included on pages 271 to 280 of the
annual report.

IR R M EE

31 December 2025
202512 A31H

15. REWE (&)

(a)

RTYERIERYE (B)

REBREMERERENRRED
¥ WMEBER- - AEBDHL
—IHABRNIBEEEYE (20244 -
RIERAEYE  WERER - S
BENFL - —EHABRLEER
ME) EBRJREYMEZEEL -
B B RE #l D AR (2024
FmBER)BE  ARQE -
BOROREM  EEDE - B
BARTEEME - BORORE
fth (20244 : HAE - BYRLRE
- ERWE - BDE URER
ME - BYPLREAM)  AKEE
KWEWENR2025F12 A31HE BB
A BRBETERYIT RSB LT
HMEMEGEBEBEMERAAIEHE
& BEAARY18,728,429,000
70 (20244 + AR¥19,149,851,000
L) c AAKETRARSFREML
RMRINBFEMEERAEE Y
EHEITINIFE o FHEMZRIBZE
BEMSRA 8 BUME=EE
BEIRIFHEKE - AEEYELER
FEMBREET 2T ETFETG
Mz mBETERELTHER -

2025412 A31H k2024412 A
318 AREMINFEKEZREY
EHEMSLHERE -

AEBETEREME L E—FFBHR
RERF271EF280H o
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

15. INVESTMENT PROPERTIES (continued) 15. REWXE (&)

(a) Completed properties and properties under (a)
construction (continued)

Fair value hierarchy

The following table illustrates the fair value

RTYERIERYE (B)

DRAEERER

TR AEBEREMEZ R SER

measurement hierarchy of the Group’'s investment SEMGEE -
properties:
Fair value measurement using
DMETERR
Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3)
ERTS BEXTEE EATUBE
ZBfE HWAR BAR Total
(%-4) (B=8) (B=8) B
RMB ’000 RMB ’000 RMB '000 RMB ’000
ARET T ARET ARET R ARET R
At 31 December 2025 20256124310
Recurring fair value measurement for: BELNEHE
- Office A - - 12,531,321 12,531,321
- Shopping centre and others - B L RER - - 4,535,128 4,535,128
- Properties under construction - office -ERNE-H0E - - 1,231,800 1,231,800
- Properties under construction - shopping  — EEW% — ENFR L REL - - 430,180 430,180
centre and others
- - 18728429 18728429
At 31 December 2024 #2024612A31A
Recurring fair value measurement for: SENAEME
- Office N - - 12,099,023 12,099,023
- Shopping centre and others — B REM - - 4,762,349 4,762,349
- Properties under construction - office -TENE - Hoe - - 1,835,392 1,835,392
- Properties under construction - shopping  — EEM% — ENFR L REL - - 453,087 453,087
centre and others
- - 19149851 19,149,851

During the year, there were no transfers of fair value
measurements between Level 1 and Level 2 and no
transfers into or out of Level 3 (2024: Nil).
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Notes to the Financial Statements

15. INVESTMENT PROPERTIES (continued)

(a)

IR R M EE

31 December 2025
2025412 A31H

15. REWE (&)

Completed properties and properties under (a) BRIMERETEME(E)
construction (continued)
Reconciliation of fair value measurements BIRE=RAANESHEEBRAZA
categorised within Level 3 of the fair value AAEFTEHER
hierarchy:
Properties
under
construction -
Properties shopping
Shopping under centre
centre construction - and others
and others office ~ EERWE -
Office BaRL  ERUWE- B
Hag REf AR REAM
RMB ’000 RMB ’000 RMB ’000 RMB ’000
ARET R ARET R ARET R ARETR
Carrying amount at 1 January 2025 R2025F1 A1 B2 BEE 12,099,023 4,762,349 1,835,392 453,087
Additions/improvements A/ NE 5,595 26,767 545,497 5,529
Transfer between categories BRIREY 1,142,812 - (1,142,812) -
Disposal of a subsidiary HEMBAT (429,097) - - -
Changes in fair valugs RRAEZES (287,012) (253,988) (6,277) (28,436)
Carrying amount at 31 December 2025  12025F12 431 A2 RAE 12,531,321 4,535,128 1,231,800 430,180
Properties
under
construction -
Properties shopping
Shopping under centre
centre  construction - and others
and others office  HEEWME -
Office Bohd  ERDE- B
BN A, YN A
RMB '000 RMB '000 RMB '000 RMB '000
ARBFT ARBFL ARBFT ARBTT
Carrying amount at 1 January 2024 202451 1B ZRAEE 11,825,090 3,887,875 1,419,039 369,800
Additions/improvements B/ hE 1,080 146,140 295,422 23,782
Transfer between categories BrImER - S (83,447) 83,447
Acquisition of subsidiaries G =YNG - 862,891 251,877 -
Changes in fair values AREZES 272,853 (134,557) (47,499) (23,942)
Carrying amount at 31 December 2024 1202412 A31H 2 EHE 12,099,023 4,762,349 1,835,392 453,087
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

15. INVESTMENT PROPERTIES (continued) 15.

(a)

198

Completed properties and properties under (a)

construction (continued)

Below is a summary of the valuation techniques
used and the key inputs to the valuation of

investment properties:

REWRE (&)
RTMERERNE (B)

TORFHEREME AR 2/ E T
ERERHAERE

Classes of properties Valuation techniques  Significant unobservable inputs Range or weighted average
d D% EXTTEERAE HESMETHY
2025 2024
2025 £ 2004

Offices Income approach Reversionary rental value - Office (per q - and per day) (RMB) 1.0-5.7 0959

i By REAS - HOZ(STFXRER) (ARET)

Vaéancy rate 5.0%-10.0% 4.0%-10.0%
Y\e\d rate 6.0%:7.5% 6.0%-7.5%

Shopping centre and others ~ Income approach Reversionary rental value - Commercial (per sq.m. and per day) (RMB) 2.0-5.5 469

B O REL Wigik BESNES - B2 (BYHARERE) (ARST)

Reversionary rental value - Apartment (per sq.m. and per day) (RMB) 14 14
EAVES L A8 (85K SR ASAT)

Reversionary rental value - Carpark unit Sperunit and per day) (RMB) 18.3 18.7
BESNES - Bl (BERER) (ARER

\@gagcy rate 3.0%-8.0% 3.0%-8.0%
Yield rate 5.0%:8.5% 5.0%-8.5%
g

Properties under construction - Residual method Reversionary rental value (per sg.m. and per day) (RMB) 1.0-2.9 1.1-1.8

office Hepk BMMES (BT HRRERE) (AR¥T)

TRIE - HAE Vacancy rate 8.0%-10.0% 8.0%-10.0%
TEX
Yield rate 7.0%:1.5% 7.0%-7.5%
Gk
Development costs to completion (RMB million) 73-479 215479
BENA(ARBEET)

Construction period (years) 1.0-2.0 1.0-15
RH(F)

Deducted sales profit rate 6.0%-10.0% 8.0%-10.0%

R HENER

Property under construction - Residual method Reversionary rental value (per sq.m. and per day) (RMB) 1.3-4.7 14-4.8

shopping centre and others ~ Fl&% Rmas (BT ARER) (ARET)

ERz - B LRER Vﬁaggcy rate 5.0%-8.0% 5.0%-8.0%
Yield rate 6.0%:7.0% 6.0%-7.5%
bk
Selling price (per sq.m.) (RMB) 35,000 40,000
EE(BYAR) (ARET)
Development costs to completion (RMB million) 0-476 0-440
BEAA(ARBEET)
Construction period (years) 1.0-2.0 1.0-20
BRH(F)
Deducted sales profit rate 1.0%-12.0% 2.0%-10.0%
R HENER

Properties under construction - Modificative method of ~ Benchmark land price (per sq.m.) (RMB) - 3,090-4,370

shop ing centre and others ~ benchmark land price  EE34E (8F5%) (ARET)
g EmvoREl  EEMEBETE Property developers owned coefficient - 0.83-0.87

RSN
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15.

INVESTMENT PROPERTIES (continued) 15.

(b)

Notes to the Financial Statements

Right-of-use assets

— the Group as a lessee

The Group has lease contracts for the properties
used in its investment business. The carrying
amounts of the Group’s right-of-use assets used in
its investment business and the movements during
the year are as follows:

IR R M EE

31 December 2025
202512 A31H

REM=E (A

(b)

EREEE
—AKBEEREBEA
AEBECHRERERBMAZMER

VHEEAR - FRAREEIKRE XK
RzEREEERBENRESHNT

2025 2024

2025%F 20244

RMB’ 000 RMB’000

ARBT ARBETTT

As at 1 January M1A18 649,469 888,774
Additions R - 60,041
Improvements to right-of-use assets {# FEEEMNZ 18 1,545
Termination of leases KIEHE (29,361) (195,371)
Changes in fair value (Note 8) NABEEE (H1i28) (127,979) (105,520)
As at 31 December ®12A318 492,147 649,469

Below is a summary of the valuation techniques
used and the key inputs to the valuation of
investment properties — rights-of-use assets. The
fair value measurements of investment properties —
right-of-use assets categorised within level 3 of the
fair value hierarchy.

Classes of  Valuation

TH R EIREY X — EREEER
ERZFAETERTEZERAERE -
RENE - CRBEEECANENE

BERARENESRZE=R -

properties techniques Significant unobservable inputs Range or weighted average
mEER A EXTUBRBAE EEIMEFIY
2025 2024
2025 2024
Apartment Income approach Annual growth rate 1%-2% 2%-3%
yNC e FERE
Reversionary rental value (per sq.m. and per day) (RMB) 1.7-6.2 1.7-6.2
HENES (BT RREBR) (AR%T)
Vacancy rate 10% 8%-10%
FEX
Yield rate 5%-6% 5%-6%
gk
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

15.

200

INVESTMENT PROPERTIES (continued)

Under the income approach, the valuation takes into
account the net rental income of the properties derived
from the existing leases and/or achievable in the existing
market with due allowance for the reversionary income
potential of the leases, which has been then capitalised to
determine the market value at an appropriate capitalisation
rate.

The residual method is based on the assumption that
the property is newly completed in accordance with the
development proposal in terms of property uses, respective
saleable areas and construction schedules to establish the
gross development value (“GDV”). The total development
costs including construction costs, professional fees,
infrastructure costs, management costs, financial costs
and developer’s profit are estimated and deducted from
the established GDV. The resultant residual figure is then
adjusted back to the valuation date to arrive at the market
value of the property interest concerned. The income
approach has been used in estimating the GDV.

A significant increase/decrease in the reversionary rental
value and GDV would in isolation result in a significant
increase/decrease in the fair value of the investment
properties. A significant increase/decrease in the vacancy
rate, yield rate, development costs, construction period
and deducted sales profit rate in isolation would result
in a significant decrease/increase in the fair value of
the investment properties. Generally, a change in the
assumption made for the reversionary rental value is
accompanied by a directionally similar change in the yield
rate and an opposite change in the vacancy rate.

Modificative method of benchmark land price is based on
urban benchmark land prices and benchmark land price
correction coefficients to evaluate the value of a plot of
land. According to the substitution principle, compares the
regional and individual conditions of the land to be valued
with the average conditions of the region in which the
land is located, and selects the corresponding correction
coefficient from the correction coefficient table to correct
the benchmark land price, thereby obtaining the price of
the land to be valued on the valuation reference date.

Gemdale Properties and Investment Corporation Limited
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16.

17.

18.

Notes to the Financial Statements

PROPERTIES HELD FOR SALE

The properties held for sale of the Group are stated at the
lower of cost and net realisable value.

IR R M EE

31 December 2025
202512 A31H

16. SFHEWE

REEREZ SHENERRAERTER
SFEME R BRIEEFIE -

PROPERTIES UNDER DEVELOPMENT 17. BERDYHE
2025 2024
2025 2024%F
RMB’ 000 RMB’000
AR¥T T ARBFIT
Land use rights (Note) T ARE (HEE) 2,270,065 8,925,889
Development costs R A 1,428,165 4,055,465
Net carrying amount at the end R BERE R REFE 3,698,230 12,981,354

of the financial year

Note: The Group's interests in land use rights represent
prepaid operating lease payments for parcels of land in
the PRC.

Additions to properties under development during the
year included interest expense of RMB269,479,000
(2024: RMB317,864,000) (Note 6) that was incurred and
capitalised during the year.

INVESTMENTS IN JOINT VENTURES

Wret : KREBR LI EFES B ERL T
Bl BRI LB 2 2

AEEBRERYEZERNBIEFRNELER
BEMNMEZF B AREK269,479,0007T
(20244 : AR#317,864,0007T) (H1:16) °

18. MNEERFAZRE

2025 2024

2025 20244

RMB’ 000 RMB’000

AR®T AREF T

Share of net assets EBIEEEFE 11,250,090 12,741,092
Loan to a joint venture (Note) WA ENRIER (A:F) 25,000 25,000
11,275,090 12,766,092

Note: The loan to a joint venture is unsecured and not
repayable within one year. In the opinion of the
Directors, the loan is unlikely to be repaid in the
foreseeable future and is considered as part of the
Group’s net investments in joint ventures.

Wiat - A ERAIBEATIEEITRAERER —
FRIEE - BEFRRZBEANTAABELE
AR 2 ARAH B - L 353 75 2 4% 12

REERAZIREFE—ES -
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

18. INVESTMENTS IN JOINT VENTURES 18. WA®ATZRE (#&)

(continued)
The Group's other balances with joint ventures are REBEASLNT Z EMELN A KERE
disclosed in note 31 to the financial statements. MEE31IRE -
Particulars of the Group’s material joint venture are as REB T ERELNTEHBNOT
follows:
Percentage of
Place of Lk
registration and Ownership Voting Profit Principal
Name of joint venture business Registered share capital interest power sharing activities
RELNAER BIRERNE AMEAZEE  RAER B AEE TEEH
Guangzhou Guangdian Property PRC/Mainland China RMB650,000,000 76 76 76 Property development
Development Group Shares Co., PE /PEAE AR#650,000,0007 and investment and
Ltd." (“Guangdian’) investment holding in
ENEERUERERERNERARD (BE]) Mainland China
RPEARNESR
ARERRERR
* For identification purposes only * (Ess)
The above investment is indirectly held by the Company. R E ARAREHEERS -
The summarised financial information in respect of EEEERAEE SRS BTHERE T
Guangdian Group, adjusted for any differences in AR E . AN EVERERTEEY YR
accounting policies and reconciled to the carrying amounts mE

in the financial statements, is as follows:

202 Gemdale Properties and Investment Corporation Limited

THBHESERRQF



Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

INVESTMENTS IN JOINT VENTURES (continued) 18. REERTRZRE (&)

Guangdian Group

EE£EE
2025 2024
20254 2024 %
RMB’ 000 RMB’000
AR® Tt ARBT T
Cash and cash equivalents BekReEEER 1,185,151 1,221,900
Other current assets Hibme) & 18,114,612 21,519,077
Current assets MEEE 19,299,763 22,740,977
Non-current assets ERBEE 5,150,747 6,656,858
Financial liabilities, excluding trade and TEERNE SRR R EM (93,000) (189,988)
other payables Rz EmAatE
Other current liabilities DR (16,312,623) (20,060,914)
Current liabilities mMEBAR (16,405,623) (20,250,902)
Non-current liabilities FEREFEE (3,396,968) (4,229,992)
Net assets BEFE 4,647,919 4,916,941
Non-controlling interests FEIE IR AR R M 2 (632,948) (370,234)
Net assets attributable to owners of SEREEEEIRAEAZ 4,014,971 4,546,707
Guangdian Group BEFHE
Reconciliation to the Group's interest HAREEELEE QA
in the joint venture R 5Bk
Proportion of the Group’s ownership ANER B 2 AR L 76% 76%
Group’s share of net assets of the joint venture AEBEMGEGENR BEFE 3,051,378 3,455,497
Elimination of unrealised profit with the A &N F) R IR EF (62,092) (62,092)
joint venture
Fair value adjustment of additional interest WIERE L AR ERAE - 14,675
acquired
Carrying amount of the investment KEREEA 2,989,286 3,408,080
Revenue WA 3,875,708 6,104,737
Interest income B A 19,550 60,245
Depreciation e (6,270) (6,270)
Tax IR (329,522) (63,008)
Loss and total comprehensive loss for the year ~ AFEBEKEHEEIEEE (732,411)  (2,146,757)
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31 December 2025
2025%F 12 A31H

18.

204

INVESTMENTS IN JOINT VENTURES (continued) 18.

The following table illustrates the aggregate financial
information of the Group’s joint ventures that are not
individually material:

REERRAZRE (&)

TREAAEEENTBEAEE AR ZH
BER M

2025 2024
20254 20244
RMB’ 000 RMB’000

ARBTT ARBT T

Share of the joint ventures’ profits and losses ElEAEERRANFERE (203,355) (615,019)
for the year

Share of the joint ventures’ other comprehensive [EEA &R RIAEE (54,646) 36,584
income for the year Ht 2w

Share of the joint ventures’ total comprehensive  JEEA &R RIAEE (258,001) (578,435)
loss for the year ZHBERRE

Aggregate carrying amount of the Group’s KEBREERRIREZ 8,285,804 9,358,012
investments in the joint ventures BREER

The Group has discontinued the recognition of its share of
losses of certain joint ventures because the share of losses
of these joint ventures exceeded the Group’s interests
in these joint ventures and the Group has no obligation
to take up further losses. The amounts of the Group's
unrecognised share of losses of these joint ventures for the
current year and cumulatively were RMB284,802,000 and
RMB1,562,222,000, respectively (2024: RMB481,827,000
and RMB2,861,006,000, respectively).

Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

INVESTMENTS IN ASSOCIATES 19. REEQARZRE
2025 2024
20254 20244
RMB’ 000 RMB’000
ARETT AREETTT
Share of net assets BIEEEFE 4,805,707 5,894,053
Loan to an associate (Note) FEUS B & R R E SR (B 5) 588,078 588,078
5,393,785 6,482,131

Note: The loan to an associate was unsecured,
non-interest-bearing and not repayable within one year.
In the opinion of the directors, the loan was unlikely to
be repaid in the foreseeable future and was considered

as part of the Group's net investments in associates.

The Group's other balances with associates are disclosed
in note 31 to the financial statements.

The Group did not have any associate that was individually
material at 31 December 2025.

The following table illustrates the aggregate financial
information of the Group’s associates that are not
individually material:

Wit - BB ER AR TER - RELRE
BR—FANER - EFRZBZEATA
BJBE#E AJ TR .2 K KA [E] - U 48 73
REERGE R AZREFE—HS -

AR ER B R N B 2 B A A RN A B I R

BFE31HEE -

R2025F12A31H @ AEEITE@RIEKX

ZHEAT -

TREEANEE @R N EEREE QR ZH

BEMGET

2025 2024

20254 2024%F

RMB’ 000 RMB’000

AR®T T ARBEFIT

Share of the associates’ profits and losses FE(REE AR AN FEERE (145,230) (288,931)

for the year

Share of the associates’ total comprehensive JE(REEZ R RIAEE (146,943) (288,441)
loss for the year SHEEBERE

Aggregate carrying amount of the Group’s REEREE QN EIRE 5,393,785 6,482,131

investments in associates

ZEREERA
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

20.

206

FINANCIAL ASSETS AT FAIR VALUE

20. LUARERECEREE

2025 2024
20254 20244
RMB’ 000 RMB’000
AR%T T ARBEFTT
Financial assets at fair value through other IARERTE B S8 A KA
comprehensive income ZHKRZEHEE
Equity investments fig i1 &
— Unlisted equity investments, at fair value — JEETRERE R ARE 106,581 107,374
106,581 107,374
Financial assets at fair value through IARBERTE B EEBEA
profit or loss BRseomBEE
Debt investments BERERE
— Unlisted debt investments, at fair value —JELTERRE RARE 405,814 625,486
405,814 625,486
Total Gk 512,395 732,860

The above equity investments were irrecoverably
designated at fair value through other comprehensive
income as the Group considers these investments to be

strategic in nature.

Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

TRADE RECEIVABLES FEWE 5 IR
2025 2024
20254 20244
RMB’ 000 RMB’000
ARETT ARBETIT
Trade receivables JEUE SRR 65,485 105,947
65,485 105,947

Trade receivables represent rental and property
management fee receivables. Rental and property
management fee receivables are billed in advance and
are payable by tenants/residents upon receipts of billings
within an average credit term of one month.

Under normal circumstances, the Group does not grant
credit terms to its customers. The Group seeks to maintain
strict control over its outstanding receivables and to
minimise credit risk. Overdue balances are regularly
reviewed by management. In view of the aforementioned
and the fact that the Group’s trade receivables relate
to a large number of diversified customers, there is no
significant concentration of credit risk. The Group does
not hold any collateral or other credit enhancements
over its trade receivable balances. Trade receivables are
non-interest-bearing and unsecured.

BWESEFTIEERYEENMEEERE - E
WHERMEERBRLELRE - H
B/ EPRBRIRERXN  THEESRR
—f&A -

EEEBRT  AEETGERETPELE
B o AEBEE R E 2 & KRR B A&
2 RBERKEERR - BHIFAREAR
EEEFLESRS  ERLARARAE
BREBZIERSRRZTRAETS » 8K
SEVEBEETZEERR - ARELE
IEBEEZERERFTHTMERRIE
MEEEETA - BREZRARIEMER
BRI Z FOR
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

21.

208

TRADE RECEIVABLES (continued)

An aging analysis of the trade receivables as at the
reporting date, based on the invoice date and net of loss
allowance, is as follows:

FEW & 5 Rk (A&

MBBRERRZBKE SRR (AERA
HRE) NBERRZREATAT

2025 2024

20254 20244

RMB’ 000 RMB’000

AR®T Tt AREET T

Within 1 month —@AZA 22,674 41,935
1 to 3 months —Z={@A 5,195 42,833
Over 3 months =@AME 37,616 21,179
65,485 105,947

An impairment analysis is performed at each reporting
date using a provision matrix to measure ECL. The
provision rates are based on days past due for groupings
of various customer segments with similar loss patterns.
The calculation reflects the probability-weighted outcome,
the time value of money and reasonable and supportable
information that is available at the reporting date about
past events, current conditions and forecasts of future
economic conditions. Generally, trade receivables are
written off if past due for more than one year and are not
subject to enforcement activity.

The financial impact of ECL for trade receivables under
HKFRS 9 is insignificant for the years ended 31 December
2025 and 2024.

Gemdale Properties and Investment Corporation Limited
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REE®RE B HERRFEREETRESD
1 AFFEREE - BAEFEUBREXZ
BFEXEFPEOMA  XYREDAZBRREGT
EREE BRERR T HEMESR
ERZHEREENARRREARBEEMS
= AT R SR AR IR O TROR 1 R 2 & 38
BBEKEBEZER - —RNF  BARBE—F
WAARPERBDZE ZBKE SETAET
LA ES o

BE2025% 128310 K2024%12A31R
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Notes to the Financial Statements

IR R M EE

31 December 2025
2025412 A31H

PREPAYMENTS, DEPOSITS AND OTHER 22,

RECEIVABLES

ANNE - REREEBIRR

2025 2024

20254 20244

RMB’ 000 RMB’000

ARET T ARBTT

Deposits and other receivables @ R At e YR R 2,067,288 2,093,961

Less: impairment allowance W REEE (261,228) (208,140)

Deposits and other receivables, net e REMEWERR - F5E 1,806,060 1,885,821

Loans receivable (Note i) EUE SR (Hf5Ei) 2,061,398 2,241,005

Less: impairment allowance W BB (736,988) (602,914)

Loans receivable, net FEME R - JFEE 1,324,410 1,638,091

Prepayments TERTFRIE 111,066 121,433

Prepaid other taxes and surcharges (Note ii) T E A R B B (A 770i) 510,306 679,998

Cost of obtaining contracts S & RIEE ZKA 23,364 105,613

3,775,206 4,430,956

Non-current portion JERNEREB (D (20,668) (21,864)

Current portion BNEAER 5 3,754,538 4,409,092
Notes: B -

(i) The amounts represented loans made to customers of (i) R TAEE | EREXBEZE

the Group’s micro-financing business. oo
(ii) The amounts mainly represented value-added tax, other (ii) ST EEREEEAYENRZ B E

taxes and surcharges prepaid for the sales deposits
received from the pre-sale of properties in the PRC.

W&

B2 BRMZIEEN  BtHe R
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

22.

210

PREPAYMENTS, DEPOSITS AND OTHER
RECEIVABLES (continued)

Other receivables and loans receivable

Except for the following receivables, other receivables
are unsecured, non-interest-bearing and repayable on
demand.

(i)

(if)

(iii)

At 31 December 2025, an other receivable of
RMB109,941,000 (2024: RMB117,474,000) is
secured by the equity share of a PRC property
development company and interest-bearing at 8%
(2024: 8%) per annum. The other receivable is
repayable on demand.

At 31 December 2025, an other receivable of
RMB97,320,000 (2024: RMB97,320,000) is secured
by the equity share of a PRC property development
company and interest-bearing at 8% (2024: 8%) per
annum. The other receivable is repayable within one
year.

At 31 December 2025, an other receivable of
RMB22,438,000 (2024: Nil) is secured by the equity
share of a PRC property development company and
interest-bearing at 12% per annum (2024: Nil). The
other receivable is repayable on demand.

Gemdale Properties and Investment Corporation Limited

THBHESERRQF

22.

BARE RERHMERIERR (F

L fth i U R K B FE W B K

B Tz FE MR RS -

H e W AR SR T AR

/- RBRILBREER

(if)

(iii)

M2025912 3180 » EftEWMEA
R#109,941,0007T (2024%F : AR
#117,474,0007C) HBI A — R W%
BRATZRBEEER - MEAFH
K8% (2024%F : 8%) o sZ HAbfEUR
TIREREERE -

M2025%12 A31H » EfEWEA
R#97,320,0007T (2024%F : AR
#97,320,0007T) HEIRN— R % 3%
BARZREEER - R B AFHE
8% (20244 : 8%) o sZ EAb FEUTK
AR —FNERE -

R2025%F12 A31H » EfbEUIFA
R#22,438,0007T (20244 : ) |
BRA—RWERRE QR ZREER
o FBEBEFE12% (2024 %F ¢
) o ZH A FEW IR BRI EE -
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Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

PREPAYMENTS, DEPOSITS AND OTHER 22, JFE{IEE - #e R HitEUBRE: (&
RECEIVABLES (continued)
Other receivables and loans receivable (continued) HibpEWEES R EW S S (&)
All loans receivable are interest-bearing at rates ranging FTERWERHEAFFEHEE.0%ZE20.0%
from 8.0% to 20.0% (2024: from 8.0% to 20.0%) per annum (20244 : B8.0%%E20.0%) KB A H—
with repayment terms from 1 month to 6 years (2024: from BAENE (2024F : —AAENE) - BE
1 month to 6 years). Certain loans receivable amounting to FrEERARKA1,978,036,0007 (2024
RMB1,978,036,000 (2024: RMB2,176,236,000) are secured F: ARMD2 176,236,0007T) A &R ASHEH
by the other properties of the borrowers or their affiliates, WE Y By iy EA S EIR
or by rent receivable from their other properties (2024: by 1R (20244 : HIEF A HE B Sy
the other properties of the borrowers or their affiliates, or S EMYE T EWHES EEER) I ERE
by rent receivable from their other properties), while the T4 IR o
remaining loans receivable are unsecured.
The movements in provisions for impairment of other Hi WS R EWE S Y RERESEM
receivables and loans receivable are as follows: T
(a) Other receivables (a) H it pE Uk BR 20
2025 2024
2025 20244
RMB’ 000 RMB’000
AR®TT ARETET
At 1 January ®1A1H 208,140 108,805
Impairment losses, net (Note 7) WEEE R (AE7) 61,820 98,973
Amount written off as uncollectible MEH AT e & 5 (7,397) =
Disposal of subsidiaries HERBEAR (1,087) =
Exchange realignment M 5, 3R # (248) 362
At 31 December M®12H31H 261,228 208,140

Annual Report 2025 3§ 211



Notes to the Financial Statements

B ISR AR M EE

31 December 2025
2025%F 12 A31H

22. PREPAYMENTS, DEPOSITS AND OTHER 22.
RECEIVABLES (continued)

Other receivables and loans receivable (continued)

(b) Loans receivable

BARE RERHMERIRR (F)

HitnPEW IR R B E 5K ()
(b) EHRER

2025 2024
2025 20244
RMB’ 000 RMB’000

AR¥FTR AR®BTR

At 1 January ®W1A1H 602,914 462,832
Impairment losses recognised (Note 7) BRI EEE (HiE7) 183,808 140,082
Amount written off as uncollectible sH AT el & 58 (49,734) =
At 31 December M®12HA31H 736,988 602,914

An impairment analysis is performed at each reporting
date. Where no comparable companies with credit ratings
can be identified, expected credit losses are estimated
by applying a loss rate approach with reference to the
historical loss record of the Group. The loss rate is
adjusted to reflect the current conditions and forecasts
of future economic conditions, as appropriate. As at 31
December 2025, the loss rate of other receivables applied
was 5% (2024: 5%) and the loss rates of loans receivables
applied were ranging from 2% to 61% (2024: 1% to 62%).

Except for certain other receivables and loans receivable
which are impaired, none of the above assets is impaired.
The financial assets included in the above balances relate
to receivables for which there was no recent history of
default and past due amounts.

212 Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

RESTRICTED CASH, DEPOSITS, BANK AND
CASH BALANCES

IR R M EE

31 December 2025
202512 A31H

ZRERE - TR RITRBASEER

2025 2024

20254 20244

RMB’ 000 RMB’000

AR®T T AREFIT

Cash and bank balances (Note a) e MIRTTH S (KiZa) 2,247,508 3,913,093
Less: Restricted cash (Note b) W XBREIES (MiEb) (1,037,789)  (2,091,790)
1,209,719 1,821,303

Notes:

(a) Cash at banks earns interest at floating rates based on
daily bank deposit rates. At 31 December 2025, there
was no time deposit (2024: Nil). The bank balances
are deposited with creditworthy banks with no recent
history of default.

(b) At 31 December 2025, the amount mainly represents
proceeds received from the sale of properties in
the PRC amounting to RMB752,644,000 (2024:
RMB1,851,498,000) which are confined to the usage
of construction work, and bank balances pledged for
bank borrowings amounting to RMB102,122,000 (2024:
RMB124,520,000).

At the end of the reporting period, deposits, bank and
cash balances of the Group denominated in RMB,
HK$ and United States dollars (“US$”) amounted to
RMB2,070,272,000, RMB7,712,000 and RMB169,524,000
respectively (2024: RMB, HK$, US$ and Euro amounted to
RMB3,735,489,000, RMB20,222,000, RMB157,381,000 and
RMB1,000, respectively). The RMB is not freely convertible
into other currencies, however, under Mainland China’s
Foreign Exchange Control Regulations and Administration
of Settlement, and Sale and Payment of Foreign Exchange
Regulations, the Group is permitted to exchange RMB
for other currencies through banks authorised to conduct
foreign exchange business.

e

(a)  RITAEBIZIRITERGFHFIEZ ZEF
EKiE o R20259F 12531 HIL FE (4]
TEHTFH (2024F : #E) - RITAEERT7
TFIRAT R Z A0 87 A 5 B R 4.2 R
77 °

(b)  R2025F12H31H @ ZLBEEEEF
BRI FREBETIE L2 ERYEL
E AR B 752,644,000 (2024
F : ARH#1,851,498,0007T) @ KRR
TTIEAC EMZAARET102,122,000
JT (20244F : AR#124,520,000T) °

RBMERR AEEZARE BB RE
ThER BRITIRBESEBRIFAARE
2,070,272,0007T + AR¥7,712,0007T &
AR®169,524,0007T (20245F : ARKE -
B ETRBITER  RITRB &R
DRI AEANRE3 735489,0007T « AR
20,222,000 * AR¥157,381,0007T & A
R#1,00070) - AR EE B B A E A
B R 0 AR IR P B K R SN B B R (60
GEE - EERNESIERT  AEETRB
BEFTHEITINEZER 2RIT - BARBHIKR
PRABEMEEE o
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

24. ISSUED CAPITAL 24. EBRITRAE
Authorised and issued capital EEREBBITHRA
Details of the changes in the Company’s authorised and RABNEEREBBITRAZ RNFERRE
issued capital between the beginning and the end of the Edp .
year are set out below:
2025 2024
20255 2045
Equivalent to Equivalent to
Number of RMB’000 Number of RMB'000
shares HK$'000 RER shares HK$'000 BER
BGE €] B8Tn  ARETR Bh#E BETT  ARETR
Ordinary shares of HK$0.10 each LRREREL0.10T
Authorised: EE
At 1 January and 31 December MA1BR12A31A 40,000,000,000 4,000,000 40,000,000,000 4,000,000
Issued and fully paid: ERIRAR:
At 1 January and 31 December MA1BRI12A31A 16,613,686,827 1,661,369 1,505,164  16,613,686,827 1,661,369 1,505,164
25. RESERVES 25. [EE

The amounts of the Group's reserves and the movements
therein for the current and prior years are presented in the
consolidated statement of changes in equity on pages 104
to 105 of the annual report.

The merger reserves of the Group represent the differences
between the nominal value of the aggregate share capital
of subsidiaries acquired and the nominal value of the
share capital of the Company issued in exchange therefor
pursuant to the business combination taking place on 29

October 2013.
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27.

Notes to the Financial Statements

IR R M EE

31 December 2025
2025412 A31H

TRADE PAYABLES 26. ENEIEN
An aging analysis of the trade payables as at the reporting ENESER (ARZEHA®E) NiE A Y
date, based on the invoice date, is as follows: ZEREEDATINT -
2025 2024
20254 20244
RMB’ 000 RMB’000

ARBTT ARBT T

Within 1 month —RmAZA 2,233,617 3,574,109
1 to 3 months —E==@A 250,823 285,222
Over 3 months =@ANE 1,162,654 966,915

3,647,094 4,826,246

Trade payables are non-interest-bearing and are normally ENESERAREBEEBRTNELH—EAR
settled within an average term of one month. B8 -

ADVANCED RECEIPTS, ACCRUALS AND 27. FEWFIE - EFHiRIRER HMENER

OTHER PAYABLES E

2025 2024
20254 20244
RMB’ 000 RMB’000
AR®ET T ARBTT
Contract liabilities (Note) ERafE W) 1,382,565 7,224,008
Advanced rental receipts B UL FE & FR0E 106,113 120,703
Rental and other deposits received BEeRETCES 483,058 505,743
Accrued expenses EETIRE 122,841 204,426
Other payables HAb BRI 1,466,673 1,760,984
3,561,250 9,815,864
Other payables are unsecured, non-interest-bearing and HhEMRRIVEERRE 2B NEETER

have no fixed terms of repayment. Bf o
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

27.

28.

216

ADVANCED RECEIPTS, ACCRUALS AND
OTHER PAYABLES (continued)

Note:

At 31 December 2025, the contract liabilities of
RMB1,382,665,000 (31 December 2024: RMB7,224,008,000)
included short-term advances received to deliver properties.
The decrease in contract liabilities in the year 2025 was mainly
due to the decrease in short-term advances received from
customers in relation to the pre-sale of properties during the
year.

CONTINGENT LIABILITIES

(a) As at 31 December 2025, the Group provided
guarantees to certain banks in respect of mortgages
granted by banks relating to the mortgage loans
arranged for purchasers of the Group’s properties.
Pursuant to the terms of the guarantees, upon
default in mortgage payments by these purchasers,
the Group is responsible for repaying the
outstanding mortgage principals together with the
accrued interest and penalty owed by the defaulting
purchasers to the banks and the Group is entitled
but not limited to take over the legal titles and
possession of the related properties. The Group’s
guarantee period starts from the dates of grant
of the relevant mortgage loans and ends upon
issuance of the real estate ownership certificates.
As at 31 December 2025, the Group’s outstanding
guarantees amounted to RMB2,326,527,000 (2024
RMB2,954,150,000).

The Directors consider that the fair value of
the guarantees is not significant and in case of
defaulting payments, the net realisable value of
the related properties will be sufficient to cover
the outstanding mortgage principals, the accrued
interest and penalty. Therefore, no provision has
been made in the financial statements for the year
ended 31 December 2025 (2024: Nil) for these
guarantees.

Gemdale Properties and Investment Corporation Limited
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28.

FEWFIE B RREREMENSE
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izt -

R202656F12H31H 6REBEEARK
1,382,565,0007T (20244 12 A31H A RH
7,224,008,0007T) B1ZSE 1T Y AT 2 78
Wk - 2025 F L2 A RIBEEZARER
TEEY R A E YR AT I B L BT EL

HAREE

(a) M2025F12A318 ' piRTTIRHZE
BERTAEEMEZER - A5 H
MZESE TRITIREER - BEER
B BEZEERBRIRBHIE - K
EEBEREEMRITERZSIHERAER
ZARBEBRBASERERMNF B RS
o mMAEEBEEETRAEEREH
MEZEZEMBEREREHBRE - K
EEZERPBEAREERRBER
EARBELEMEREZ /L -
MR2025F12A31H * AEBH X
@EEZERAARE?2326,527,000
7T (2024F + AR¥2,954,150,000
JT) °

EERBERZANBELTEKR I
BimE R ERER AR - GRYE
Z A B RER R IABRREEIRE
e BAFERER At &
Z2025F 12 A31BILFES ERZ
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Notes to the Financial Statements

28. CONTINGENT LIABILITIES (continued)

(b)

At the end of the reporting period, the Group
provided an aggregate maximum credit
enhancement (including guarantees) of
RMB2,174,265,000 (2024: RMB773,945,000) to
financial institutions for facilities granted to the joint
ventures of the Group. As at 31 December 2025, the
facilities with such credit enhancement were utilised
to the extent of approximately RMB2,114,921,000
(2024: RMB721,746,000).

The Directors consider that the fair value of the
credit enhancement is not significant and in case
of defaulting payments, the net realisable value
of pledged properties provided by those joint
ventures of the Group will be sufficient to cover
the outstanding mortgage principals, the accrued
interest and penalty. Therefore, no provision has
been made in the financial statements for the year
ended 31 December 2025 (2024: Nil) for the credit
enhancement.

IR R M EE

31 December 2025
202512 A31H

28. HAREEH

(b)

RBEER  epEBEREIRET
REBEBEGEQRTF  AEBEAZEHE
ETEE(RIEER)  BEAER
SAARE2 174 265,000 (2024
£ AR¥773,945,0007T) °
2025412 A318 » ALEEEITHE
EMHRTZEEE R CRHEDEA
AER#2 114,921,0007C (2024 % :
AR#E721,746,0007T) °

BEREBEEZARBITEKXN @ I
BiMEBEERFIER  Z5AEEE
AR ERmE 2 2R FE
B EBHEARERRBAS - BT
BRER Bt - BLE2025F12A4
31 B FEWERZ S L EN I E®R
KNG BAE (20244 « &) -
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B ISR AR M EE

31 December 2025
2025%F 12 A31E

29. INTEREST-BEARING BANK BORROWINGS 29. MIBBRITER
2025 2024
2025 £ 20244
Effective Effective
annual Maturity annual Maturity
interest rate (Financial interest rate (Financial
(%) year) (%) year)
BERERE L) RMB'000  EMRFH% g RMB'000
(%)  (HEEE) ARETR (%) (YBEE) ARBTn
Current ik |
Short term bank borrowings RERITER
- Unsecured — BiER 2.75 2026 49,950 =
- Secured (Note ¢) - HHER W) 3.99-5.20 2026 312,346 498 2025 167,809
Current portion of long term REBITER
bank borrowings MEEH
- Unsecured it 4.80 2026 78,000 3.15-4.35 2025 13,910
- Secured (Notes a,b,c,d) —~BHE (Hitab,cad) 2.65-4.80 2026 939,306 3.10-6.83 2025 1,066,731
1,379,602 1,248,450
Non-current E ik
Bank borrowings FITER
- Unsecured (Note d) - 88R (Wita) - 315456  2026-2035 725,186
- Secured (Notes a,0,¢,0) - B8 (Hii#ab,.cad) 2.65-4.80 2027-2043 9,600,362 3.10-5.35 2026-2043 9,466,151
9,600,362 10,191,337
10,979,964 11,439,787

218 Gemdale Properties and Investment Corporation Limited

THBHESERRQF



29.

Notes to the Financial Statements

INTEREST-BEARING BANK BORROWINGS
(continued)

Notes:

(a) At the end of the reporting period, certain bank
borrowings are secured by certain of the Group’s
properties under development and properties
held for sale, with aggregate carrying values of
RMB1,005,429,000 and RMB1,192,500,000 (2024:
RMB2,410,032,000 and nil), respectively.

(b) At the end of the reporting period, certain bank
borrowings are secured by certain of the Group’s
investment properties with an aggregate carrying value
of RMB15,285,969,000 (2024: RMB 15,999, 154,000),
assignments of rental income from the leases of
certain of the Group's investment properties and
assignments of utility income of certain property,
plant and equipment of the Group (2024: assignments
of rental income from the leases of certain of the
Group's investment properties), and bank balances of
RMB 102,122,000 (2024. RMB124,520,000).

(c) At the end of the reporting period, the Group'’s certain
equity interests in subsidiaries were pledged for certain
loan facilities granted to the Group's subsidiaries.

(d) At the end of the reporting period, bank borrowings
of RMB3,350,139,000 (31 December 2024:
RMB3,340,111,000) were guaranteed by Gemdale
Corporation.

29.

IR R M EE

31 December 2025
202512 A31H

M S RITER (&)

At -

(a)

(b)

(c)

(d)

RIBFEHEK  ETFRITEHNAHAX
EEETHEREFAYERFLHEY
RIEHH  HAFEEEBAEFESFA
AR#1,005,429,0007T R A B #
1,192,500,0007T (2024 F : 73 B BA
R #2410,032,0007T RAR®0T) °

RIFERK - ETRITEALLEEE
FREYZERF  REEEBEES
AR #15,285,969,0007T (2024 4F -
A #15,999,154,0007T) « AEEZE
TFREYXZHEH LKA R KEE
ETYE  BERRES ARLEHE
HEBIWA (20247F : KEEE FREY
HECHEHLHMA)  URRITHEBA
B#102,122,000T (2024F = AR
124,520,000 ) tEBE 7 ©

RBEHLK - BRTAEEIEL Az E
TEXBEAREBE THE L AIRA
BRlERER -

REEHEK RITEXFEARE
3,350,139,0007T (2024 F 12 A31H :
ABHS3,340,111,0007T) T3 B % 3 %
B EIELR o
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

29. INTEREST-BEARING BANK BORROWINGS 29. KESHTEZ (&)

(continued)

Interest-bearing bank borrowings are repayable as follows: MERITERZEEHNAT -
2025 2024
20254 20244
RMB’ 000 RMB’000
ARET T ARBTT
Within one year or on demand R—F AN EREEE 1,379,602 1,248,450
In the second year RE_FRA 1,297,111 1,057,100
In the third to fifth years, RE=ZFE2FRAFN - 2,620,864 3,115,694

inclusive BIEEREMT

Over five years AENE 5,682,387 6,018,543

10,979,964 11,439,787

The carrying amounts of interest-bearing bank borrowings RIFEEA @ T8 ERZEEEENLT
at the reporting date were denominated in the following EHEEHER ¢
currencies:
2025 2024
2025F 20244
RMB’000 RMB’000
ARBTT ARETT
HK$ B 162,505 182,333
RMB AR¥ 10,817,459 11,257,454
10,979,964 11,439,787
At the end of the reporting period, 100% (2024: 100%) of RIPEHR - KEEFH100% (2024 4F -
interest-bearing bank borrowings were on a floating rate 100% ) M B8R 1T E R TIRSEE A KET B o
basis.
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30.

Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

LEASE LIABILITIES 30. HEAE

The carrying amount of lease liabilities and the movements EX - HEAGE2ERBEREHMT
during the year are as follows:

2025 2024
20254 20244
RMB’ 000 RMB’000

ARBTT ARBT T

Carrying amount at 1 January M1A1BZERAEEA 688,403 939,866
New leases MigHE 6,541 67,684
Accretion of interest recognised during the year RERHERZ & 31,294 41,213
Payments (BN (99,314) (135,706)
Termination Ak (28,726) (224,774)
Exchange realignment HE 3, 8 B (2) 120
Carrying amount at 31 December W12 A31 B ZEEEE 598,196 688,403
Analysed into: DT -

Current portion BIERER 93,623 83,451

Non-current portion JEBNEAE 504,573 604,952
Analysed into: DHAT -

Within one year —FNRN 93,623 83,451

In the second year B 101,845 118,955

In the third to fifth years, inclusive E=ZENF (BEEEMEF) 233,775 314,130

Beyond five years BEAF 168,953 171,867
The maturity analysis of lease liabilities is disclosed in note HEAGEZIH AT 434 #
43 to the financial statements. B o
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

31. BALANCES WITH RELATED PARTIES 31, EEEG A
2025 2024
20254 20244
Notes RMB’ 000 RMB’000
k=3 AR%T T ARBT T
Amounts due from group companies  [EWEE QA FIFIA (i) 37,718 197,364
Amounts due from joint ventures and  JEIRE & A 5 KB & A R HIE 4,476,083 4,642,315
associates
Less: impairment allowance B REZERE (1,070,807) (415,906)
Amounts due from joint ventures and  JEURA &R 7 KB & A & FIA (ii) 3,405,276 4,226,409
associates, net R
Amounts due from non-controlling JE USRI AR IR SR FRTE (iii) 2,041,400 1,827,996
shareholders
Amount due from a related company  JEURREE A B FE (iv) 1,170,789 1,170,842
6,655,183 7,422,611

Amounts due to group companies
Amounts due to joint ventures and

associates

Amounts due to non-controlling

shareholders

[ ANESEIVNCIE
NN WNCIPYE - FNCIb O]

e EHE BRI R /IR

v) (13,408,693)
(vi) (7,008,204)

(14,054,692)
(8,250,246)

(vii) (1,574,086)  (1,270,057)

(21,990,983) (23,574,995)

Notes:

(i) The balances are unsecured, non-interest-bearing
and repayable on demand (2024: unsecured,
non-interest-bearing and repayable on demand).
The balances are denominated in HK$, RMB and
US$ amounting to RMB191,000 RMB33,292,000 and
RMB4,235,000 (2024. HK$, RMB and US$ amounting
to RMB196,000, RMB192,837,000 and RMB4,331,000),
respectively. The carrying amounts of the balances

approximate to their fair values.
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ZERHTER  EERIZEXE
B8 (2024 4F - B - £ERIZEFK
BFEE) o ZEBBIZET  ARKE
ZELifk - £ FIBARE 191,000
T ABRHB33,292,000T R A ¥
4,235,000 (2024 : 7B AA R
196,000 + A F# 192,837,000 F
AR #4,331,0007T) ° A PREI (B ER
RAMEIFE -



31.

Notes to the Financial Statements

BALANCES WITH RELATED PARTIES
(continued)

Notes: (continued)

(i)

(ifi)

The balances are denominated in HK$, RMB
and US$ (2024: HK$, RMB and US$) amounting
to RMB141,128,000, RMB2,384,100,000 and
RMB880,048,000 (2024: RMB144,783,000,
RMBS3, 137,203,000 and RMB944,423,000), respectively.
The balances are unsecured, non-interest-bearing
and repayable on demand (2024: unsecured,
non-interest-bearing and repayable on demand)
except for the balances of RMB67,434,000 (2024:
RMB102,855,000) which are interest-bearing at rates
ranging from 5% to 8% (2024: 5% to 8%). The carrying
amounts of the balances approximate to their fair
values.

The movements in provisions for impairment of
amounts due from joint ventures and associates are
as follows:

IR R M EE

31 December 2025
202512 A31H

31. EMEL 2R (A)

Wizt - (&)

(i1)

ZEBHBEET ARBRET
(2024F : BT - ARBREZET)
2L FBARK141,128,000
T AR#2,384,100,0007T K A
880,048,000 (2024 % :
DEBAEK 144,783,000 -
ARH#3,137,203,000 TR AR
#944,423,000T) - B AR
67,434,000 (2024 F : ARK
102,855,000t ) 12 F F| F 415% £ 8%
(20244 : 5% Z28%)5+825) B
AR TIEMIT - B ERIEESIEE
(20244 : fEHHF - B8 RIZESIFE
IE) o BHREEBEE DA EIFE -

JEW A B L] RIBEE N 7] 2 0 EE S
BT

2025 2024

20254 20244

RMB’ 000 RMB’000

AR%T T ARBTT

At 1 January ®W1HA1H 415,906 250,652
Impairment losses, net (Note 7) AKX R (ME7) 760,729 165,254
Amount written off as uncollectible HsH AT Bl & 58 (105,828) =
At 31 December ®12H31H 1,070,807 415,906

The balances are denominated in RMB and US$
(2024: RMB and US$) amounting to RMB2,039,692,000
and RMB1,708,000 (2024: RMB1,826,249,000 and
RMB1,747,000), respectively. The balances are
unsecured, non-interest-bearing and repayable within
one year (2024: unsecured, non-interest-bearing and
repayable within one year) except for the balance of
RMB1,708,000) (2024. RMB1,747,000) which is interest-
bearing at 4.5% (2024: 4.5%) per annum. The carrying
amounts of the balances approximate to their fair
values.

(iif)

ZELBIEARBERET (2024F - A
R RET)E HEIBARE
2,039,692,0007T R A E# 1,708,000
L (20244 : 73 5% 1,826,249,000
TRARE1,747,000T) « BAR
#1,708,0007T (2024 F : A R#
1,747,000T) #HEF|FE4.5% (2024
F 1 4.65%) 58250 BAizsr T ER
- BERR—FENEE (2024F : #
B BERR—FENEE) - B
EEHEAERAEIFE
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

31. BALANCES WITH RELATED PARTIES
(continued)

Notes: (continued)

(iv) The related company is a subsidiary of a substantial
shareholder of one of the non-wholly-owned
subsidiaries of the Company. The balances are
unsecured, non-interest-bearing and repayable on
demand (2024: unsecured, non-interest-bearing
and repayable on demand except for the balance of
RMB1,109,923,000 which was unsecured, interest-
bearing at Loan Prime Rate (“LPR) and repayable
within one year). The carrying amounts of the balances
approximate to their fair values.

(v) The balances are denominated in HK$, RMB and US$
(2024: RMB and US$) amounting to RMB6, 753,356,000,
RMB4,538,914,000 and RMB2,116,423,000 (2024:
RMB5,051,528,000 and RMB9,003,164,000),
respectively. The balances are unsecured, non-
interest-bearing and repayable on demand (2024:
unsecured, non-interest-bearing and repayable on
demand) except for the balances of RMB9,631,615,000
and RMB907,615,000 (2024: RMB9,211,101,000 and
RMB1,006,611,000) which are interest-bearing at LPR
and at interest rates ranging from 3.0% to 3.5% per
annum, respectively (2024: LPR and interest rates
ranging from 3.0% to 5.0% per annum, respectively),
and not repayable within one year (2024. not repayable
within one year).

(vi) The balances are unsecured, non-interest-bearing
and repayable on demand (2024: unsecured, non-
interest-bearing and repayable on demand). The
balances are denominated in RMB and US$ (2024:
RMB, US$ and HK$) amounting to RMB6,493,429,000
and RMB514,775,000 (2024: RMB7,834,945,000,
RMB391,155,000 and RMB24,146,000), respectively.
The carrying amounts of the balances approximate to
their fair values.
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SREET 2Kk (&)

Hiat - (&)

(iv)

(v)

(vi)

ZRER A3 AL AR F —FKIES BN
BRalz—EFEREFZNELA] - %
ZEBTERT - 28 RIZEKEFEE
(20244 : Bp AR#1,109,923,0007T
TIHERIR - F BB 5 IEFF &t
ERAR—FRHEES)  RMAZERTI#E
B REREBRBEE) - 4
B EREEHEL L EIRE

ZEEBEEFT ARERZET
(2024F - NARBRZET)EE
TP FABARKE,753,356,000
T AR #4,538,914,0007T K A
E#2 116,423,000 (2024 % -
D FABAREKES,051,528,0007T K
A9 003, 164,0007T) ° 4
BARKI 631,615,000 RA K
907,615,000 (20244 : A
E#9 211,101,000 T R AR
1,006,611,0007T) 73 FIIZ B 1% #H
EBFERFEFEHI.0%E3.5% (2024
F : DRI E R TT5 HIEFFERFFIE
#H3.0%250%) i EREAR—FA
1838 (2024 F : MAR—FRXNEE)Z
sh - Bfiger 5 mMB A - BERIZEEK
BF(E# (20244 : FEHF - BERIEE
SKEFIEHE) o

ZEZBTERNT  EEREFKE
1B (20244 - EHH 2 ERES
KEFERE) c ZEBBIEARBERE
JC (20244 : ARE - ZEL REK)
Bk 2B S FIBARKEE6,493,429,000
TTRARBSE14,775,0007T (2024 4F -
DRIBA 7, 834,945,000 « AR
#391,155,0007T R A R #24,146,000
JT) ° FERREREIEEE N A EE -



Notes to the Financial Statements

IR R M EE

31 December 2025
2025412 A31H

31. BALANCES WITH RELATED PARTIES 31. HEEH & (&)

(continued)

Notes: (continued) Htat - (%)

(vii)  The balances are denominated in RMB and US$ (vii)  EZEEBRIZARERZE TR (2024
(2024: RMB and US$) amounting to RMB1,499,310,000 F:ANRERET) 8L FA
and RMB74,776,000 (2024: RMB1,193,583,000 and AFKEH#1,499,310,0007T R A ¥
RMB76,474,000), respectively. The balances are 74,776,000 (2024F : AR
unsecured, non-interest-bearing and repayable on 1,193,583,0007T KA R ¥ 76,474,000
demand (2024: unsecured, non-interest-bearing and JL) o BERRTIIEM I - B8 RILB K
repayable on demand). The carrying amounts of the (B8 (2024 4F : P - ¢8 RIFES
balances approximate their fair values. BFIEE) SR EESEE DN EIAE °

32. DEFERRED TAX 32. EEBIE
The movements of deferred tax liabilities during the year FEEFBEEERFRZEEHNT
are as follows:
Depreciation
allowance
inexcess  Withholding
of related  income taxes
Revaluation  depreciation and others Right of
of assets TE4HE RAFER  useassets Total
BEEf ARAER REft EREEE L
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARETR ARETR ARETR ARETTR ARETTR
At 1 January 2025 202551818 1,826,141 288,446 504,463 141,885 2,760,935
Deferred tax (credited)/charged to the REREA (GA)/ Tk (255,458) 73,322 (71,995) (27,360) (281,491)
statement of profit or loss (ote 9 LERHE (i)

Disposal of a subsidiary (Note 36) HEMBAR (Hi236) 1,395 (17,199) - - (15,804)

Exchange realignment Ei A% 879 - - - 879

At 31 December 2025 R2025%12A31R 1,572,957 344,569 432,468 114,525 2,464,519

At 1 January 2024 Ro024%1A18 1,958,770 212,047 499,415 203,169 2,873,401

Deferred tax (credited)/charged to the REERA (GIA)/ Tk (72,064) 76,399 4736 (61,284) (52.213)

statement of profit or loss (Aote 9) LERHE (W9

Acquisition of subsidiaries (Nofes 34, 35) WEHBRR (i 35) (60,074) = = = (60,074)

Exchange realignment Ei#a% (491) = 312 = (179)

At 31 December 2024 R2024%12A31H 1,826,141 288,446 504,463 141,885 2,760,935
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

32. DEFERRED TAX (continued) 32. REBIIE (&)
The movements of deferred tax assets during the year are BEBIEEERFRN 2 ZEHT
as follows:
Tax losses  Provision for Provision
and others receivables for LAT Accruals Lease
HEEE EWER R BR liabilities Total
Rt HEER THEER A HEER ag

RMB’000 RMB’000 RMB’ 000 RMB’ 000 RMB’ 000 RMB’ 000
AEBTR ARBTR ARBTR AEBTR ARBTR AEBTR

At 1 January 2025 20255 1A1A 931,083 332,622 Hu7,1m 200 170,219 1,851,895
Deferred tax (charged)/credited to the REERA (R) /3 A (199,431) 212,820 (188,787) - (23,722) (199,120)
statement of profit or loss (Note 9) LERBE (H29)
Disposal of a subsidiary (Note 36) HEMBAR (Hi36) (11,084) (31) - (200) - (11,315)
Exchange realignment Ei#E (8,900) - - - - (8,900)
At 31 December 2025 12025127318 711,668 545,411 228,984 - 146,497 1,632,560
At 1 January 2024 202451718 999,432 237,089 357,958 3,805 233,450 1,831,734
Deferred tax (charged)/credited to the REBREA (1) 3 A (153,997) 95,378 59,813 (3,605) (63,231) (65,642)
statement of profit or loss (Aote 9) LEEHE (i)
Acquisition of subsidiaries (Nores 34, 35) WENWBLRR (14 35) 81,548 = = = = 81,548
Exchange realignment EiA% 4,100 155 = = = 4,25
At 31 December 2024 R2024%12A318 931,083 332,622 7771 200 170,219 1,851,895
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32.

Notes to the Financial Statements

DEFERRED TAX (continued)

For presentation purposes, certain deferred tax assets and
liabilities have been offset in the consolidated statement
of financial position. The following is an analysis of the
deferred tax balances of the Group for financial reporting

32.

IR R M EE

31 December 2025
202512 A31H

ERERE (A

ETELEHRAEEERABRGSPBHRREK
2WMFEEREHE - U T ARREEIRELERIEA
HERMERE2HOI X 2D

purposes:

2025 2024

20254 20244

RMB’ 000 RMB’000

AR%T T AR®ET T

Net deferred tax assets recognised in the RERE TR R RIERZ 1,590,946 1,658,177
consolidated statement of financial position BEERIAE EFRE

Net deferred tax liabilities recognised in the RERE W BARRNERIER 2 (2,422,905) (2,567,217)
consolidated statement of financial position BERIAS EFEE

(831,959) (909,040)

At the end of the reporting period, the Group had tax
losses of RMB2,656,702,000 (2024: RMB2,414,339,000)
that are available indefinitely for offsetting against future
taxable profits of the companies in which the losses arose,
and tax losses of RMB77,076,000 and RMB4,537,862,000
(2024: RMB91,011,000 and RMB3,965,894,000) which will
expire within twenty years and five years, respectively, for
offsetting against future taxable profits of the companies in
which the losses arose. Deferred tax assets in respect of
tax losses of RMB4,811,176,000 (2024: RMB3,150,694,000)
have not been recognised as they have arisen in
subsidiaries that have been loss-making for some time and
it is not considered probable that taxable profits will be
available against which the tax losses can be utilised.

The Group is liable for withholding taxes on dividends
distributed by those subsidiaries established in Mainland
China in respect of earnings generated from 1 January
2008. The applicable rate is 5% or 10% for the Group.

RIERR  AFEEREBBETRFEAR
2 656,702,000 (20244 : AR¥
2,414,339,0007T) Al R AR ZFEAE
BEZ AR BEERBAET - MBEEBBA
R#77,076,0007T & A R%4,537,862,000
70 (20244 + AR®91,011,0007t R AR
3,965,894,0007T) Al D RIR Z+F A K
RAFAREZEEEBR A ARIBEE
REET c REBELZ AERREEEA
AR#4.811,176,0007T (20244 : AR
3,150,694,0007T) * W TYEHRZFHE A
EEBZE  AWRATAAETELER
w2 SR IARE - A E R
ZERIEEEERARE CREHEEE

AN EE B A AR B K FE AR 37 2 BB A Bl & 2008 4F

11 BRREEZFBAERMBRAMERH - &
EFFERZHEA5%10% °
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

32.

33.

228

DEFERRED TAX (continued) 32.

At the end of the reporting period, the aggregate
amount of temporary difference associated with
undistributed earnings of those subsidiaries
established in Mainland China was approximately
RMB15,711,506,000 (2024:RMB17,160,354,000), out
of which RMB1,633,077,000 (2024:RMB1,629,455,000)
has recognised a deferred tax liability for withholding
taxes. No deferred tax liability has been recognised in
respect of the undistributed earnings RMB14,078,429,000
(2024:RMB15,530,899,000) of certain subsidiaries in
Mainland China because the Group is in a position
to control the timing of the reversal of the temporary
differences and it is probable that such differences will not
be reversed in the foreseeable future.

There are no income tax consequences attaching to the
payment of dividends by the Company to its shareholders.

PARTLY-OWNED SUBSIDIARIES WITH 33.
MATERIAL NON-CONTROLLING INTERESTS

Details of the Group’s subsidiaries, namely Supreme Asia
Investments Limited (“SAl”) and its subsidiary, Shanghai
Zhongjun Real Estate Development Co., Ltd., that have
material non-controlling interests are set out below:

SEIEBE (4

RIER - ZERRBRBER L Z KB
NARDEF BEBEcEREEZESFLH
BARM15711,506,0007C (20244F = A
R#17,160,354,00070) © E kDA F
AR 1,633,077,0007C (20244 : A
R#1,629,455,00070) B B FTS R iE
REEFTEHEE - AR AL B &L MmiE G
TR EREENNE BZSEEREA
FERRKRAARATeeBEER - AtHE TR
PEAERY 2B AR ZRDEFEA
R#¥14,078,429,0007C (20244 : AR
15,530,899,0007T) KRB ERELEFBHRE

(=
8

o

ARR DI T E R R ATF 5

2/ 488
=

BERFERRREBZHFZEWE
NG|

EERFEBRBRRER 2 ANEEN B R
A]Supreme Asia Investments Limited

(TSAID) REMB AR (LBfHEEBERE
BRIR]) FERHFIMAT :

SAl and its subsidiary
SAI REMBEAH

2025 2024

20255 2024%F

Percentage of equity interest held by R R SR 43.26% 43.26%
non-controlling interests ERmBEDT

2025 2024

2025%F 20245

RMB’ 000 RMB’000

ARET T ARBFT

Accumulated balances of non-controlling IR EESRRERZ 1,140,266 1,136,092

interests at the reporting date ESr

Profit for the year allocated to non-controlling HEETIEERR RS 2 2,675 56,411

interests REE 5 A
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33.

PARTLY-OWNED SUBSIDIARIES WITH 33.
MATERIAL NON-CONTROLLING INTERESTS

(continued)

The following tables illustrate the summarised financial
information of the above subsidiaries. The amounts

disclosed are before any inter-company eliminations:

Notes to the Financial Statements

IR R M EE

31 December 2025

2025%F 12 A31H

REAHFERRREZZFZEANE
DA (&)

LB AR ZHBENBERIINT - F
BARBESRL AN EEAREH

SAl and its subsidiary

SAIR EKIBAT
2025 2024
2025%F 20245
RMB’ 000 RMB'000
AR%T T ARET T
Current assets MEEE 3,017,198 3,038,585
Non-current assets FEREEE 2 28
Current liabilities MBAE (166,795) (194,209)
Non-current liabilities ERBEE (205,409) (205,362)
Revenue and other income WA T Eo At e A 28,679 183,570
Total expenses EREE (22,755) (97,297)
Profit for the year AEEFH 5,924 86,273
Total comprehensive income for the year AEE2EKREBE 5,954 96,178
Net cash used in operating activities LEEBERSREFHE (11,777) (5,846)
Net cash from/(used in) investing activities REEBHME /() BERE 38 2 (2,736)
Net cash from/(used in) financing activities BRELBHE /() ReRE T8 10,326 (7,587)
Effect of foreign exchange rate changes, net IEEREE  FE (43) 28
Net decrease in cash and cash equivalents RekREEEER 2R FE (1,492) (16,141)
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

34.

230

BUSINESS COMBINATION

In the prior year, a wholly-owned subsidiary of the
Company entered into a sale and purchase agreement
with a joint venture to acquire 20% equity interest in a
joint venture, RIITSHERIREERER2AF (Shenzhen
Jindi Jiachuang Investment Consulting Company Limited*)
(“Jiachuang”) at a consideration of RMB81,150,000, which
was settled through current account with the joint venture.
Jiachuang has a wholly-owned subsidiary &7 EEE &=
HEER AT (Nanjing Weirun Real Estate Development
Company Limited*). Jiachuang and its subsidiary
(“Jiachuang Group”) are engaged in property development
in Mainland China. The acquisition is accounted for as
a business combination. The wholly-owned subsidiary
of the Group holds 97.03% interest in Jiachuang after
the completion of the acquisition. Jiachuang became
a subsidiary of the Company from a joint venture as
previously accounted for. Fair value of previously held
equity interest in the joint venture represented net liabilities
amounting to RMB396,795,000 was transferred as part of
consideration paid for the acquisition.

*

For identification purposes only
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34.

E S

AR —RE2EMBRARARLEEFH —RE
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34.

Notes to the Financial Statements

IR R M EE

BUSINESS COMBINATION (continued)

The fair values of the identifiable assets and liabilities of
the acquired company as at the dates of acquisitions are

as follows:

34. EBEHt(HF

NAEWT

31 December 2025

2025%F 12 A31H

RUER  RERRZARIEERBE

2024

20244
Jiachuang Group
FRIEE

RMB’000
ARBEFTT

Property, plant and equipment W - BB &FRE 1,623
Investment properties REMZE 862,891
Deferred tax assets RIERIEEE 140,568
Properties held for sale FHEYE 391,024
Properties under development BRPYE 891,088
Trade receivables FEURE 5 8RR 20,980
Prepayments, deposits and other receivables TERIE ~ ke RE A ERER K 1,450,562
Prepaid taxes BN E 29,528
Restricted cash SRR IR & 81,850
Bank balances HRITHEER 57,065
Trade payables FERTE ZIRK (193,692)
Advanced receipts, accruals and other payables TEUWGRIE - FEETIRBRIE [2 A fh FE A BR 3K (2,661,399)
Loans from shareholders FEfTRRRETE (1,378,822)
Tax payables eI TR (18,573)
Total identifiable net liabilities at fair value AFABEFEZANE (325,307)
Non-controlling interests VAR AR B f 9,662

(315,645)
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

34.

232

BUSINESS COMBINATION (continued) 34. EXKEO(E
The fair values and gross contractual amounts of deposits FRAEEBE RS REMERERRK
and other receivables of Jiachuang Group as at the date of BHAMIALERINBEERARE
acquisition amounted to RMB1,398,226,000. No receivables 1,398,226,0007T ° & TEHA M X Bl 2 fE
were expected to be uncollectible. IRBRFR
An analysis of the cash flows in respect of the acquisition WERBARZHESRESTAT
of subsidiary is as follows:
2024
20244
Jiachuang Group
ERIEE
RMB’000
ARBEFTT
Consideration paid in cash RefHzRE -
Bank balances acquired Wb 2 IRITAE BB 57,065
Net inflow of cash and cash equivalents BREEREEBZReERERREER
included in cash flows from investing activities REZBEEE 2 RAFEE 57,065

Since the acquisition, Jiachuang Group contributed
RMB187,980,000 to the Group’s revenue and a loss of
RMB174,574,000 to the consolidated loss for the year
ended 31 December 2024. Had the combination taken
place at the beginning of the prior year, the revenue and
the consolidated loss of the Group for the prior year would
have been RMB13,290,251,000 and RMB4,224,856,000.

Gemdale Properties and Investment Corporation Limited
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BlkiER  FASKEALXEEEZE 2024
FI12A3 1A LFEZRATRARE
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35.

Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

ACQUISITION OF ASSETS THROUGH 35 ZEBWEHMEBATWEEE
ACQUISITION OF A SUBSIDIARY
In the prior year, a wholly-owned subsidiary of the ARl —RE2EMBRAAIRLELFENURS
Company acquired 100% equity interest in a subsidiary REARBEITHRE-—REAE Q0 Z2KE
of a joint venture, EEFIEEXAGRAF (Shanghai Xinwei DA - LBFHEEEARAR(TFHED 2
Real Estate Company Limited*) (“Xinwei”) at a cash 100%#x - TR E —RWMBAF — L8
consideration of RMB1. Xinwei has a subsidiary /& BB ERAR - IEREWBAF ([5
A AR AR (Shanghai Junsi Technology Company HEE ) NP AENEMEREER -
Limited*). Xinwei and its subsidiary (“Xinwei Group”) are SERKEREIIERLGITHRE -
engaged in property investment in Mainland China. The
Group has control over Xinwei Group after the completion
of the acquisition.
* For identification purposes only * ERES
The net assets acquired in the above acquisition are as LA EWEE 2 T B FEDT ¢
follows:
2024
2024%F
Xinwei Group
FiEEE
RMB’000
ARBET T
Deferred tax assets RIERIEEE 1,054
Investment properties WA 251,877
Prepayments, deposits and other receivables TETRIE - HRe RE b EURER K 16,706
Bank balances RITEERR 5,871
Trade payables FEfTE SRR (16,638)
Advanced receipts, accruals and other payables TEWGRIE « FESTIRARIE [2 A M FE T BR 3K (151,907)
Interest-bearing bank borrowing M EERITER (89,770)
Net assets BEFE 17,193
Non-controlling interests FEFERR AR SR fE (17,193)
Total consideration R AE -
Satisfied by: SRFR
Cash Be -
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

35. ACQUISITION OF ASSETS THROUGH 35.

ACQUISITION OF A SUBSIDIARY (continued)

An analysis of the cash flows in respect of the acquisition
of assets through acquisition of a subsidiary is as follows:

EBWEHNBATKBEE (&)

ERKBHBATNEEE 2 BEREAIF
mF -

2024
20244
Xinwei Group
s E
RMB’000
ARBEFTT
Cash consideration RERE =
Bank balances acquired Wb 2 SRITAS R 5,871
Net inflow of cash and cash equivalents RERRSEEEE RAFHE 5,871
36. DISPOSAL OF A SUBSIDIARY 36. HEHEAR

During the year, the Group entered into an agreement with
an independent third party. Pursuant to the agreement, the
Group disposed of 100% equity interest in a subsidiary of
the Company, EBZFAREEFERAF (Shanghai Anyang
Muye Company Limited*) (“Anyang”) to the independent
third party, at a consideration of RMB230,409,000. Anyang
is engaged in property investment in Mainland China.

*

For identification purposes only

234 Gemdale Properties and Investment Corporation Limited

THBHESERRQF

AEBRAFER—BBIUE = F:]—
DinE BEZBE  AEEUARYE
230,409,000 TAZGBILE = HFHEAR
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Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

i EH D =] ()
FHEREFEZHBENT :

36. DISPOSAL OF A SUBSIDIARY (continued) 36.

Details of the net assets disposed of are as follows:

2025

20254

Anyang

=

RMB’ 000

AR®T T

Investment properties WA 429,097

Property, plant and equipment W - BB &RE 13

Amounts due from group companies JEN &= B2 RIFRIE 519

Trade receivables EUE ZEEK 2,573

Prepayments, deposits and other receivables AR - Be REMERERR 978

Bank balances RITEE R 11,574

Trade payables JEFTE SRR (739)

Advanced receipts, accruals and other payables TEURBR IR - FEETIRARIA [2 A fh FE 1 BR 3K (17,388)

Interest-bearing bank borrowings HERITER (176,063)

Deferred tax liabilities BEXERIBEE (4,489)

Net assets BEFE 246,075

Stamp duties ENFERL 58

Loss on disposal HEEE (15,724)

Total consideration BRE 230,409
Satisfied by: AR

Cash e 230,409
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

36. DISPOSAL OF A SUBSIDIARY (continued) 36. LEHBRLR (&)
An analysis of the net inflow of cash and cash equivalents HEZHMBARZEEMREEEERZR
in respect of the disposal of subsidiary is as follows: ANFESTWTF -
2025
20254
Anyang
=¥
RMB’ 000
AR®T T
Total cash consideration HeRE 230,409
Less: Consideration receivables o EWCE(E (193,409)
Stamp duty ENFER (58)
Bank balances disposed of & ZIRITHEER (11,574)
Net inflow of cash and cash equivalents HENB AR ZIREMREEEER 25,368
in respect of the disposal of subsidiary ZIRANREE
37. NOTES TO THE CONSOLIDATED STATEMENT 37. #ARER&REBRMWE
OF CASH FLOWS
(a) Major non-cash transactions (a) HFESTEXH
During the year, the Group had non-cash RER  RAEEGELERKEMRMA
additions to right-of-use assets and lease liabilities MEIHEZH CTHREEAELRHEE
of RMB6,276,000 and RMB6,541,000 (2024: BEZIFASRERDINBARE
RMB67,825,000 and RMB67,684,000), respectively, 6,276,000t X AR¥6,541,0007T
in respect of lease arrangements for properties used (2024%F : AR¥67,825,0007T X A
in its operation and investment. R#67,684,0007T) °
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37.

NOTES TO THE CONSOLIDATED STATEMENT 37.

OF CASH FLOWS (continued)

(b)

Notes to the Financial Statements

IR R M EE

31 December 2025
2025412 A31H

REREREBRWEE (F)

Changes in liabilities arising from financing (b) RMETBHEEZEEEH
activities
Amounts due to
Lease Bank  Amounts dueto  non-controlling
liabilities borrowings  group companies shareholders
& #f Ef%E EfiER
8 B ARER REHE
RMB’000 RMB’000 RMB’000 RMB’000
ARET T ARETT ARETT AR%T T
At 31 December 2025 2025512831
At 1 January 2025 R2025E 1718 688,403 11,439,787 14,054,692 1,270,057
Changes from financing cash flow HEREREZED (99,314) (277,654) (287,083) 91,801
Interest accrued BRFSER 31,204 = = =
New leases (Mot 30) ERE (M) 6,541 - - -
Lease termination (Note 30) BIHRE (Hits0) (28,726) - - -
Disposal of a subsidiary RENELA - (176,063) - -
Transfer to due from group companies BIRNEELNTRA - - (159,025) -
Transfer from due from non-controlling shareholders ~ EBTENRFARERZE - - - 213,926
Exchange realignment EiA% @) (6,106) (199,891) (1,698)
At 31 December 2025 R2025%12831H 598,196 10,979,964 13,408,693 1,574,086
At 31 December 2024 R2024512531A
At 1 January 2024 R2024F1 A1H 939,866 11,452,748 14,253 257 1,313,365
Changes from financing cash flow HERETNEZED (135,706) (116,101) (3,792,177) 1312792
Interest accrued ARNEER 4,13 = = =
New leases (Note 30) TREE (fi230) 67,684 - - -
Lease termination (Note 30) RIERE (Hizt30) (224,774) = = =
Acquisition of subsidiaries WENBAT = 89,770 3,201,525 =
Transfer to due from group companies BRRNEELNTRA - = 160,342 -
Transfer to due from non-controlling shareholders BRRIGEERRRE - - = (1,352,578)
Exchange realignment EiAE 120 13,370 231,745 (3522)
At 31 December 2024 Ro024E12 8318 668,403 11,439,787 14,054,692 1,270,057
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

37. NOTES TO THE CONSOLIDATED STATEMENT 37. #ABE$hREXME (&)
OF CASH FLOWS (continued)
(c) Total cash outflow for lease (c) MHEZRE&RHERE
2025 2024
2025%F 20244
RMB’ 000 RMB’000
ARBT T ARBEFTT
Within operating activities REEEBA 2,770 1,675
Within financing activities RELEESA 99,314 135,706
102,084 137,381
38. PLEDGE OF ASSETS 38. LSEEM

The Group had the following pledged assets to secure
bank borrowings (Notes 29(a), (b)) granted to the Group as
at 31 December 2025 and 31 December 2024

R2025%12 4310 K2024%12H31H -
ARBEREAATEEAENAAKEE L
ZIRITEK (HaE29(a), (b))

2025 2024
2025 20244
RMB’ 000 RMB’000

ARBTT ARETT

Investment properties B 15,285,969 15,999,154
Properties under development ERPYE 1,005,429 2,410,032
Properties held for sale FHEYE 1,192,500 =
Restricted cash SRHES 102,122 124,520

17,586,020 18,533,706
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39.

Notes to the Financial Statements

COMMITMENTS

(a)

Capital commitments

The Group had capital expenditure in respect of
investment properties at the end of the reporting
period amounted to RMB213,851,000 (2024:
RMB231,661,000).

In addition, the Group had the following contractual
commitments provided to joint ventures (including
the Group’s share of commitments made jointly with
other joint venturers)

39.

IR R M EE

31 December 2025
202512 A31H

AiE
(a) EAEE

RBMEBR AEEREVWEZE
AT AERARE213,851,0007T
(20244 : AR¥231,661,0007T) °

o REBEAEE QR ZEARHAE
(BERASEEAMALERABHHK
RIRHAE 2 BEDEE) T

2025 2024
2025 20244
RMB’ 000 RMB’000

ARBT T ARETT

— Investment properties — AW 305,374 281,898
- Capital contributions —BEREA - 49,000
305,374 330,898
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

39. COMMITMENTS (continued) 39. RIE (&)
(b) Operating lease commitments (b) KEHENEE
= As lessor = TERH A
The Group leases its investment AEERBELERHLHELE
properties (Note 15) under operating lease ETRZIREWME (ML 15) -
arrangements. The terms of the leases VG Ty — M E KT P S i
generally also require the tenants to pay NREBERRBREBETERT
security deposits and provide for periodic BIREMELHES AR - A5
rent adjustments according to the then ERFARRBZESKRAR
prevailing market conditions. Rental income AR®932 105,000t (2024
recognised by the Group during the year was F: AR®972,381,000
RMB932,105,000 (2024: RMB972,381,000), TT) - FEIEEN B ERR M
details of which are included in note 5 to the Be
financial statement.
At 31 December 2025, the undiscounted M20255612A31H * A& H
lease payment receivables by the Group in BREERPEI I 2 EEHE
future period under operating leases with its AR REAE 2 EUCR AR £
tenants are as follows: SRIEAE -
2025 2024
2025%F 20244
RMB’ 000 RMB’000
ARBT T ARBETTT
Within one year —FR 787,642 743,549
After one year but within two years —F R EMENR 421,609 646,703
After two years but within three years ~ MEE{EBE=FR 302,889 313,431
After three years but within four years =4 {BHER 220,475 189,248
After four years but within five years NERERFA 128,359 154,821
Over five years AF& 64,724 139,555
1,925,698 2,187,307
240 Gemdale Properties and Investment Corporation Limited
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40.

RELATED PARTY TRANSACTIONS

At the end of the reporting period, the ultimate holding
company of the Company was Gemdale Corporation, a

company established in the PRC.

(a)

Related party transactions

40. BEIRS

(a)

Other than the transactions disclosed elsewhere
in these financial statements, the following is a
summary of the significant related party transactions
carried out in the normal course of the Group's

business during the year:

Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

BELFXS
BUBBRRARBEZZZIN  RER
AEERAEEBPETIEKRRE
ARPZBEMT :

RBERR  ARAZRRERATD/EH
S8 RN PBIKIZZRF °

(Income)/Expenses

(CONVE
2025 2024
20256 2024
Notes RMB’000 RMB’000
M ARET T AR®EFL
Entrusted management fee income from a WEBRZRBARESTEES (i) (24,906) (24,9086)
fellow subsidiary LN
Services fee paid to the ultimate holding IR FHREZERADREE (ii) 415 3,171
company
Rent and property management fee paid to TRTREMBARHES KME (iii) 5,164 15,465
fellow subsidiaries EEE
Management services fee paid to fellow YNFREMBLAREEREE (iv) 12,055 25,072
subsidiaries
Project fees paid to a fellow subsidiary IRTREMBARIRE (iv) 13,144 6,727
Fitting-out works paid to a fellow subsidiary IRTREMBAREEIRER (iv) 303 3,393
Interest expenses to group companies NG i) $- ) 728,543 902,198
Interest expenses to non-controlling shareholders — FFEIARER 2 F &3 ) (vi) - 1,937
Interest expenses o joint ventures BEDRIZHELH (vii) 9,411 11,583
Interest income from a related company WERBGE AR 2 F B (viii) - (50,798)
Interest income from joint ventures and associates ~ YRAE DRI RBERE 2 (ix) (10,368) (105,214)
RV ON
Consulting services income from joint ventures YA & AR R A Rl B (x) (125,300) (310,983)
and associates PR
Rent and property management fee income WEBRZRBARESRDE (xi) (19,843) (19,440)
from fellow subsidiaries ERERA
588,618 458,205
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

40.

RELATED PARTY TRANSACTIONS (continued)

(a)

Related party transactions (continued)

Notes:

(1)

(1)

(iii)

(iv)

(v)

(vi)

(vii)

The income was derived from the management
services provided to a fellow subsidiary at a
rate similar to the terms and conditions set out
in the contracts entered into with the other major
customers of the Group.

Service fees were paid to the ultimate
holding company for the provision of property
development and technical services at rates
determined in accordance with the terms and
conditions set out in the agreements entered
into with the ultimate holding company.

Rent and property management fees were paid
to fellow subsidiaries for office leasing at rates
determined in accordance with the terms and
conditions set out in the agreement entered with
the relevant parties.

This represented the management services, the
intelligent system project services and fitting-out
services provided by fellow subsidiaries to
the Group at rates determined in accordance
with the terms and conditions set out in the
agreements entered with the relevant parties.

Interest was paid to the group companies for
the loan facilities. Further details are set out in
note 31(v) to the financial statement.

In previous year, Interest was paid to
non-controlling shareholders at interest rate of
8.0% per annum.

Interest was paid to joint ventures of the Group
at interest rates ranging from 4.35% to 12.0%
(2024: interest rates ranging from 4.35% to
12.0%) per annum..
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40.

(a)

RELRS (&)

(1)

(1)

(iii)

(iv)

(v)

(vi)

(vii)

BELRSZ (&)

BBRAT S T — 5 [ X &
R AR E IR AT W
A - B B A A5 B R A A F
BEEFZEEZE R -

RREZER N AIER Y EFTZ
REMRBEFZNZER B
Y B IR I 1 ER A FE R 23 AT #E AT
Z B REHMEE

RN RSB oY PNTE N
XM HERYREZER -
H I B IR 15 H A RS & 7 % 5T 2
B IFFF TEE °

AT ES Y NI s
ZEERE  EBEEERTE
IR RFNETIERBATZNTZ
B RRBREEAGRHE T
FETZ B FFHTEE °

FIEZHTEB L AR
BEAFZNZFE  BR#E
—HFIEEREHIRE N T
31(v) °

LFEZ TFHERRE S F
BT FFIES8.0%51 5 -

S TFARERE SN2 FE
T EF R 4.35%F12.0%
(20244 : #14.35% % 12.0%)
iTE -



Notes to the Financial Statements

40. RELATED PARTY TRANSACTIONS (continued)

(a)

(b)

Related party transactions (continued)

Notes: (continued)
(viii)  Interest was received from a subsidiary
of a substantial shareholder of one of the
non-wholly-owned subsidiaries of the Company.
Further details are set out in note 31(iv) to the
financial statements.

(ix) Interest was received from joint ventures
and associates of the Group for their project
development at interest rates ranging from
3.95% to 12.0% (2024: 3.95% to 12.0%) per
annum.

(x) The income was derived from the provision
of consulting services to joint ventures and
associates of the Company on their project
developments. The consulting service fees
from the joint ventures and the associates were
aligned with the market rate.

(xi) Rent and property management fee was
received from fellow subsidiaries. The rent and
property management fees were aligned with
the market rate.

Iltems (i) to (iv), (viii) and (xi) of the above
transactions are connected transactions as defined
under Chapter 14A of the Listing Rules.

Other transactions with related parties

At the end of the reporting period, the Group
provided an aggregate maximum credit
enhancement (including guarantees) of
RMB2,174,265,000 (2024: RMB773,945,000) for the
facilities granted to the joint ventures of the Group,
as further detailed in note 28(b) to the financial
statements.

IR R M EE

31 December 2025
202512 A31H

40. BAELXRZ (&)

(a)

(b)

BMELRS (&)
et - (&)
(viii)  FIE TR 2 5] B — 5 FF

(ix)

(x)

(xi)

F2EMBERNAZ —HELERE
ZHEBRFEZEXFE - HH
LA ERREH RN
31(iv) °

WRAEBEERARBER
BZHETZEHEERAHE
BREZEHAZFE  FHE
#3.95%F12.0% (2024 % :
3.95%F12.0%) °

WAT e TEERAIRBER
7R B B % 18 1.2 B AR 7% AT
WRZ RBIRA - W E &L
AR E R 72 B IR % B A
5 ERE—E -

WA T3 & 6] 8 2 ]2 1
ERYREHE - WRZHE
RFEIREETISER B -

LAEZE()Z(Iv)E - Z(viii) B R E (xi)
BB B FTAHAIETAZAT
EBETZHERS -

ERELCHMBRS

RBEHR RAEELAERARE
BZ@EE  AEERHEAHARYE
2,174,265,0007T (20244 : AR
773,945,0007T) 2 =g {55 (B
BR)  E—PFBHRMBEHREN
F28(b) °
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

40.

RELATED PARTY TRANSACTIONS (continued)

(c)

(d)

(e)

Commitments with related parties

At the end of the reporting period, there subsisted
certain lease agreements between a wholly-owned
subsidiary of the Company (as landlord) and certain
fellow subsidiaries of the Company (as tenants).
The amount of rent and property management fee
received from the fellow subsidiaries for the current
year was included in note 40(a) to the financial
statements. The Group expects the total rent and
property management fee to be received from the
fellow subsidiaries in the year ending 31 December
2026 to be approximately RMB15,905,000 (2024:
Year ending 31 December 2025 approximately
RMB15,603,000).

40.

RELRS (&)

(c)

HEEL ZAE

RAEREHKR - ARF—REENEB
AE(EAHBA) BRATZAET
AEMBLR (EREBA) FES
FHHRERZ - AFERIZERR
MEBARZHESRMEEEBCHT
REAFEH KR 5E40(a) » A= 278 57
HZE20265 12 A31 B It FERWZ
ZRRAMBRARICHEESRMEETRE
K#)BARE15,905,0007T (2024
FHE2025F12A31BIEFEEAX
#45 ANR#15,603,0007T) °

Balances with related parties (d) ERBREFER
Details of the Group’s amounts due from/(to) related AEBAREBHREW (FER)
parties at the end of the reporting period are fAE B BH NIRRT
included in note 31 to the financial statements. 31 o
Remuneration of key management personnel () ZAEBTEZEEAEZEHH
of the Group
2025 2024
2025 20244
RMB’ 000 RMB’000
AR¥T T ARBET T
Short term employee benefits EHESREN 11,169 16,575
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IR R M EE

31 December 2025
2025412 A31H

41. FINANCIAL INSTRUMENTS BY CATEGORY 41. REHESZERMIA
The carrying amounts of each of the categories of financial BEHEF ST ARRERRZRMENT ¢
instruments at the end of the reporting period are as
follows:
Financial assets SREE
2025
2025
Financial
assets at
amortised Financial
cost assets
BB A  at fair value
fEZz  UARETE Total
SREE ZEREE R
RMB’ 000 RMB’ 000 RMB’ 000

AR®T T AR®T T AR%®T T

Financial assets at fair value NARBEFEZEREE - 512,395 512,395

Trade receivables EUE ZERR 65,485 - 65,485

Financial assets included in prepayments, ZIATERZE « i R E A 3,130,470 = 3,130,470
deposits and other receivables EUEER  SREE

Amounts due from group companies e & B A BI5RIR 37,718 - 37,718

Amounts due from joint ventures and FEUE & AR KB & R A 3,405,276 - 3,405,276
associates IR

Amounts due from non-controlling PN SEE AR AR R IR 2,041,400 - 2,041,400
shareholders

Amount due from a related company FEURRE N AR IA 1,170,789 = 1,170,789

Restricted cash ZREHFE 2 1,037,789 - 1,037,789

Deposits, bank and cash balances TR BITMREES 1,209,719 - 1,209,719

12,098,646 512,395 12,611,041
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

41. FINANCIAL INSTRUMENTS BY CATEGORY 41. ®ERIES>LmMITE (&)

(continued)
The carrying amounts of each of the categories of financial ZEBcHTAERREMPARZERmENT :
instruments at the end of the reporting period are as (#8)

follows: (continued)

Financial assets (continued) SREE (&)
2024
20244
Financial
assets at
amortised Financial
cost assets
bize: SIDWiN at fair value
HE IARREEE Total
RMB'000 RMB'000 RMB'000

ARETT ARET ARETT

Financial assets at fair value WAREABZEREE - 732,860 732,860

Trade receivables FEE 5B 105,947 = 105,947

Financial assets included in prepayments, ZIATEf IR « e R EAM 3,523,912 = 3,523,912
deposits and other receivables BYREFZeREE

Amounts due from group companies RSB R RFKIE 197,364 - 197,364

Amounts due from joint ventures and WA ENR K& AT 4,226,409 = 4,226,409
associates OE

Amounts due from non-controlling JRE Wt 2R AR B SR kIR 1,827,996 = 1,827,996
shareholders

Amount due from a related company R BB R RIFRIE 1,170,842 - 1,170,842

Restricted cash XRHRE 2,091,790 - 2,091,790

Deposits, bank and cash balances B RITRREEH 1,821,303 = 1,821,303

14,965,563 732,860 15,698,423
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Notes to the Financial Statements

41. FINANCIAL INSTRUMENTS BY CATEGORY 41.

IR R M EE

31 December 2025
2025412 A31H

BRERE S 2ERMTA (F)

(continued)

Financial liabilities cRas
2025 2024
2025 20244
Financial Financial
liabilities at liabilities at
amortised amortised
cost cost
REBERATE  REERATE
ZERMEE ZemaE
RMB’ 000 RMB’000
ARET T ARET T
Trade payables e B HERR 3,647,094 4,826,246
Financial liabilities included in advanced receipts, ZI ATEWFIE - EAHRERIB R EA4 2,037,779 2,420,434

accruals and other payables ERERZeRMAR

Amounts due to group companies B AR RIE 13,408,693 14,054,692
Amounts due to joint ventures and associates A E QR R EARIRE 7,008,204 8,250,246
Amounts due to non-controlling shareholders FEf IR AR SRR IE 1,574,086 1,270,057
Interest-bearing bank borrowings B BIRITER 10,979,964 11,439,787
Lease liabilities HEA®E 598,196 688,403
39,254,016 42,949,865
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

42. FAIR VALUE AND FAIR VALUE HIERARCHY OF 42.
FINANCIAL INSTRUMENTS

The carrying amounts and fair values of the Group’s
financial instruments, other than those with carrying

ETMITAAARBERDIABSHRES

BREANEREQAAEMRERIZERMTA
Hh AEBHEMEMTAZERABERAAE

amounts that reasonably approximate to their fair values, BRatan T
are as follows:
2025 2024
2025F 2024%F
Carrying Fair Carrying Fair
amounts values amounts values
REE ARE REE A
RMB’000 RMB’ 000 RMB’000 RMB’000
ARETR AR®TR AREFL ARETT
Financial assets SREE
Non-current portion of financial assets  JIATERFIE « & REAM 20,668 19,429 21,864 20,109
included in prepayments, deposits YRR eRBEE
and other receivables R R
Financial assets at fair value UAREHEZERMEE 512,395 512,395 732,860 732,860
533,063 531,824 754,724 752,969
Financial liabilities SREE
Interest-bearing bank borrowings K ERITER 10,979,964 8,782,168 11,439,787 9,023,566
Non-current portion of amounts due ENEEARFUR 10,539,230 8,711,583 10,217,712 8,396,287
to group companies JEENERER R
21,519,194 17,493,751 21,657,499 17,419,853

Management has assessed that the fair values of
deposits, bank and cash balances, restricted cash,
trade receivables, the current portion of financial assets
included in prepayments, deposits and other receivables,
trade payables, financial liabilities included in advanced
receipts, accruals and other payables, current portion of
amounts due from/to group companies, joint ventures and
associates, non-controlling shareholders and a related
company approximate to their carrying amounts largely
due to the short term maturities of these instruments.
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42,

Notes to the Financial Statements

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

The Group’s finance department headed by the finance
manager is responsible for determining the policies and
procedures for the fair value measurement of financial
instruments. The finance manager reports directly to the
chief financial officer. At each reporting date, the finance
department analyses the movements in the values of
financial instruments and determines the major inputs
applied in the valuation. The valuation is reviewed and
approved by the chief financial officer. The valuation
process and results are discussed with the audit committee
twice a year for interim and annual financial reporting.

The fair values of the financial assets and liabilities are
included at the amount at which the instrument could be
exchanged in a current transaction between willing parties,
other than in a forced or liquidation sale.

The following methods and assumptions were used to
estimate the fair values:

The fair values of financial assets as at 31 December
2025 are based on price quotation from the respective
fund manager or estimates based on enterprise value
to earnings before interest, taxes, depreciation and
amortisation (“EV/EBITDA”) multiple for similar companies
adjusted to reflect the specific circumstances of the
investments or asset-based approach or have been
calculated by discounting the expected future cash flows
using rates currently available for instruments with similar
terms, credit risk and remaining maturities. In the opinion of
the directors, its application results in a measurement that
is more representative of fair value of the unlisted equity
investments since no dividend is received from those
unlisted equity investments in the current year.

The fair values of non-current portion of financial assets
included in prepayments, deposits and other receivables,
interest-bearing bank borrowings and non-current
portion of amounts due to group companies have been
calculated by discounting the expected future cash flows
using rates currently available for instruments with similar
terms, credit risk and remaining maturities. The Group’s
non-performance risk for interest-bearing bank borrowings
as at 31 December 2025 was assessed to be insignificant.

42.

IR R M EE

31 December 2025
2025%F 12 A31H

TRMIAQAARBERDIABESHES
(&)

AEBEUMBREELSEZVBHBARARRTE
TRTEAAREEFEZHEMER - P75
KREHERAMERRERE - E8EARER -
BBMASTeM T ABEZ ZEHMETE A
EFfRAZTEBAE - U BERAERH
RtEERGE  EXZEERNEFMALZ
THRFRYBRETREEIERMER
EITRI R ©

TREENRBEZAREDNENRZTIL
&7 BRE (MIFBRFI BRI E) RULE
BFERMIARSGZ S -

ARE[RERBIDERBRRIAT

R2025F12A31H  MAREBEHEZ SR
BENHBEESCERBAERIBIETL
BRARZEEBEEAZN (FB - BIE -
EREH) ([MXEEE EBITDALD 215
Y EZEREFECEEHBERARER
EM B8 REEERLESAEITHEE
SFARERENTIA (BEKK - FERA
SR FIRRE) 2R KB EFTAKRR S
e BEERA  BRAFEILAMZLIE
FIREREREIRE - ERAZESHEST A
BERZEELTRERERBEFEAERELY

DA -

FINBNFHIE REREMERERZ S/
BEFAAEG  MERTER - ARER
SEREFRIAFERNVEEL 0 5 H A 3R A E AR L
TA(BREX  FEERRRFBRRE) 25
KPMBE R KB RN - AERER2025F
12 A31 B SRITER 2 REEE TR BB
ERTEKX -
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

42. FAIR VALUE AND FAIR VALUE HIERARCHY OF 42. @@ IAEQAAERAABSHRERS

FINANCIAL INSTRUMENTS (continued) (#&)
Below is a summary of significant unobservable inputs M2025F12A31H ' ¢MITAFHEZEKR
to the valuation of financial instruments together with a TABRGAEREERTEENAT ¢
quantitative analysis as at 31 December 2025:

Valuation technique Significant unobservable input Range/value  Sensitivity of fair value to the input

% EXATTREBAE BE/9E OQREHRAEZHEE
Financial assets at fair value  Valuation multiples Average p/s multiple 1711 1(2024: 1) increase (decrease) in average p/s

- Unlisted equity investments

(2024: Valuation

of market data

(2024: 11.74)

3.48%-358%
(2004: 4.26%-4.33%)

multiple of market data (2024 average pls multiple
of market data) would result in increase (decrease)
in fair value by RMBT 483,000 (RMB7 483,000)
(2024: RMB10,911,000 (RMB10,911,000))
TR (20045 - M) B0 ()1
(20245 1) BB AR EERM(RS) ARS
74830007 (AR¥7,483,0007C) (20245 : AR
%10911,00070 (ARH10911,0007))

1% (2024: 1%) increase (decrease) in risk
free rate (2024: risk free rate) would
result in decrease (increase) in fair value
by RMB747,000 (RMB731,000) (2024:
RMB2,405,000 (RMB2,405,000))

EERURE (2045 : BERURE)EM (R
1% (20245 : 1%) HEH DA ER D () AR
#747,0007T (ARH731,00070) (20045 : AR
#2,405,0007C (A#%2,405,0007))

BLOLEHE eBEE multiples)) (2024: Average pls
- EmRERE ALY (20045 : (HEEE) multiple of market data)
=
(20245 : Tgms%)
Financial assets at fair value Enterprise value Risk free rate
- Unlisted debt investments allocation method (2024: Risk free rate)
BAREHE S REE (2024: Enterprise value EERYAE
- ¥ tmEERE allocation method) (20245 : 2BRYEE)
PEEEAILE
(20245 : p5EEARE)
250 Gemdale Properties and Investment Corporation Limited
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42,

Notes to the Financial Statements

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

The Group uses the following hierarchy for determining and
disclosing the fair values of financial instruments:

Level 1. fair values measured based on quoted prices
(unadjusted) in active markets for identical
assets or liabilities

Level 2. fair values measured based on valuation
techniques for which the lowest level input that
is significant to the fair value measurement is
observable, either directly or indirectly

Level 3: fair values measured based on valuation
techniques for which the lowest level input that
is significant to the fair value measurement is
unobservable

42.

IR R M EE

31 December 2025
2025%F 12 A31H

TRMIAQAARBERDIABESHES

(&)

FEBERATERRBEELEESRT
B2 A

F—:

E
F=4:

BZRASEEXBBENERMSZ
BE(REHB)FEZARE

BEETEFEZARE B
HRAREAEABERTE IR
ERANBAEYEESBERT
BRAE

BREETEFEZARE  EF

HRAREFEABERATEZR
BRI A BTN AT B R A E
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Notes to the Financial Statements

B ISR AR M EE

31 December 2025
2025%F 12 A31H

42. FAIR VALUE AND FAIR VALUE HIERARCHY OF 42.
FINANCIAL INSTRUMENTS (continued)

Fair value hierarchy

The following tables illustrate the fair value measurement
hierarchy of the Group’s financial instruments:

k>
ol

TAXR

o
)
N—

REFHRE

>

BEREAR

EERER

&

TREJIAEESH T AZ AREFEFR

1

A

Fair value measurement using

AREFERR
Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3)
ERmS EXTEE ERTUEER
ZHE BAE BAE Total
(E—%) (E=H) (B=%) ok
RMB’000 RMB’ 000 RMB’ 000 RMB’ 000
ARETR ARETR ARETRT ARETRT
At 31 December 2025 R2025%F12H831H
Assets measured at fair value: LAEEHEZEE -
Financial assets at fair value WAREHEZEHEE - - 512,395 512,395
- - 512,395 512,395
Assets for which fair values are disclosed: — AAR(EEREZ BE -
Non-current portion of financial assets FINERRE - BE Rk - - 19,429 19,429
included in prepayments, deposits HitEKER
and other receivables SREEIEEIHD
_ - 19,429 19,429
Liabilities for which fair values are disclosed: A IEIEREZBE -
Interest-bearing bank borrowings B SSRITER - - 8,782,168 8,762,168
Non-current portion of amounts due to ENEERRFUR - = 8,711,583 8,711,583
group companies JEEN AR R
- - 17493751 17,493,751
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42,

Notes to the Financial Statements

FAIR VALUE AND FAIR VALUE HIERARCHY OF 42.
FINANCIAL INSTRUMENTS (continued)

Fair value hierarchy (continued)

The following tables illustrate the fair value measurement
hierarchy of the Group’s financial instruments: (continued)

IR R M EE

31 December 2025
202512 A31H

i

@1

TEARRERDAEERREE

o
B
N—

D

EERERE (H)

TRENAEESMIEZ DABEHESFR
RiE: (&)

Y]

c

Fair value measurement using

AnEIERA
Quoted prices Significant Significant
in active observable  unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3)
ERMS BAUBE EBATIER
ZHR(E BHAE LN E] Total
(E—1) =t 1)) (F=) k]
RMB’000 RMB’000 RMB’000 RMB’'000
ARETT ARETR AREFT ARBTT
At 31 December 2024 R2024F12H31H
Assets measured at fair value: AAEEHEZEE -
Financial assets at fair value NARBEFEZEREE - = 732,860 732,860
- - 732,860 732,860
Assets for which fair values are disclosed: AR (EEREZ BE -
Non-current portion of financial assets SIATBHFR - Re R - = 20,109 20,109
included in prepayments, deposits and HiEKER
other receivables SREAEI IR
- - 20,109 20,109
Liabilities for which fair values are disclosed: A IEIEREZBE -
Interest-bearing bank borrowings Bt SIRITER - - 9,023,566 9,023,566
Non-current portion of amounts due to ENEEARRE - = 8,396,287 8,396,287
group companies JEEN AR R

= 17,419,853 17,419,853

The Group did not have any financial liabilities measured at
fair value as at 31 December 2025 (2024: Nil).

R2025F 12 A31H » REBWEEMIZR
REFEZSBAE (2024F  £) ©
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

42,

43.

254

FAIR VALUE AND FAIR VALUE HIERARCHY OF 42. £RIEQAAERAAEBESHRERE
FINANCIAL INSTRUMENTS (continued) (4 )
Fair value hierarchy (continued) ARESREE (E)
The movements in fair value measurement of assets BARBREZEEEE =R 2ANEFE
measured at fair value within Level 3 during the year are as RAFANZZEBOT -
follows:
2025 2024
20254 20244
RMB’ 000 RMB’'000
ARET T AREFT
Financial assets at fair value DRAARBEFHEZEREE
At 1 January w1A1H 732,860 1,255,352
Purchases BB - 26,606
Disposal k= (135,251) (516,771)
Changes in fair value through profit or loss st Az Z ANEE (79,008) (38,135)
Exchange realignment P H A% (6,206) 5,808
At 31 December ®12H31H 512,395 732,860
During the year, there were no transfers of fair value RERN SHMEESE —HRFE L2 BEILE
measurements between Level 1 and Level 2 and no AABEFEZER  bEFEARERE=
transfers into or out of Level 3 for financial assets (2024: (20244 : 4&) o
Nil).
FINANCIAL RISK MANAGEMENT OBJECTIVES 43. H¥REKBEEEEZERBER

AND POLICIES

The Group’s principal financial instruments comprise
interest-bearing bank borrowings, amounts due from/
(to) related parties and cash and short term deposits.
The main purpose of these financial instruments is to
raise finance for the Group’s operations. The Group has
various other financial assets and liabilities such as trade
receivables and trade payables, which arise directly from
its operations. It is, and has been throughout the year
under review, the Group’s policy that no trading in financial
instruments shall be undertaken.

Gemdale Properties and Investment Corporation Limited
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43.

Notes to the Financial Statements

FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (continued)

The main risks arising from the Group’s financial
instruments are foreign currency risk, interest rate risk,
credit risk and liquidity risk. The Group’s policies for
managing each of these risks are summarised below.

Foreign currency risk

The Group mainly operates in Mainland China and most of
the transactions, assets and liabilities are denominated in
RMB. The Group had certain deposits and bank balances,
prepayments, other deposits and other receivables,
advanced receipts, accruals and other payables, certain
amounts due to group companies and interest-bearing
bank borrowings denominated in currencies other than the
functional currency to which they relate.

On 31 December 2025, assuming that RMB depreciated
by 3% (2024: 2%) against HK$ and USS$, respectively, and
all other factors remained unchanged, then the loss after
tax of the Group would have decreased by RMB29,634,000
and RMB58,000 (2024: RMB3,645,000 and RMB97,000),
respectively.

Interest rate risk

The Group’s exposure to the risk of changes in market
interest rates relates primarily to the Group’s bank
borrowings and certain amounts due to group companies
with floating interest rates. The interest rates and terms
of repayment of the Group’s borrowings are disclosed in
notes 29 and 31 to the financial statements. The Group’s
policy is to obtain the most favourable interest rates
available for its borrowings. Management monitors interest
rate exposure and will consider hedging significant interest
rate exposure should the need arise.

43.

IR R M EE

31 December 2025
202512 A31H

BEEREERERBER (A

REASBEERIAZIZRAKRAIINER
% FEER - FERREEBESRR -
FEEREERZERRER ZBEREMMT

SME LB

AEEIZRHTEREANLLEY - KEfD
XH BEMBERARERK ~AEEA
ETHERRRITHES  BAKE R RHE
il B AR SR - FEWFR - ERTHIRRRIA R H A
FENRRR - BETENKBARNREA - LAKRHK
BIRITEFIZNEEB NI BRI -

R2025F12A31H RBARBEBER
ETTDRIEZE3% (20244 : 2%) » M EME
ENM@EFTE  AAEEZKRREBERED
B A AR 29,634,0007T K A R#58,000
JC (20244 : AR¥E3,645,0007t R AR
97,0007T) °

FRER

REEFMEE MBI EEFHRLFEZHFBN
REEZEZRITERERETEMNEERR
B AEBEERZFIEREZEHNT B
KM F29RI1TAEEE - AEBZHBKTIA
HERFRREERENEX - EREARETAH
EERK - WEBEREEBEIFERZFER

B o
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

43.

FINANCIAL RISK MANAGEMENT OBJECTIVES 43.
AND POLICIES (continued)

Interest rate risk (continued)

The following table demonstrates the sensitivity to a

reasonably possible change in interest rates, with all
other variables held constant, of the Group’s loss after tax
(through the impact of floating rate on bank borrowings and
certain amounts due to group companies) and the Group’s

equity.

BEEBEERRRBEK (&)

F=Eg (F)
TRINEMBHMBRIZZIERT - K

SERBRER (BBIR

TERKETRM

S E QTR DR B EHA B
HERB 2 BEEH -

(Increase)/
decrease in
loss after tax
and increase/

(decrease)
Increase/ in equity*
(decrease) in BREIBERZ
basis points (3 hn), w2
2 RiER* 2
EH (TH) B, (D)
RMB’ 000
ARBTT
31 December 2025 2025%12H31H
Hong Kong dollar T 200 (3,305)
Renminbi AR 200 (161,061)
United States dollar = 200 (151,936)
Hong Kong dollar otics (200) 3,305
Renminbi AR#E (200) 160,807
United States dollar = (200) 151,936
31 December 2024 2024F12H31H
Hong Kong dollar T 200 (4,407)
Renminbi AR 200 (125,762)
United States dollar =TT 200 (47,687)
Hong Kong dollar Voka (200) 4,407
Renminbi AR (200) 125,449
United States dollar T (200) 47,687
* Excluding retained profits * IR 55 F
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43.

Notes to the Financial Statements

FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (continued)

Credit risk

The Group trades only with recognised and creditworthy
third and related parties. Except for the sales of properties,
for which no credit is given to the customers, it is the
Group’s policy that all customers who wish to trade on
credit terms are subject to credit verification procedures.
In addition, receivable balances are monitored on an
ongoing basis and the Group’s exposure to bad debts is
not significant.

In respect of credit exposures to customers, the Group
normally receives deposits or progress payments from
sales of residential properties prior to completion of the
sales transactions, and bills customers in advance for
property management services. The Group has provided
guarantees to secure the purchasers’ obligations for
repayments before the issuance of the ownership
certification. If a purchaser defaults on the payment of
its mortgage during the term of the guarantee, the bank
holding the mortgage may demand the Group to repay
the outstanding amount under the loan and any accrued
interest thereon. Under such circumstances, the Group
has the right to retain the property and sell the property to
recover any amounts paid by the Group to the bank. In this
regard, the directors consider that the Group’s credit risk
is minimal.

43.

IR R M EE

31 December 2025
202512 A31H

BEEREERERBER (A

FERR

AEBEENRAREBRIFZE =TT R
BITETED c AEERRETERHEEE
RTMRHEERP  MYMARREERRK
BEZEP HABBEERERRF It
Sh - MR BRI EREEEE - B
AEEEY 2 ZRREARLTERX o

REFPZEERRME  AREBEERTK
HEXZARHEEEMERELTIZES K
EEFE  YRREHMEEERBARES
RBRE - ARHFEEER  AEESRH
ERABRERAZEERZEL - HERR
ERERANERRBEREME  AIFHRS
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

43. FINANCIAL RISK MANAGEMENT OBJECTIVES 43.
AND POLICIES (continued)

Credit risk (continued)

The table below shows the credit quality and the maximum
exposure to credit risk based on the Group’s credit policy,
which is mainly based on past due information unless other
information is available without undue cost or effort, and
year-end staging classification at the end of the reporting
period. The amounts presented are gross carrying amounts

for financial assets.

BEEBEERRRBEK (&)

FERkE (&)

TREJENARBEERRZEEEER
BREEREBBHE
B (BRIFERBEHEMTRBRAKA S M A EE
ZER)  UWRRBmERRIEZEF
B2 2RReREEREEER

o e
mREE

Rk - ZEE

&
ém 7]

Bzn

12-month ECLs Lifetime ECLs
t-fEARER AEHRELE
Simplified
Stage 1 Stage 2 Stage 3 approach Total
8- 8= 8= BahE ]
RMB’ 000 RMB’ 000 RMB’ 000 RMB’000 RMB’000
ARETT ARETT ARETT AEETR AEETT
As at 31 December 2025 2025512831
Trade receivables EUERER - - - 65,485 65,485
Financial assets included in prepayments, SIABREE - e REMEK
deposits and other receivables FAeMAE
- Normal* - % 2,078,600 - - - 2,078,600
- Doubtful* - e - 450,425 1,599,661 - 2,050,086
Amount due from a related company ElEEL TR 1,170,789 = = = 1,170,789
Amounts due from group companies RUEBATHE 37,118 - - - 37,118
Amounts due from joint ventures and assoclates  ERAZAARBEAFZE
- Normal* - 3,405,276 - - - 3,405,276
- Doubtful* - Wi - - 1,070,807 - 1,070,807
Amounts due from non-controlling shareholders R R R 2,041,400 - - - 2,041,400
Restricted cash RRHRS 1,037,789 - - - 1,037,789
Deposits, bank and cash balances B3 BORBES RS 1,209,719 - - - 1,209,719
10,981,291 450,425 2,670,468 65,485 14,167,669
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IR R M EE

31 December 2025
202512 A31H

43. FINANCIAL RISK MANAGEMENT OBJECTIVES 43. HMEEKEZEBEERBE (&)
AND POLICIES (continued)
Credit risk (continued) EERK (&)
12-month ECLs Lifetime ECLs
t-fARER RyEREER
Simplified
Stage 1 Stage 2 Stage 3 approach Total
PR 8= 8= BHNE et
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTT  ARETR  ARETR  ARETR  ARETI
As at 31 December 2024 R20245128318
Trade receivables UE SRR - - - 105,947 105,947
Financial assets included in prepayments, SIAEBRFE - e Rt
deposits and other receivables U S REE
- Normal* -I% 2,141,477 - - - 2141477
- Doubtful* - & - 803,717 1,389,772 - 2,193,489
Amount due from a related company EYBENTE 1,170,842 = = = 1,170,842
Amounts due from group companies EHERDFHE 197,364 - - = 197,364
Amaunts due from joint ventures and associates EREERTRBELTNE
- Normal* - & 4,226,409 - - - 4,226,409
- Doubtful* - i - - 415,906 - 415,906
Amounts due from non-controlling shareholders BRI R R 1827 996 = = = 1,827,996
Restricted cash TRHEE 2,091,790 - - - 2,091,790
Deposits, bank and cash balances B BRkBekR 1821303 = = = 1,821,303
13,477,181 803,717 1,805,678 105,947 16,192,523
* The credit quality of the financial assets included in * TZIATE(ISE - 1 R E M IEM IR

prepayments, deposits and other receivables, and
amounts due from joint ventures and associates are
considered as ‘normal” when they are not past due
and there is no information indicating that the financial
assets have significant increase in credit risk since
initial recognition. Otherwise, the credit quality of the
financial assets are considered as “doubtful”.

Since the Group trades only with recognised and
creditworthy third and related parties, there is no
requirement for collateral. There are no significant
concentrations of credit risk within the Group as the
Group’s trade receivables are widely dispersed in different
sectors.

ZEBEELRERE LR A RBER
AR A B A EEEETZELHE
E B HER R A R mBEEEN
HEEESRERIIERE] ZRIZEL
BEEZIEEESAHER AL -

HAAEEEENEREERFZE=TTR
MENTETRS  WEFHREMRD - dR
REEZEWE S RREZD MR TR
Al MAEEYEEAETEERR
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B ISR AR M EE

31 December 2025
2025%F 12 A31H

43. FINANCIAL RISK MANAGEMENT OBJECTIVES 43.

AND POLICIES (continued)
Credit risk (continued)

The following table contains an analysis of the credit risk
exposure of loans receivable for which an ECL allowance is
recognised. The gross carrying amount of loans receivable
below also represents the Group’s maximum exposure to

BEEBEERRRBEK (&)

FERkE (&)
TRESHOHAEEREBZRKERZ
EERBIH - UTREERZ REEER
hLRAKREHZFEEZHESEERR
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credit risk on these assets.

Movements in gross balance of loans receivable:

RS ERERED

Stage 1 Stage 2 Stage 3 Total
PE— PR= PER= @
RMB’000 RMB’ 000 RMB’ 000 RMB’000
AR®TT AR%Tn AR%Tn ARETx

Year ended 31 December 2025 BZ2025F12A31ALEE
At 1 January ®1A1R 47,516 803,717 1,389,772 2,241,005
New loans originated EER 23,849 - - 23,849
Loans recovered or repaid during the year AEEWREER (26,246) (81,279) (46,197) (153,722)
Transfers from Stage 1 to Stage 2 BEHNBR—ENRZ (33,392) 33,392 - -
Transfers from Stage 1 to Stage 3 BEABR—ENR= (511) - 511 -
Transfers from Stage 2 to Stage 1 BENBR_ENR— 86 (86) - -
Transfers from Stage 2 to Stage 3 BENBR_ENR= - (354,442) 354,442 =
Transfers from Stage 3 to Stage 1 EESB=2NB— 10 - (10) -
Transfers from Stage 3 to Stage 2 BEANBR=ZENR= - 51,148 (51,148) -
Total transfers between stages DERMELEE (33,807) (269,988) 303,795 -
Loans receivable directly written off AEEREKE M - (2,025) (47,709) (49,734)
At 31 December W12H31H 11,312 450,425 1,599,661 2,061,398
Provisions for loans receivable JEME T 7 R 213 50,314 686,461 736,988
Provision rate fagiapss 1.88% 11.17% 42.91% 35.75%

Gemdale Properties and Investment Corporation Limited
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43.

FINANCIAL RISK MANAGEMENT OBJECTIVES 43.
AND POLICIES (continued)

Notes to the Financial Statements

IR R M EE

31 December 2025
202512 A31H

BEEBEERRRBEK (&)

Credit risk (continued) EERK (&)
Stage 1 Stage 2 Stage 3 Total
NER— SE= NE= fke
RMB'000 RMB’000 RMB’000 RMB'000
ARETT ARBTT ARBTT ARET:

Year ended 31 December 2024 BZ2024512A31ALEE

At 1 January ®1A1R 103,467 879,167 1,361,225 2,343,859
New loans originated HEER 33,512 — = 33,512
Loans recovered or repaid during the year AEERBER (34,712) (75,925) (25,729) (136,366)
Transfers from Stage 1 to Stage 2 BEHBR—ENRZ (65,485) 65,485 = =
Transfers from Stage 1 to Stage 3 BEABE—ENER= (979) = 979 =
Transfers from Stage 2 to Stage 1 BEABR-ENBR— - - - -
Transfers from Stage 2 to Stage 3 BESBR-ENER= = (579,825) 579,825 =
Transfers from Stage 3 to Stage 1 BESBR=-2NB— 11,713 = (11,713) =
Transfers from Stage 3 to Stage 2 BESB=2NBR_ - 514,815 (514,815) =
Total transfers between stages B EELES (54,751) 475 54,276 =
Loans receivable directly written off AEERERE M - - - -
At 31 December W12H31H 47,516 803,717 1,389,772 2,241,005
Provisions for loans receivable JEWE T2 R R 563 89,143 513,208 602,914
Provision rate BEx 1.18% 11.09% 36.93% 26.90%

Further quantitative data in respect of the Group’s exposure
to credit risk arising from trade receivables, deposits and
other receivables are disclosed in notes 21 and 22 to the

financial statements.

ERAEEKREEKE SRR  me MEM
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FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (continued)

Liquidity risk

The Group monitors its risk to a shortage of funds using
a recurring liquidity planning tool. This tool considers the
maturity of both its financial instruments and financial
assets (e.g., trade receivables) and projected cash flows
from operations.

The Group’s objective is to maintain a balance between
continuity of funding and flexibility through the use of
amounts due to related parties, and interest-bearing bank
borrowings. The Group will consistently maintain a prudent
financing policy and ensure that it maintains sufficient
cash and credit lines to meet its liquidity requirements.
Through maintaining a reasonable proportion in its asset
and liability structure, the Group is able to meet its ongoing
financial needs. At 31 December 2025, 6% (2024: 6%)
of the Group’s debts, which comprise amounts due to
related parties and interest-bearing bank borrowings (2024
amounts due to related parties and interest-bearing bank
borrowings), would mature in less than one year from the
reporting date based on the carrying values of borrowings
reflected in the financial statements.

Gemdale Properties and Investment Corporation Limited
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Notes to the Financial Statements

IR R M EE

FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (continued)

Liquidity risk (continued)

The maturity profiles of the Group’s financial liabilities as at
the end of the reporting period, based on the contractual
undiscounted payments, are as follows:

31 December 2025

202512 H31H

43. UBEREZEEFERBCE (&)

nREBESEME (&)

RBERR - HBCATORBERNA KON
AEEeREEZIMABERET

3 to less than

12 months
Less than ZfiRZ
On demand 3 months D% 1to5years  Over 5 years Total
BEX  OW=fAR {88 -3RE BENE ]
RMB’000 RMB’000 RMB’000 RMB’000 RMB’ 000 RMB’ 000
AEETR  ARETR  ARMTR  ARETz  ARETR  ARETR
At 31 December 2025 R2025%12431A
Trade payables ERE AR 3,647,094 - - - - 3,647,094
Financial liahilties included in advanced SIABMAE - EiHRRER 1,189,888 156,501 171,194 519,840 266 2,037,119
receipts, accruals and other payables L EAE  2RAR
Amounts due to group companies ENEERAZE 2,869,463 98,159 294477 11,189,371 729,048 15,180,518
Amounts due 1o joint ventures and associates  EFfASAAREBENAZE 7,008,204 - - - - 7,008,204
Amounts due to non-controlling shareholders  JEfEERIRR A 1,574,086 - - - - 1,574,086
Lease liabilities HEBE - 30,216 90,648 386,834 213,491 721,189
Interest-bearing bank borrowings HERTER - 668,434 1,132,559 5,153,537 6,800,289 13,754,819
Guarantee given to banks in respect of ARORNERETRET 2,326,527 - - - - 2,326,527
martgage loan facilties granted to AEENZ BFEMES
purchasers of the Group’s properties REER
Credit enhancement (including guarantees)  SAREERALATRY 2,114,921 - - - - 211492
given to financial intitutions in comnection ~ BATRAS SREERE
with facilities granted to joint ventures LR (REER)
20,730,183 953,400 1,688,878 17,249,582 7,743,094 48,365,137
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43. FINANCIAL RISK MANAGEMENT OBJECTIVES 43. HMEEMEEBERECE (&)
AND POLICIES (continued)
Liquidity risk (continued) REBESEM (&)
310 less than
12 months
Less than =z
On demand 3 months SR Ato5years  Over 5 years Total
BER OR=EA +ZfiA —ERf RENE a%
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETT  ARETT  ARBTR  ARETT  ARETR  ARETR
At 31 December 2024 20245128318
Trade payables EREAER 4,826,246 = = 4,826,246
Financial liabilities included in advanced FINRUMTE - IR R 1,557,239 123,112 173,09 565,868 1,119 2,420,434
receipts, accruals and other payables HWEWE Zﬁmﬂﬁf
Amounts due to group companies EfEEAR 3,836,980 110,269 330,807 8,620,077 3,265,918 16,164,051
Amounts due to joint ventures and associates éﬁéﬂ?&ﬂ‘f“" ARE 8,250,246 - - - = 8,250,246
Amounts due to non-controlling shareholders R ERRIRR AR 1,270,057 = = = = 1,270,057
Lease liabilities figak = 21,876 65,629 495,957 278,189 861,651
Interest-bearing bank borrowings WegmER = 438,722 1,330,300 5,493,559 6,669,164 13,931,745
Guarantee given to banks in respect of RETELERETRET 2,954,150 = = = - 2,954,150
mortgage loan faciliies granted o AEENE BFRMRT
purchasers of the Group's properties RECER
Credit enhancement (including quarantees)  H2BEBRAEARRL 721,746 - o o = 721,746
given to financial institutions In connection ~ BAMARSREERE
with faciltties granted to joint ventures AR (REER)
23,416,664 693,979 1,899,832 15,175,461 10,214,390 51,400,326
Capital management EXER

The primary objectives of the Group’s capital management
are to safeguard the Group’s ability to run operations on a
going concern basis and to maintain healthy capital ratios

in order to support its business and maximise shareholders’

value.

264 L mEEEERAS
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FINANCIAL RISK MANAGEMENT OBJECTIVES 43. HKRKMEEBEZEREEK (&)
AND POLICIES (continued)
Capital management (continued) EXREE ()
The Group manages its capital structure and makes REBEBTREREBURBELE MR REE
adjustments to it in light of changes in economic conditions REMEEZRBEFEIELAZE - XEET]
and the risk characteristics of the underlying assets. To NFERRABEERRIRE RS  MRREE
maintain or adjust the capital structure, the Group may BARNEITIR - RIGFHABEARLEE -
adjust the dividend payment to shareholders, return capital HZ=2025%12A31H K2024%F12831H
to shareholders or issue new shares. No changes were IEFE  EREARAZER  BEIENLE
made in the objectives, policies or processes for managing BE o
capital during the years ended 31 December 2025 and 31
December 2024.
The Group monitors its capital through total borrowings and AEEBAENBERINAALABELEE
maturity structure. The Group’s policy is to maintain normal Ko REBZHEIHFFEREL A REST
operations and comply with the relevant requirements of RITREHE I EBERTE
bank facility agreements.
The maturity profiles of the Group's outstanding borrowings REERBEHREREZEERZERBAE
at the end of the reporting period are summarised below: S AR T
2025 2024
2025 2024
RMB’ 000 RMB’000
ARBT T ARBEFTT
Bank borrowings RITER
Within the first year or on demand RE—FANFIREKEFER 1,379,602 1,248,450
In the second year REZFA 1,297,111 1,057,100
In the third to fifth years, inclusive REZZFRFAN BEEEMRE 2,620,864 3,115,694
Over five years AELE 5,682,387 6,018,543
10,979,964 11,439,787
Loans from related parties BELTEXR
Within the first year or on demand RE—FARZREREEE - -
In second year REZFA - -
In the third to fifth years, inclusive RE=ZZFRFRN  BEEEMF 10,539,230 7,100,996
Over five years AFNE - 3,116,716
10,539,230 10,217,712
Total borrowings B4 21,519,194 21,657,499
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STATEMENT OF FINANCIAL POSITION OF THE 44. ZFRAFMBMRRER

COMPANY

Information about the statement of financial position of the

Company at the end of the reporting period is as follows:

N

ZN

ARRERRZHBHARNKRERAT

2025 2024
20254 20244
RMB’ 000 RMB’000
AR¥T T AREET T
NON-CURRENT ASSET kRBEE
Investments in subsidiaries RWBREZIEE 1,134,581 1,163,221
Total non-current asset kRBEELR 1,134,581 1,163,221
CURRENT ASSETS REBEE
Due from subsidiaries NI 10,018,144 10,216,521
Prepayments, deposits and other AR - ke kEAM 1,575 2,064
receivables FEUBR FR
Restricted cash ZREHIRe 4,195 3,684
Deposits, bank and cash balances TR RIT RIS EH 4,523 21,103
Total current assets REEEHRE 10,028,437 10,243,372
CURRENT LIABILITIES k=R
Accruals and other payables FERTIRARIE K H A FE T BR K 6,262 12,079
Interest-bearing bank borrowings M B ERITER 312,345 350,142
Due to subsidiaries AR EINEIE S 5,046,611 5,069,205
Total current liabilities REBEETE 5,365,218 5,431,426
NET CURRENT ASSETS RBEEFE 4,663,219 4,811,946
TOTAL ASSETS LESS CURRENT EELABERABEER 5,797,800 5,975,167
LIABILITIES AND NET ASSETS BEEFE
EQUITY Ea
Issued capital BEITIRA 1,505,164 1,505,164
Reserves (Note) & (K77t 4,292,636 4,470,003
TOTAL EQUITY ERBE 5,797,800 5,975,167

Gemdale Properties and Investment Corporation Limited
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31 December 2025
2025412 A31H

STATEMENT OF FINANCIAL POSITION OF THE 44. ZAAQAFMBEARRRE (&)
COMPANY (continued)
Note: Htat -
A summary of the Company’s reserves is as follows: RABIABRENT -
Retained
profits/
Share Capital ~ Exchange  Share-based  (Accumulated
premium  Contributed  redemption  fluctuation  compensation losses)
account surplus  reserves  reserves reserves REEN/ Total
RVEER  AABH HAEEGRE ERZBRE  ROMEEE (238 ag
RMB’000 RMB’000 RMB’000 RMB’000 RMB’ 000 RMB'’000 RMB’000
AE¥TR ARMTn AR%Tn ARETn AEETT AE®TR  ARETR
At 1 January 2025 R2025F1A18 84,179 4,000,000 207 434,438 - (48,821) 4,470,003
Loss for the year FEEER - - - - - (30626)  (30,626)
Otter comprehensive loss for the year — ZEEEMERERE
Exchange differences on translation of  SIEFAHAEZELEE - - - (M46741) - - (46741
financial statements
Total comprehensive loss for the year REELERERE = - - (146,74) - (30,626)  (177,367)
At 31 December 2025 R2025%12 4318 84,179 4,000,000 207 287,697 - (79,447) 4,292,636
At 1 January 2024 HR2024E1R18 84,179 4,000,000 207 305,731 3,505 126,844 4,520,466
Loss for the year FEEER - - - - - (162058)  (162,058)
Otter comprehensive income for the year —~ AEEEME BN
Exchange differences on translation of I EFABEZEFEF - - = 128,707 - = 128707
financial statements
Total comprehensive income/{loss) AEERENE /(BE) = = = 128,707 = (162,058) (33,351)
for the year 2%
Final 2023 dividend declared FROBEXERE = = = = - (17,112 (17,112)
Cancellation of share options HHERE - - - = (3,505) 3,505 =
At 31 December 2024 R04E128318 84179 4,000,000 07 43443 - (48821) 4470003

Pursuant to a special resolution passed by the
shareholders at the annual general meeting of
the Company on 25 May 2022,
RMB4,000,000,000 was transferred from the share
premium account to the contributed surplus account of the

Company.

an amount of

RIEARRQANR2022%5 A25H 2 IR RBFE KX

g BREREBRB-BEFHIRESR

IS¥ NI} e

BN Z AR 4,000,000,000 7T #
EHABBER -
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45,

PRINCIPAL SUBSIDIARIES

Particulars of the Company’s principal subsidiaries are as

45. ETEMEQHE

RAREEMBRARZFIBLT -

follows:
Percentage of equity
Place of Issued ordinary interest indirectly
incorporation/ capital/registered attributable to the
registration share capital Company
Name of subsidiaries and business BRAEERK/ RAAREEE Principal activities
WELAAH HRAY/ BRREERY g REEDH IEEH
2025 2024
20255 20045

Shanghai Zhongjun Real Estate Development Co., Ltd. (i) PRC/Mainland China RMB?1,000,000,000 54.85 54.85 Property development
LERREHERLERAA) hE /PEAE ARE1,000,0000007 in Mainland China
RPEAENFER
Vision Century Real Estate Development (Dalian) PRC/Mainland China US$10,000,000 100 100 Property development
Co., Ltd. () hE/hEAR £7110,000,000 in Mainland China
RABHERE (NE) ERAR() RREAENEER
Vision (Shenzhen) Business Park Co., Ltd. (i) PRC/Mainland China RMB1,650,000,000 100 100 Business park
RFFF AR EERAR() hE /PEAE ARH1,650,000,0007 development and
investment
in Mainland China
REEAEAEE
EEYGE
Suzhou Jinsu Property Company Limited* PRC/Mainland China RMB 100,000,000 100 100 Property investment
EMeHEXERAR hE/hEAE ARE100,000,0007 in Mainland China
RPEARERE
Xi'an Zhutian Property Company Limited® (i) PRC/Mainland China US$3,100,000 100 100 Property development
EREREZARAA) hE /PEAE %773,100,000 in Mainland China
RPEAENEER
Hangzhou Vision Real Estate Development Company PRC/Mainland China RMB11,402,500 100 99 Property development
Limited® hE /PEAE AR#11,402,5007C in Mainland China
MBI EAEREARAT RPEARNEER
Nanjing Vision Real Estate Development Company PRC/Mainland China RMB2,277,900,000 96.41 96.41 Property development
Limited" (i) hE /PEAE AR2,277,900,0007 in Mainland China
BREAEHEREERAA() RPEARNEER
Nanjing Weirun Real Estate Development PRC/Mainland China RMB800,000,000 97.03 97.03 Property development
Company Limited" hE/ hEAR AEE800,000,0007 in Mainland China
EREARNEREERAA RPEARIEER
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PRINCIPAL SUBSIDIARIES (continued) 45. FEWEAT (&)
Particulars of the Company’s principal subsidiaries are as RABIEEMBARIZEELOT : (8B)
follows: (continued)
Place of Percentage of
incorporation/ Issued ordinary equity interest indirectly
registration capital/registered attributable to the
and business share capital Company
Name of subsidiaries HRRL/ BR BRAEERK/ NG Principal activities
WRARAR REZHS ifEs e IEEH
2025 2024
2025 5 204
Huaian Weixin Real Estate Co., Ltd." (i) PRC/Mainland China US$65,028,018 98.91 98.91 Property development
ERFHEEARAA) w8/ hEAR £7165,028,018 in Mainland China
RPEAENFER
Shenzhen Jinchengxin Micro-financing Co., Ltd.* PRC/Mainland China RMB300,000,000 100 100 Provision of loans
RmeAE EERERELAR hE/MEXE  AR300,0000007 in Mainland China
RPEABEREER
Shenzhen Zhi Mei Investment Ltd." (iv) PRC/Mainland China RMB2,000,000,000 100 100 Investment holding
RIEXREERAD(v) hE/REAE  AR2000000,0007T RESRK
Beijing Jindi Xingsheng Technology Co., Ltd.* PRC/Mainland China RMB11,049,700 90.5 90.5 Property development
IREBAZHHARLT e/ HEAR ARH11,049,7007C in Mainland China
RPEARNEER
Jiaxing Jintong Real Estate Development Co., Ltd.* PRC/Mainland China RMB678,955,000 95.74 88.4 Property development
FACRRNERLARAA hE/EXE  ARY678,955,0007 in Mainland China
RREAENEER
Nanjing Weipan Real Estate Development Co., Ltd.* PRC/Mainland China RMB1,765,800,000 86.93 86.93 Property development
BRAERHERLERAR hE/REXE  AR¥1,7658000007 in Mainland China
RPEAREER
Shanghai Gemdale Weixin Industrial Co., Ltd.* PRC/Mainland China RMB10,000,000 100 100 Investment holding
LSRR EEERAR hE/hEAE ARE10,000,0007 REBR
2 For identification purposes only EHEF
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45,

46.

47.

270

PRINCIPAL SUBSIDIARIES (continued)

Particulars of the Company’s principal subsidiaries are as
follows: (continued)

Notes:
(i) Wholly-foreign-owned enterprise
(ii) Sino-foreign equity joint venture enterprise

(ifi) Foreign equity joint venture enterprise

(iv) Shenzhen Zhi Mei Investment Ltd. is a wholly-owned
subsidiary of Vision (Shenzhen) Software Technology
Co., Ltd.

The above table lists the subsidiaries of the Company
which, in the opinion of the Directors, principally affected
the results for the year or formed a substantial portion of
the net assets of the Group. Details of other subsidiaries
had not been included as, in the opinion of the Directors,
they did not have any material impact on these financial
statements.

EVENT AFTER THE REPORTING PERIOD

In March 2026, the Group entered into an agreement with
an independent third party. Pursuant to the agreement, the
Group disposed of a 100% equity interest in a subsidiary
of the Company, #IITTEFERIRBR AT (Shenzhen Weilu
Technology Co., Ltd.*) (“Weilu”), to the independent third
party at a consideration of RMB135.7 million. Weilu holds
a 100% interest in a property in Mainland China for the
investing business.

*

For identification purposes only

APPROVAL OF THE FINANCIAL STATEMENTS

The financial statements were approved and authorised for
issue by the Board of directors on 30 March 2026.

Gemdale Properties and Investment Corporation Limited
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Particulars of Major Interests in Properties

Properties held by Subsidiaries

FTEYERERFE
31 December 2025
RZZE_hF+ZA=+—H

1. KEARAFEZWE

Gross floor area (m)
BEER(YAK)
Property  Completed Investment
Property held under investment  property under

Properties Uses Shareholding forsale  development property construction Total
ES R# BRILA FHENE RRMZ  RIREWE  EERENZ Azt
Beijing Daxing Project Residential/Office 90.50% 51,700 - 75,800 - 127,500
Huangeun Town, Daxing District, Beijing jiEshyN
FRAEER
FRmAREENA
Chengdu Chenghua Industrial Project Commercial/Office/ 100.00% - - 62,000 227,600 289,600
Chenghua District, Chengdu Apartment
BREESER SEVE TN YA
HATHER
Hangzhou Gemdale Plaza Commerical 100.00% = = 56,900 = 56,900
Liangzhu Street, Yuhang District, Hangzhou EH
M enES
RMTRIEREEE
Nanjing Hexi Project Commercial/Office/ 96.41% 91,800 - 47,900 - 139,700
South Hexi, Jianye District, Nanjing Apartment
ERIEER EEIN T
EREBETARY
Nanjing Nanbuxincheng Residential/Commerical/ 86.93% 59,000 88,800 - 124,800 272,600
(Gemdale Dacheng Elegance) Office/Apartment
Honghua Street, Qinhuai District, Nanjing fre/BEMLRINE
BREH (S ARAER)
ERTRERAILAE
Nanjing Xinyao Gemdale Plaza Commerical/Office/ 97.03% 75,900 32,600 84,500 - 193,000
(Nanjing Yachuamen Project) Aaprtment
Yaojia Road, Jinyao Road, Qixia District, Nanjing ~ BE/HAE/AE
BRAESHES (BREFER)
ERTEEREER 22K
Shanghai Jinting Xianshu Project Office 90.00% - - - 91,700 91,700
Shanlian Road, Baoshan District, Shanghai N
HEeSRRER
FETEILE L
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Particulars of Major Interests in Properties

TEVERERFE

31 December 2025
RZE-ZRAF+-A=+—H

1.

272

Properties held by Subsidiaries (continued) 1. HEBRARSEZWE &)
Gross floor area (m)
BEER(YAK)
Property ~ Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
ES R# BRLA FHENE RRMZ  RIREWE  ERRENZ -h
Phases 110 3, Vision Shenzhen Business Park Commercial/Office 100.00% - - 350,000 - 350,000
High-tech Indusrial Park EEN
Nanshan District, Shenzhen
FAHAEE-25=8
MITELERNRNEER
Shenzhen Kelu Electronic Industrial Park Commercial/Office 100.00% - - 86,200 - 86,200
Baolong Street, Longgang District, Shenzhen EE N
MIRESFIZE
rmEREERE
Shenzhen Guanlan Tianxincun Project Residential 100.00% - 65,800 - = 65,800
Longhua District, Shenzhen fiz
RIBRBLMER
rEZR
Suzhou SuOne Gemdale Plaza Commercial 100.00% - - 79,300 - 79,300
Xinshi Road, Gusu District, Suzhou EH
&M SuOned 5
BNHRERNTH
Tangshan Fengnan Project (Jindi Imperial Peak) ~ Residential/Commerical 92.94% 10,500 77,500 - - 88,000
Fengnan District, Tangshan fre/m%
EIEHEE (£428)
BT ERR
Xuzhou Qianzhouwo Project Residential/Commerical/ 49.27% - 135,800 - 60,000 195,800
The intersection of Zhujiang Road and Office
Huashan Road fZ/BEH0E

Tongshan District, Xuzhou
GBI

R
y
R

BHmELBRIARELARER

Gemdale Properties and Investment Corporation Limited

THBHESERRQF



Particulars of Major Interests in Properties

FEYEERTFE
31 December 2025
RZZE-RF+=-A=1+—H

Properties held by Joint Ventures and Associates 2. &EATRBMEATSEZYE
Gross floor area (m)
BERR (YAoK
Property ~ Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
ES R# RRLA HHENE RRNE  RIRENE  ERRENZ Eh
Beijing Kunding Yizhuang Science Business Park  Office 79.20% - - 40,900 93,200 134,100
Yizhuang Town, Daxing District, Beijing e
IRBRTEHEE
FRRERTHEA
Changsha Jingya Mingdi Residential/Commercial/ 22.80% - 147,600 - - 147,600
Yuhua District, Changsha Apartment
RU#ELH e/ BEI0E
RUTHER
Changsha Dawangshan Project Residential/Commercial/ 32.57% 40,100 118,000 - - 158,100
Yuelu District, Changsha Apartment
ROATUER fz/ %208
RUTHER
Changsha Duhui Fenghua Residential/Commercial/ 60.50% 14,200 76,500 - - 90,700
Yuhua District, Changsha Apartment
Rp#eRs 2/ BEI0E
RYTRIER
Chengdu Zhaojuesi 108 Project Residential/Commerical/ 49.47% 3,600 23,700 = 41,700 69,000
Zhaojuesi Road South, Office/Apartment
Chenghua District, Chengdu EZ/BEFDEIAE
RHREF108ER
RBTRERBESHE
Chengdu Wenjiang Project Office 76.00% - - 66,000 72,300 138,300
Wenjiang District, Chengdu e
RERTER
HATRIE
Guangzhou Chuangjing Office 40.00% - - 92,100 56,300 148,400
Huangpu District, Guangzhou N

ENaIz
ENmERR
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2.  Properties held by Joint Ventures and Associates 2. AEQARRBEQATSTEZYE (&
(continued)
Gross floor area (m)
BEER(T5K)
Property  Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
ES R o] HihENR ERONE AIRENE  GERENE Ch
Guangzhou Xianglu Ronghui Residential/Commerical 36.33% - 75,700 - - 75,700
Zengoheng District, Guangzhou fix/EE
ENEBRE
EAFLNE
Guangzhou North Railway Station TOD Project Residential/Commerical/ 51.00% 22,000 223,100 - 82,000 327,100
Huadu District, Guangzhou Apartment
E/i3100EE fFz/ 8208
ENTIESR
Guangzhou Hengli Island Project Residential/Commercial/ 24.49% 15,400 51,200 - - 66,600
Hengli Island, Nansha District, Guangzhou Apartment
Eim)REESER Ft/B%0E
EMmEYREES
Guangzhou Fusion Garden Residential/Commerical 75.93% 21,900 131,400 - - 153,300
Zhongxin Town, Zengcheng District, Guangzhou % /%
BNRENLE
BITERE A
Hangzhou Jinjiang Four-in-One Project Commercial/Office 88.24% 118,100 - - - 118,100
Shangcheng District, Hangzhou FEL N
mMEIRAa -8R
R E
Hangzhou Wuba Vision Business Park Office 34.20% 73,600 - 41,500 - 115,100
Gongshu District, Hangzhou N
WL HATESR
HATRER
Huai'an Jinji Project Residential/Commercial/ 48.11% 30,600 40,300 - - 70,900
Qingjiangpu District, Huai'an Apartment
EZEHER i/ BEI0E
EZTELER
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Properties held by Joint Ventures and Associates 2. &EQATRBEQTNSEINE (F
(continued)
Gross floor area (m)
BEER(YHK)
Property  Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
HES R o] GHEME  BRYNE  RIRENE  hERENE Eh
Huai'an Qinzheng Road Project Residential/Commercial/ 63.66% 18,700 153,900 = 20,000 192,600
Qingjiangpu District, Huai'an Apartment
ERYURIER fz/ 8208
RZTELER
Jiangyin Tianyu Bay Residential/Commercial 47.96% - 117,800 - - 117,800
Yunting Street, Jiangyin fE/ %%
TRXHE
IETESES
Jiashan Jinyue Xuefu Residential 20.63% 58,100 - - - 58,100
Jiashan County, Jiaxing iz
FELUERN
FENEEL
Jinan Beihu Project Residential/Commercial 44.95% 323,500 187,000 = = 510,500
Tiangiao District, Jinan =/ B2
B HER
EETARR
Kunming Mingyue Garden Residential/Commercial 74.84% 138,800 83,000 = = 221,800
Changyuan Road South, Xishan District, Kunming % /%%
ERATE
ERTRLEEREA
Henan Luoyang Jukelong Residential/Commercial 30.26% - 260,500 - - 260,500
Laocheng District, Luoyang frz /%
TEAEREE
ECLE
Nanchang Jufan Project Residential/Commercial/ 31.73% 11,300 268,400 - 79,600 359,300
Yaohu 3rd Road West, Gaoxin District, Nanchang  Apartment
HERIER fFE/B%/ 08

BEMRAREMNTE =]
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Properties held by Joint Ventures and Associates 2. &EQATRBEQTNSEINE (F
(continued)
Gross floor area (m)
BEER(YHK)
Property  Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
ES R o] HihENR BRPAX  AIRENE  ERRENX Ch
Nanjing Liuhe Project Residential/Commercial 18.33% 30,800 54,600 - - 85,400
Liuhe District, Nanjing fiz/B%
BRARER
BRmAaE
Nanjing Jiangbei G12 Project Residential/Commercial/ 39.32% 4,100 79,900 - - 84,000
Jiangbei New District, Nanjing Apartment
BRI G12 A fx/%%/ 108
BRmILTE
Nanjing Fengzihe Project Commerical/Office/ 21.24% 27,300 56,200 36,700 - 120,200
Binjiang Avenue, Jiangbei New District, Nanjing Apartment
BRETER BE/H0E/ 1B
ARmLLHREIAE
Nantong Rudong Project Residential 33.43% 60,300 - = = 60,300
Rudong County, Nantong iz
BRNREEE
BETINRE
Qingdao Guanshan Project (CitangCun) Residential 50.12% - 114,800 - - 114,800
Huangdao District, Qingdao iz
BEEMAR (AER)
BEETERE
Qingdao Qingyin Project Residential/Commerical/ 22.50% 20,900 115,300 - - 136,200
Licang District, Qingdao Office/Apartment
BEEEHER EE/H%/
EETEY N YN
Shanghai Gemdale Viseen Jiading Technology Office 42.50% = = 152,700 = 152,700
and Industrial Park (Shanghai Hengdong) N

Waigang Town, Jiading District, Shanghai
HESBEH R R R LEED
LTS ERIE

Gemdale Properties and Investment Corporation Limited
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Properties held by Joint Ventures and Associates 2. &EQATRBEQTNSEINE (F
(continued)
Gross floor area (m)
BEER(THK)
Property ~ Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
ES R o] GHEME  BRYNE  RIRENE  hERENE Ch
Shanghai Jiuting Shidai Centre Commerical/Office/ 77.20% - - 85,200 - 85,200
Jiuting Town, Songjiang District, Shanghai Apartment
LEASERAD SEVE TN VAN
HETRIENZEA
Shanghai Gemdale Viseen Songjiang Technology ~ Office 50.00% - - 115,800 - 115,800
and Industrial Pak (Shanghai Zhitao) N
Shengang Road, Songjiang District, Shanghai
LEeahIBER(LEEE)
HEHNTIEERER
Shanghai Gemdale Viseen Minhang Science and ~ Office 50.00% - - 113,200 - 113,200
Technology Innovation Park HN
Zhongchun Road, Minhang District, Shanghai
L& aRaR AR
LETRTRRES
Shanghai Gemdale Viseen Baoshan Technology ~ Office 50.00% - - 56,100 - 56,100
and Industrial Park (Shanghai Yuxin) N
Sangiaocun Road, Baoshan District, Shanghai
LEeaEILEER( L)
HEmELR=
Shanghai Wanjin Centre (Shanghai Qibao Project) ~ Commerical/Office 50.00% - - 69,300 - 69,300
Haowen Road, Xinlong Road, Bx/ g
Minhang District, Shanghai
LEESRO(LELEER)
LSRR AR
Shanghai Pingshen Project Commerical/Office 49.00% 6,600 - 65,300 - 71,900
Qishen Road, Minhang District, Shanghai EY4 N
LETEER
LSRR CER
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Properties held by Joint Ventures and Associates 2. &EQATRBEQTNSEINE (F
(continued)
Gross floor area (m)
BEER(THK)
Property ~ Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
ES il o] GHEME  BRYNE  RIRENE  hERENE Ch
Shanghai Meilan City Commerical/Office/ 25.00% 106,800 - 214,500 - 321,300
Luodian Town, Meilan Lake Apartment
Baoshan District, Shanghai EYE N VAN
Lisxm
HEBLEEHAEES
Shanghai Gemdale Viseen Baoshan Technology ~ Office 50.00% - - 55,700 - 55,700
and Industrial Park (Shanghai Lier) N
Sangiaocun Road, Baoshan District, Shanghai
FRSBANELEER(HENA)
BETELE=RE
Shanghai Jinta Project Office 60.00% - - 208,600 124,400 333,000
Bixi Road, Minhang District, Shanghai g
LEeRER
LETRITEEZH
Shanghai Jinshan Pavilion Office 50.00% - - 66,000 - 66,000
Binxing Road, Jinshan District, Shanghai N
LEgWEH
LR EEHS
Shanghai Anfushi Project Office 70.00% - - 57,700 - 57,700
Rongle Road East, Songjiang District, Shanghai ~ HAE
LazBiER
DATDIREERE
Shanghai Baoshan Nanda Project Commercial/Apartment 45.90% - - 81,500 - 81,500
Dachang Town, Baoshan District, Shanghai EYANS

LEELEAER
HETELEASE

Gemdale Properties and Investment Corporation Limited

THBHESERRQF



Particulars of Major Interests in Properties

FTEYERERFE
31 December 2025
RZZE_hF+ZA=+—H

Properties held by Joint Ventures and Associates 2. &EQATRBEQTNSEINE (F
(continued)
Gross floor area (m)
BEER(THK)
Property ~ Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
HES R o] HihENR ERONE AIRENE  GERENE Ch
Shenzhen Qianhai Project Commerical/Office/ 35.00% - 311,700 - - 311,700
Nanshan District, Shenzhen Apartment
RYEEER BE/H0E/ 1B
RTELE
Suzhou Gemdale Viseen Wuzhong Technology Office 50.00% - - 124,600 - 124,600
and Industrial Park (Suzhou Mudu Project) LN
Mudu Town, Wuzhong District, Suzhou
NS pAMR PR (FMAEER)
BNmRTENER
Tianjin Xiqing Project Office 65.00% 17,700 - 16,100 50,500 84,300
Zhangjiawo Town, Xiqing District, Tianjin LN
RERBER
RETESERFEHA
Wenzhou Cangnan Project Residential/Commercial 48.72% 51,900 - - - 51,900
Cangnan County, Wenzhou =/ BE
AMERER
RNHERE
Wuhan Gemdale Viseen Jiangxia Technology Office 85.00% 53,100 - 39,300 - 92,400
and Industrial Park N
The intersection of Hejiahu Street and
Gongye Yi Road, Dagiaoxingu,
Jiangxia District, Wuhan
RESHAMIEEEE
REMIERABHEMFAGHIE -HRER
Wuhan Liji North Project Residential/Commercial/ 38.76% 79,800 - - - 79,800
Liji Road North, Qiaokou District, Wuhan Office
REMELER i/ %/ BoE
REMBOENELHE
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2.  Properties held by Joint Ventures and Associates 2. AEQARRBEQATSTEZYE (&
(continued)
Gross floor area (m)
BEER(THK)
Property ~ Completed Investment
Property held under investment  property under
Properties Uses Shareholding forsale  development property construction Total
HES R o] HihENR BRPUX  AIRENE  EERENX Ch
Wuhan Lanting Dajing (Laoguan Village) Residential/Commercial/ 69.16% 47,600 2,700 - - 50,300
Hanyang District, Wuhan Apartment
RERSAE(EEN) EE/B%/ 08
RETERE
Wuhan Changjiang Yijing Residential/Commercial/ 69.51% 21,000 209,900 - - 230,900
Wuhan Economic and Technological Office/Apartment
Development Zone, Wuhan fix/m%/
RERTER N YRS
RETRERERNRER
Wuhan Four Seasons Metropolis Residential/Commercial 68.91% 25,800 263,700 - - 289,500
Miaoshan Industrial Park fiz/B¥
Jiangxia District, Wuhan
REnEHe
RETIEEBILELE
Wuhan Dacheng Yuefu Residential/Commercial 76.00% 90,800 30,400 - - 121,200
Yingwu Road, Wuhan frz/ %
RERSENT
REMEEAE
Xuzhou Sanhuan Road Project Commercial/Apartment 25.59% 600 - 60,600 - 61,200
Sanhuan Road West, Gulou District, Xuzhou EYAN
RM=RRER
HmRER=RER
Xuzhou Duhui Xingchen (Armed Police Detachment) Residential/Commercial 32.74% - 59,700 - - 59,700
Xushang Road North, Quanshan District, Xuzhou % /%
P ER(REH)
N R AR
Yancheng Chuanchang River Project Residential/Commercial/ 50.64% 40,300 93,700 = 67,800 201,800
Yandu District, Yancheng Office
By 5 TEE EE/B%/H0E
EymEde



N

16/F, Lee Garden Six, 111 Leighton Road,
Causeway Bay, Hong Kong
EAREEEIREL15EF R H 1612

Tel 5% © (852) 2826 2826 | Fax {§H : (852) 2826 2888
www.gemdalepi.com
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