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Dear Shareholders,

On behalf of Zhong An Group Limited (‘Zhong An” or the “Company”) and
its subsidiaries (together the “Group”), | am pleased to present the annual
results of the Group for the year ended 31 December 2025 (“2025").

REVIEW OF RESULTS

The audited consolidated revenue in 2025 was approximately RMB8,774.5
million, representing a decrease of approximately 37.0% from that of 2024.
The gross profit in 2025 was approximately RMB638.2 million, representing
a decrease of approximately 72.1% from that of 2024; the net loss was
approximately RMB936.0 million, as compared to a profit of approximately
RMB218.0 million in 2024. The board (the “Board”) of directors of the
Company does not propose the payment of a final dividend for the year
2025 (2024 Nil).

Zhong An Group Limited 2025 Annual Report
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Chairman’s Statement (Continued)

MARKET AND BUSINESS REVIEW

2025 marks the concluding year of the “14th Five-Year Plan”. China’s real
estate market underwent a transition from continuous policy easing to a
gradual recovery of confidence, with the industry steadily bottoming out
and rebounding towards a new development model. In 2025, Hangzhou's
land market demonstrated exceptional performance, reflecting high market
recognition of the value of Hangzhou's core assets. According to data
from the China Index Academy, in 2025, the total transaction volume
of residential-related land in the entire Hangzhou (including ten districts
and three counties and cities) reached RMB142.53 billion, representing
a year-on-year increase of approximately 21.5% and ranking first among
cities nationwide. Throughout the year, a total of 92 residential-related
land parcels (within the ten districts) were sold, with a total floor area of
approximately 6.24 million sg.m., representing a year-on-year increase
of 15%. The enthusiasm for the Hangzhou land market was particularly
notable, with the average annual premium rate remaining at a high level of
30%. As an enterprise that has been deeply rooted in Hangzhou for nearly
30 years, the Group has consistently adhered to the general keynote of
“keeping progress with stability” in the face of industry differentiation and
adjustment. Leveraging its exceptional product quality and services, high-
quality and abundant low-cost land reserves, robust financial position, and
a deep-rooted development strategy centred on Hangzhou, the Group
has continued to navigate through cycles and construct a solid moat,
maintaining stable overall operations.
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Chairman’s Statement (Continued)

ERHRSE (&)

During the past year, the Group continued to strengthen its presence in
the Yangtze River Delta city cluster with Hangzhou as its core. For the year
ended 31 December 2025, the Group recorded total recognized annual
sales of approximately RMB7,967.2 million, with a total recognized annual
sales area of approximately 456,000 sq.m. As of 31 December 2025,
the total GFA of the Group’s land bank was approximately 6.64 million
sg.m., primarily distributed across several core cities in the Yangtze River
Delta, including Hangzhou, with an average land cost of RMB2,550 per
sg.m. During the market adjustment period, the Group has placed greater
emphasis on financial stability, with its debt-to-asset ratio maintained at
a reasonable level within the industry. With exceptional product quality
and delivery capabilities, the Zhong An brand’s influence has continued
to rise. During FY2025, the Group was granted awards and honours by
the Chinese government and recognized institutions, including the “2025
Top 100 China Real Estate Developers”, “2025 Top 10 Chinese Real
Estate Listed Companies for Financial Stability”, “2025 Top 10 Chinese
Real Estate Listed Companies for Investment Value”, “2025 Top 34 Listed
Chinese Real Estate Companies by Comprehensive Strength”, and “2025
Top 100 China Integrated Property Service Enterprises”.

In 2025, as the housing market fully entered the era of existing stock,
the new housing market increasingly shifted toward satisfying demand
for improved housing. The Group closely followed market changes
and remained customer-centric, implementing comprehensive iterative
upgrades across product design, engineering construction, and delivery
services. During the year, multiple projects achieved high-quality delivery,
with some projects continuing to achieve “certificate issuance upon
delivery”. Our persistent pursuit of “Hangzhou workmanship” quality has
not only earned us a market reputation but also laid a solid foundation for
the sustainable development of the enterprise. Looking ahead, the Group
will focus on product capability, operational capability, and efficiency,
reshaping product value through the “Three” philosophy of “Life, Ecology,
and Living”.

In addition to its core business of residential development, China New
City Group Limited (“China New City”), a subsidiary of the Company,
continued to deepen its “4+X” business layout, forming an ecological
matrix with commercial property development, commercial operations,
hotel management, and industrial investment as the four core business
segments, and emerging industries such as new cultural tourism, low-
altitude economy, and industrial services (collectively, the “New Chain
Industries”) as extensions. A “golden circle” with strong synergy effects
has been formed among the segments. Looking ahead, it will continue to
innovate its business models and deeply cultivate new tracks such as the
low-altitude economy and experiential consumption.

Zhong An Group Limited 2025 Annual Report
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Chairman’s Statement (Continued)

In terms of commercial property development, the Hangzhou I0C
Chaohong project was awarded the “2025-2026 River-view Grand Flat
Triple Crown”, providing the Group with stable profitability to navigate
through market cycles. In terms of Commercial Operations, China New
City has successfully built benchmark projects such as Xiaoshan Zhong
An Plaza, Yuyao Zhong An Square, and Zhonganli Jia Run Mansion. It also
innovatively launched industry-city integration models such as Wenzhou
Longgang Future Center and Xixi Future Industrial Park to achieve
coordinated development of diversified business. Driven by the dual drive of
increasing the value of existing assets and innovating in asset-light models,
China New City continued to deepen its strategic layout. Through the full-
chain model of “space + operation + content”, the annual customer flow
exceeded 17 million, among which the customer flow of Xiaoshan Zhong
An Plaza surged by approximately 12% year-on-year and the Yuyao project
increased by approximately 8% year-on-year. In terms of hotel operations,
Bright Hotel Group adhered to the strategic positioning of “a brand with
industry competitiveness in the mid-to-high-end accommodation industry”,
continued to expand the output of Bright brand management, added 5
new entrusted management projects to form a diversified product matrix
covering high-end business hotels, resort hotels and theme hotels, further
strengthening the asset-light management model. Looking to the future, the
hotel management business segment will take “brand value empowerment
+ digital operation” as its core strategy, continue to explore “hotel +”
business innovation, and build new market competitive advantages through
product iteration and service upgrades.
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Chairman’s Statement (Continued)

ERHRSE (&)

As an emerging business, China New City has continuously explored new
“cultural tourism+" businesses, forming an integrated ecosystem of cultural
tourism + new media, cultural tourism + short plays, cultural tourism +
education, cultural tourism + low altitude, cultural tourism + supply chain
and O+EPC, becoming a benchmark cultural tourism enterprise leading the
industry.

In 2025, the low-altitude economy, as a key area of new quality productivity
development in the national “14th Five-Year Plan”, has ushered in
unprecedented development opportunities. Zhong’an Aviation, a subsidiary
of China New City, has been deepening its strategic layout of “low altitude
+ cultural tourism” and actively exploring commercial operation paths since
successfully test-flying an Electric Vertical Take-off and Landing aircraft
(eVTOL) in 2024. With the continuous expansion of application scenarios,
Zhong’an Aviation will further explore the practical application of eVTOL
technology in inter-city commuting, tourism and other scenarios, promote
the rapid implementation of the low-altitude economy industry chain,
and seize the dominant position of new quality productivity, injecting new
momentum into the Group’s development.
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Chairman’s Statement (Continued)

Zhong An Intelligent Living Services Limited (“Zhong An Intelligent
Living”), a subsidiary of the Group, is a high-quality property service
provider with stable operations and a deep presence in the Yangtze
River Delta region. By integrating Al technology into its “1+9” model, the
company has created a replicable platform-based development model.
It continues to expand value-added businesses such as housekeeping,
renovation, and pet services, maintaining steady growth in terms of area
under management, revenue, and third-party expansion area. According
to data from the China Index Academy, Zhong An Intelligent Living has
been shortlisted for the “Top 100 Property Management Companies in
China” since 2016, with its ranking rising from 82nd to 36th in 2025. This
reflects the continuous improvement of the Group’s property management
capabilities and comprehensive strength. Currently, the company is
transitioning from a traditional property service enterprise to a “technology-
enabled integrated platform for life services”. By leveraging the construction
of intelligent platforms and collaborating with strategic partners on robotics
technology integration, it is driving the digital upgrade of service scenarios
and expanding into diversified value-added tracks such as automotive and
pet services. Simultaneously, it has established associates with local state-
owned assets to innovate its regional expansion models.

In 2026, Zhong An Intelligent Living will continue to fortify its cash flow
safety margin, focusing on operational efficiency and consolidating its
quality foundation. With service innovation as the engine, it aims to achieve
a multi-party win-win value for homeowners, partners, investors, and the
enterprise through customized supply, refined management, and digital
empowerment.

The Group’s Zhejiang Zhongan Charity Foundation (the “Foundation”)
adheres to the mission of “charity from Zhong An and love across the
world (R0\AEZE» Z1TXK )" and actively participates in philanthropic
endeavours. In 2025, the Foundation continued to build warm bridges
between urban and rural areas through various public welfare projects,
including the Stamen Scheme (JE&SETE), the vy Scheme (B #stEl),
the Warm Sun Scheme (B&F55TE)), and rural revitalization. With total
charitable expenditures approximately RMBO0.82 million for the year, the
Foundation fulfilled its corporate social responsibility through practical
actions and contributed to the harmonious development of society.
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Chairman’s Statement (Continued)

ERHRSE (&)

OUTLOOK AND DEVELOPMENT STRATEGY

2026 marks the inaugural year of the “15th Five-Year Plan” and is a
critical period for the real estate industry to transition toward a new
development model and achieve high-quality development. The “15th Five-
Year Plan” proposes the implementation of measures such as “control
incremental supply, reduce inventory, and optimize quality of supply”
through city-specific policies, encouraging the exploration of multi-channel
revitalisation of existing commercial housing, with a focus on areas such as
affordable housing to further stabilize the market. The plan also proposes
strengthening housing protection for first-marriage and first-child families,
and supporting the improved housing needs of families with multiple
children, while deeply advancing the establishment of basic systems and
supporting policies for the new real estate development model to promote
the long-term healthy development of the industry at the institutional level.

The Yangtze River Delta city cluster, as one of the most economically
dynamic, open, and innovative regions in China, has demonstrated strong
resilience during this round of industry adjustment, showing powerful
momentum for being among the first to recover. The Group will continue
to adhere to the strategic layout of “deepening its presence in the Yangtze
River Delta”, closely following national development strategies. By fully
leveraging regional advantages and brand accumulation, the Group aims
to seize opportunities and achieve steady development during the industry
recovery period. 2026 marks a pivotal journey for the Group as it moves
towards its 30th anniversary milestone. The Group has identified “product
capability development” and “comprehensive Al construction” as its two
strategic pillars, fully advancing model transformation and management
reshaping. Product capability is the foundation of the Group’s commitment
to long-termism. Looking ahead to the “15th Five-Year Plan”, the Group will
continue to take the construction of “Good Houses” as its core objective,
focusing on product, operational, and efficiency capabilities, while
reshaping product value through the “Three” philosophy of “Life, Ecology,
and Living.”

As market inventory continues to be digested, policies exert synergistic
effects, and social expectations gradually recover, the real estate market is
expected to gradually complete its bottoming out and rebound during the
“15th Five-Year Plan”, moving towards a stage of high-quality development
characterized by more stable scales, optimized structures, and quality-
driven growth. With firm confidence in the future, in 2026, the Group will
adhere to the principle of keeping progress with stability, continuously
promoting sales clearance and collections, solidly planning for future
development, strengthening financial and capital control, and consolidating
operational achievements to achieve high-quality development. Standing
at the threshold of its 30th anniversary, the Group will remain guided by
strategy, firm in its confidence, determined in its progress, and courageous
in innovation, striving to create new brilliance while navigating through
market cycles!

Zhong An Group Limited 2025 Annual Report
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Chairman’s Statement (Continued)

Dear Shareholders, the cold winter has passed, and spring is in sight.
2026 will be a crucial year for the Group to accumulate steady progress
and reshape its value. We will continue to uphold the philosophy of long-
termism, marching forward hand-in-hand with all Shareholders to co-
create a bright future. Lastly, on behalf of the Board, | would like to express
my heartfelt gratitude to our Shareholders and business partners for their
long-standing support, as well as to all our staff for their hard work and
dedication!

Shi Zhongan
Chairman

The People’s Republic of China, 26 March 2026
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Management Discussion and Analysis

BEEREDR

RESULTS

The consolidated revenue of the Group for the FY2025 was approximately
RMB8,774.5 million, representing a decrease of approximately 37.0% from
that of the FY2024. The gross profit for the FY2025 was approximately
RMB638.2 million, representing a decrease of approximately 72.1% from
that of the FY2024. The loss attributable to owners of the parent for the
FY2025 was approximately RMB891.6 million, while the profit attributable
to owners of the parent for the FY2024 was approximately RMB19.9
million. The basic loss per share was approximately RMB15.8 cents
(FY2024: basic earnings per share of approximately RMB0.4 cents).

INDUSTRY REVIEW

According to data from the National Bureau of Statistics of the PRC, in
2025, China’s gross domestic product (GDP) exceeded RMB140 trillion
for the first time, reached RMB140,187.9 billion, representing a growth
of 5.0% compared to the previous year calculated at constant prices.
Faced with the complex changes in the domestic and international
economic environment, China has implemented the new development
philosophy, promoted high-quality development, coordinated the domestic
and international dual circulations, balanced development and security,
and adopted a more proactive and effective macro policy. It has further
advanced the construction of a unified national market, and the national
economy has operated steadily amid challenges, moving towards high-
quality development with new achievements. All major economic and
social development goals and tasks for the year have been successfully
accomplished, marking the successful conclusion of the 14th Five-Year
Plan.

In 2025, nationwide real estate development investment amounted to
RMB8,278.8 billion, representing a decrease of 17.2% compared to
the previous year. Among them, residential investment amounted to
RMB®6,351.4 billion, representing a decrease of 16.3%. In 2025, the
gross floor area (“GFA”) of newly built commodity properties sold was
881.01 million sg.m., representing a decline of 8.7% compared to the
previous year. Among them, the decline of GFA of residential properties
sold was 9.2%, while the decline of GFA of office building sold was 6.2%,
and the decline of GFA of commercial business properties sold was
9.5%. The sales volume of newly built commodity properties amounted
to RMB8,393.7 billion, representing a decrease of 12.6%, with sales
of residential properties decreasing by 13.0%, sales of office building
decreasing by 9.3%, and sales of commercial business properties
decreasing by 11.7%.
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Management Discussion and Analysis (Continued)

In 2025, the area under construction by property development enterprises
amounted to 6,598.9 million sg.m., representing a decrease of 10.0%
compared to the previous year. Among them, the area under construction
of residential buildings was 4,601.23 million sq.m., representing a decrease
of 10.3%. The newly started construction area of buildings amounted to
587.70 million sg.m., representing a decrease of 20.4%. Among them, the
newly started construction area of residential buildings was 429.84 million
sg.m., representing a decrease of 19.8%. The completed construction area
of buildings amounted to 603.48 million sg.m., representing a decrease
of 18.1%. Among them, the completed construction area of residential
buildings was 428.30 million sg.m., representing a decrease of 20.2%.
At the end of 2025, the area of commodity properties for sale amounted
to 766.32 million sg.m., representing an increase of 1.6% compared to
the previous year. Among them, the area of residential buildings for sale
increased by 2.8%, the area of office buildings for sale increased by 0.3%,
and the area of commercial business buildings for sale decreased by 1.4%.

BUSINESS REVIEW

The recognised revenue of properties delivered by the Group in the
FY2025 was approximately RMB7,967.2 million (FY2024: approximately
RMB13,192.5 million), representing a decrease of approximately 39.6%,
which was mainly due to the decrease in the total GFA of properties
delivered by the Group to approximately 456,395 sg.m. in the FY2025
from approximately 703,812 sg.m. in the FY2024, representing a decrease
of approximately 35.2%, and the corresponding amount of recognised
revenue that can be counted in the FY2025 decreased accordingly.

The recognised average selling price per sq.m. achieved by the Group in
the FY2025 was approximately RMB17,456.8, representing a decrease of
approximately 6.9% from approximately RMB18,744.4 for the FY2024.

Hangzhou ¢ Zi Jin Mansion
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Management Discussion and Analysis (Continued)

EEEwmE D (&)

During the FY2025, the total recognised GFA sold for the major projects of 120258 FE N > AN EE B = B TE B W B FESDIH
the Group and the respective recognised revenue are as follows: EERMEEDBHEWAUT :

% of interest
attributable

Recognised to the Group

GFA sold Recognised EES

Projects City Sy amount ZIEEED

HH HE HEER HERHEBRA MBS
sg.m. RMB million

PR  ARBEEET

Zhejiang

AL
Hidden Dragon Bay Hangzhou 3,012 30.0 66.6%
F=23EE LN
International Office Centre (IOC)A2 Hangzhou 4,492 109.0 72.0%
B B3 A HRDA2 LN
White Horse Manor Hangzhou 523 16.9 90.0%
B W LN
College Square Hangzhou S 0.4 90.0%
2EE LN
Fashion Color City Hangzhou 4,439 50.0 64.8%
BRIk LN
Cloud Land Hangzhou S 6.1 90.0%
S far = BB LN
Ruiyuan Mansion Hangzhou 188 3.9 90.0%
I JR BB LN
Others Hangzhou S 2.5 90.0%
HiZR LN
Long Ying Hui Jin Zuo (Bin He Yin) Hangzhou 7,196 137.3 64.8%
FEHREE £ E CBFIED) LN
Chaoyang Yinzuo Hangzhou S 0.8 64.8%
SR IR B LN
Ideal Bay Hangzhou 254 3.7 45.9%
B LN
Chun’an Lotus Mansion Hangzhou 4,260 52.5 90.0%
EZEIRN LN
Nan Hu Ming Yue Hangzhou 621 34.6 59.9%
ERlEENE LN
Xiaoshan Lotus Mansion Hangzhou 383 13.0 90.0%
LR LN
Chuyue Mansion Hangzhou 36,437 1,028.8 90.0%
HIAMT LN
Lan Lotus Mansion Hangzhou 42,042 1,491.8 90.0%
A= LN
Zecui Ju Hangzhou 58,282 925.4 90.0%
ERIE LN
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Management Discussion and Analysis (Continued)
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% of interest
attributable

Recognised to the Group
GFA sold Recognised AEE G
Projects City BER amount ZIEB #m
HE & HEmE - HBIHEWA MBS
sq.m. RMB million
FHAK ANEREEET
Zhangyuan Mansion Hangzhou 33,265 380.4 57.9%
1E IR I LI
Wenzhou Future City Wenzhou 40,974 598.6 45.0%
AINKERE Rl
Comphor Tree Bay Lishui 64 &L 90.0%
ERE =3
Chenyue Land Lishui 68,194 851.5 30.6%
=4 BB BBk
Guyue Mansion Shaoxing 6,357 215.6 90.0%
HHEEBA B
Heyuan Mansion Taizhou - 9.1 90.0%
AR AT aim
Zhong An Times Square Phase I Yuyao 1,200 6.1 67.0%
ReRAES 8 Rk
Jade Mansion Yuyao - 0.7 93.0%
SR Rk
Cixi Landscape Garden Cixi - 0.2 90.0%
RE K BZ
Cixi New City Cixi 1,082 6.2 64.8%
BOEAI T BZ
Xiuhu Lotus Gardon Yiwu 5,387 214.3 90.0%
75 1 B e
Lakeside Mansion Yiwu 22,241 836.5 90.0%
HE 2 BR e
Typha Lotus Garden Yiwu - 5.8 90.0%
ST ESE e
Ruyi Mansion Zhoushan 89 1.5 90.0%
WMEF gl
Cloud Chen Square Quzhou 7,239 80.2 45.9%
EYRE &
Jiangsu
L&k
Nanjing Future City Nanjing 4,038 23.4 90.0%
B RARE MR
Jiangyin Future City Wuxi 1,746 22.3 90.0%
IREARRE mi5
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Management Discussion and Analysis (Continued)
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% of interest
attributable

Recognised to the Group
GFA sold Recognised REE G
Projects City BRER amount ZIEB #m
HE & HEmE - HBIHEWA MBS
sq.m. RMB million
FrHAK ANEREHET
Anhui
Z8
Vancouver City Huaibei 49,263 317.2 100.0%
i B EE 3 7E1E
Green Harbour Hefei 2,634 20.2 84.2%
LR =)
Shandong
1T
Qingdao New City Qingdao 296 1.9 100.0%
B 5™ 55
Zhong An Future City Qingdao 25,881 193.7 90.0%
REZRKE 55
Yunnan
EE
Yunxing Imperial Palace Kunming 24,367 271.9 90.0%
EEE EH
456,395 7,967.2

The average cost of properties sold per sq.m. of the Group was 20258 o AEBEIFHE T A KYEHE
approximately RMB16,545.1 in the FY2025, representing an increase of AL A NRYE16,545.170 » B2024F FE >
approximately 6.1% from approximately RMB15,587.9 in the FY2024. AR 115,587,970 L ARAI6.1% ©
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Management Discussion and Analysis (Continued)

Progress of development on the major projects
Hangzhou City, Zhejiang Province
International Office Center (I0C)

IOC is a large-scale integrated commercial complex located in Qianjiang
Century City, Xiaoshan District, Hangzhou, which comprises serviced
apartments, shopping malls and offices. The total site area of Plot A is
92,610 sg.m. and planned total GFA is 798,795 sg.m. The project is
constructed in three phases, which consists of Plots A1, A2 and A3,
among which Plot A3 was completed in 2015, comprising serviced
apartments, shops and underground car parking spaces with a total GFA
of approximately 327,996 sq.m. So far, Plot A3 has been basically sold out
apart from a few housings and car parking lots. The construction of Plot
A2 has commenced in 2019 with a total GFA of approximately 263,555
sg.m. The project started the pre-sales in the third quarter of 2020, and
was completed in 20283. The volume of pre-sales of Plot A2 during the year
under review was in line with expectation. During the year under review,
Plot A2.1 of Plot A2 has been substantially sold out except for the high
floors, and pre-sales of Plot A2.2 were launched in early 2026. Plot A1 is
currently in the preliminary approval and filing stage.

Zecui Ju

It is located in Daicun Unit, Xiaoshan District, Hangzhou. It consists of high
rise buildings, with a total floor area of approximately 39,973 sg.m. and
a total GFA of approximately 71,951 sg.m., which is for residential use.
The project commenced construction in the second quarter of 2022 and
started the pre-sales in the fourth quarter of 2022, and was completed and
delivered in the first quarter of 2025. The volume of sales of the project
during the year under review was in line with expectation. So far, it has
been basically sold out apart from a small number of housing units and car
parking lots.

EIEE RN (&)

TERHERER
AT ETME
B AFINOC)

QLRI B LU @ 2T HAS A R B s 2 4
58 AERBAET ASMIIAE I
B A IR 48 (L M E A& 2392,610F /52K > TEEH
B EEAEAT98,795F K e ZIBE D =
HR I SR (A1 1R ~ A2 IR R ASIIR) » E R
ASHIIRE LR 2015F B T > BFRBALQ
E-EEEMTEES BREARBOA
327,996 75 3K o A3t B /L B B IR R BB I
LGk BEAREE - A2 BB 12019453
T BEEEBELNA263,555F 5K W
2020F B =FERIIMTEE > 1R2023F L T o
REIEEERE » AR A2 1 IRR S & 5
BEAREE A2 2113720265 ¥) B B ENTE
o AR B AT R AT HAIRHL IR FEBE L

JERE

M mELeBNET AeBAER
485 E AR 439,973 53K  HBIR S E AL
71,951 5 K fEEE B - %% B B 72022
FE_EBERT > R2022F FNEEMETE
B R2025FF—FEIB T ~ 217 o RO EE
FE G ZEBHENGEN ZBEBKLE
ERKREAUN BEAERE.

Hangzhouelnternational Office Centre (I0C)
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Management Discussion and Analysis (Continued)
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Shunyuan Mansion

It is located in the Yinhu plot of Fuyang District, Hangzhou. It consists of
high-rise, small high-rise and shops with a total floor area of approximately
54,493 sg.m. and a total GFA of approximately 130,783 sqg.m., which
is for residential use. The project commenced construction and started
the pre-sale in the third quarter of 2020. It was completed in 2023. The
volume of sales of the project during the year under review was in line with
expectation. So far, it has been basically sold out apart from some car
parking lots and a small number of shops.

Cloud Land

It is located in the City of Future Science and Technology, Yuhang District,
Hangzhou. It consists of multi-storey buildings, with a total floor area of
approximately 46,737 sg.m. and a total GFA of approximately 78,087
sg.m., which is for residential use. The project commenced construction
in the first quarter of 2021 and started the pre-sale in the third quarter of
2021. It was completed in 20283. The volume of sales of the project during
the year under review was in line with expectation. So far, it has been
basically sold out apart from some car parking reserves.

NEEFF

UMM T EGRR AR BSE NS
[E & i B4R Ak - AR AL I E 78 4954,493F ;5
Ko BEREEEMNI30,783F H K EEE
AR -ZIEBN20208E =FER T > Wi
2020 BE=FERMBNTAE - 1R2023F L T -
ROEFE ZBBHENSRBA-HE
Bal BREBoBEUKROEFEI EELE
o

S = 6

RN BRI ERRB R B2 B
Y AL EAEA46,737 A K RERE
BK78,087TF K FEERAB -ZEBRN
2021FEE—FERT  N2021FE=FE
EENTBE o 1R2023F M T o MEIBEE &%
EEHENGRA -BEBA  FEBOEMH
S BRRERE-

Hangzhou e Zi Jin Mansion
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Management Discussion and Analysis (Continued)

Ruiyuan Mansion

It is located in Yinhu Street, Fuyang District, Hangzhou. It consists of
high-rise buildings, large flat floors and shops, with a total floor area of
approximately 39,480 sg.m. and a total GFA of approximately 94,752
sg.m., which is for residential use. The project commenced construction in
the third quarter of 2021 and started the pre-sales in the fourth quarter of
2021. It was completed in 2023. During the year under review, it has been
basically sold out apart from a few shops and some car parking lots.

Lotus Mansion (Chun’an)

It is located in the Pearl Peninsula plot, Chun’an County, Hangzhou.
It consists of high-rise buildings and villas, with a total floor area of
approximately 22,417 sg.m., and a total GFA of approximately 48,870
sg.m., which is for residential use. The project commenced construction
in the third quarter of 2021 and started the pre-sale in the fourth quarter
of 2021. It has been delivered in the first quarter of 2024. During the year
under review, it has been basically sold out apart from a few housings and
some reserves for car parking lots.

Long Ying Hui Jin Zuo (Bin He Yin)

It is located in Beigan Technology Innovation Park, Xiaoshan District,
Hangzhou. It consists of large flat floors and shops, with a total floor
area of approximately 12,819 sg.m., and a total GFA of approximately
44,867 sg.m., which was for commercial use. The project commenced
construction in the fourth quarter of 2021 and started the pre-sales in the
third quarter of 2022. It has been completed and delivered in the third
quarter of 2024. During the year under review, it has been basically sold out
apart from a few car parking lots.

Chuyue Mansion

It is located in Shushan Unit, Xiaoshan District, Hangzhou. It consists of
high-rise buildings, with a total floor area of approximately 18,641 sqg.m.
and a total GFA of approximately 41,010 sqg.m., which is for residential use.
The project commenced construction in the second quarter of 2022 and
started the pre-sales in the fourth quarter of 2022, and was completed and
delivered in the first quarter of 2025. The volume of sales of the project
during the year under review was in line with expectation. So far, it has
been basically sold out apart from some car parking lots.

EEEwmE D (&)
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Management Discussion and Analysis (Continued)
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Zhangyuan Mansion

It is located in Dangwan Unit, Xiaoshan District, Hangzhou. It consists
of high-rise buildings and shops, with a total floor area of approximately
24,270 sg.m. and a total GFA of approximately 60,675 sqg.m., which is for
residential use. The project started the pre-sales in the fourth quarter of
2022 and was completed and delivered in the first quarter of 2025. The
volume of sales of the project during the year under review was in line with
expectation.

Ningbo, Zhejiang Province
Cixi Zhong An Landscape Gard\Cixi New City

This is a residential and commercial property project located in Cixi,
Zhejiang Province. The total site area is approximately 197,655 sq.m. The
project includes a commercial portion that provides supporting services to
local residents, with a total GFA of approximately 510,125 sg.m., consisting
of multi-storey apartments which are developed in six phases. So far, the
residential part has been basically sold out. Commercial Phase 1, with
a total GFA of approximately 28,158 sg.m., commenced construction in
July 2019, and started the pre-sales in the third quarter of 2020. It was
completed in 2021. Commercial Phase II, with a total GFA of approximately
72,000 sg.m., commenced construction in the second quarter of 2021,
and was completed in 2023. The volume of sales of the project during
the year under review was in line with expectation, with a small number of
shops and parking spaces remaining unsold.

Yiwu, Zhejiang Province
Lakeside Mansion

It is located in Beiyuan Street, Yiwu, Zhejiang Province. It is mainly
composed of houses, villas, flat floors and shops, with a total floor area
of approximately 20,411 sg.m. and a total GFA of approximately 32,658
sg.m., which is for residential use. The project commenced construction in
the fourth quarter of 2021 and started the pre-sales in the third quarter of
2022. It has been completed in the end of 2024. The volume of sales of the
project during the year under review was in line with expectation.

Xiuhu Lotus Garden

It is located in the West Plot of Hutang, Yiwu, Zhejiang Province. It is
mainly composed of courtyards, with a total floor area of approximately
49,428 sq.m. and a total GFA of approximately 52,214 sqg.m., which is for
residential use. The project commenced construction in the first quarter
of 2021 and started the pre-sales in the third quarter of 2021. It has been
delivered in the first quarter of 2024. So far, it has been basically sold out
apart from a few housing and car parking lots.

Zhong An Group Limited 2025 Annual Report
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Management Discussion and Analysis (Continued)

Wenzhou, Zhejiang Province
Future Center (Da Guan Ming Zhu)

It is located in Longgang Future Community, Wenzhou. It consists of high
rise buildings and shops, with a total floor area of approximately 69,369
sg.m. and a total GFA of approximately 168,141 sg.m., which is for
residential use. The project commenced construction in the fourth quarter
of 2021 and started the pre-sales in the fourth quarter of 2021. It has been
completed in the second quarter of 2024 and delivered in the third quarter
of 2024. The volume of sales of the project during the year under review
was in line with expectation.

Shaoxing, Zhejiang Province
Guyue Mansion

It is located in the west of the main urban area of Shaoxing. It is composed
of courtyards and shops, with a total floor area of approximately 43,412
sg.m. and a total GFA of approximately 52,528 sg.m., which is for
residential use. The project commenced construction in the third quarter
of 2020 and started the pre-sales in the first quarter of 2021. It was
completed in 2023. The volume of sales of the project during the year
under review was in line with expectation.
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Management Discussion and Analysis (Continued)
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Taizhou, Zhejiang Province
Future City (Spring Breeze)

It is located in High-tech Zone of Taizhou. It is composed of high-rise
buildings, with a total floor area of approximately 122,354 sgq.m. and a
total GFA of approximately 283,088 sg.m., which is for residential use. The
project commenced construction in the fourth quarter of 2020 and started
the pre-sales in the second quarter of 2021. It was completed in 2023. The
volume of sales of the project during the year under review was in line with
expectation.

Heyuan Mansion

It is located in the Evergrande East Plot of Hongjia Street, Jiaojiang
District, Taizhou. It is composed of high-rise and small high-rise buildings,
with a total floor area of approximately 39,742 sgq.m. and a total GFA
of approximately 86,838 sg.m., which is for residential use. The project
commenced construction in the fourth quarter of 2020 and started the pre-
sales in the fourth quarter of 2020. It was completed in 2023. So far, it has
been basically sold out apart from a few car parking lots.
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Management Discussion and Analysis (Continued)

Quzhou, Zhejiang Province
Cloud Palace Square (Cloud Chen Square)

It is located in the High-speed railway station area of Quzhou. It is
composed of high-rise buildings, floor stores and supermarkets, with a total
floor area of approximately 72,774 sq.m. and a total GFA of approximately
106,250 sg.m., which for residential use. The project commenced
construction in the second quarter of 2021, and started the pre-sales in the
third quarter of 2021. It has been completed and delivered in the second
quarter of 2024. The volume of sales of the project during the year under
review was in line with expectation. So far, it has been basically sold out
apart from a few and shops and car parking lots.

Lishui, Zhejiang Province
Chenyue Mansion (Chenyue Mingdi)

It is located in Liandu District, Lishui. It is composed of high-rise buildings
and shops, with a total floor area of approximately 52,293 sg.m. and a
total GFA of approximately 104,586 sqg.m., which is for residential use.
The project commenced construction in the second quarter of 2022 and
started the pre-sales in the third quarter of 2022, and was completed and
delivered in the second quarter of 2025. The volume of sales of the project
during the year under review was in line with expectation.

Huaibei, Anhui Province
Vancouver City

This is a low-density residential project in Huaibei, Anhui Province, which
includes townhouses, multi-storey apartments and shopping units.
The project is developed in several phases, and its sale and pre-sales
during the year under review were in line with expectation. The Huaibei
Bright Hotel, with a GFA of approximately 67,061 sg.m., has been put
into business in September 2017. The GFA of Phase V project of south
Jinyuan Mansion is approximately 100,000 sg.m. The project commenced
construction in the third quarter of 2021 and started the pre sales in
the third quarter of 2021. It was completed in 2023. So far, it has been
basically sold out apart from some car parking lots. The GFA of project of
Xiangyuan Mansion is approximately 90,000 sg.m. The project commenced
construction and started pre-sales in the fourth quarter of 2022. The first
batch was completed and delivered in the second quarter of 2025 and the
second batch was completed at the end of 2025. The volume of sales of
the project during the year under review was in line with expectation.
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Nanjing, Jiangsu Province
Future Mansion

It is located in Development Zone of Gaochun District, Nanjing, Jiangsu
Province. It is composed of high-rise and small high-rise buildings, with
a total floor area of approximately 67,085 sg.m. and a total GFA of
approximately 154,297 sqg.m., which is for residential use. The first and
second lots of the project commenced construction in the third quarter of
2020 and started the pre-sales in the third quarter of 2021, and has been
completed and delivered in 2024. The volume of sales of the project during
the year under review was in line with expectation.

Qingdao, Shandong Province
Future Mansion (Residential)

It is located in Huangdao District, Qingdao. It consists of high-rise, small
high-rise, multi-storey buildings and apartments for talents, with a total
floor area of approximately 58,596 sg.m. and a total GFA of approximately
158,209 sg.m., which is for residential use. The project commenced
construction in the second quarter of 2021 and started the pre-sales in the
second quarter of 2021. It has been completed and delivered in 2024. The
volume of sales of the project during the year under review was in line with
expectation.

Qingdao New City

| It is located in Hetao District, Hongdao Economic Zone, Qingdao. It
mainly consists of high-rise residential buildings, apartments, offices and
shops with a total floor area of approximately 51,376 sq.m. and a GFA of
approximately 111,483 sg.m., among which, the planed building area of
the residential plot is approximately 53,254 sq.m. The pre-sales started
in the fourth quarter of 2019 and it was completed in 2021. So far, it has
been basically sold out apart from some housings and car parking lots.
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Management Discussion and Analysis (Continued)

Kunming, Yunnan Province
Yunxing Imperial Palace

It is located in the plot of Yongshan Street Office, Xishan District, Kunming.
It mainly consists of high-rise residential buildings, apartments and shops
with a total floor area of 37,024 sq.m. and a total GFA of approximately
283,932 sg.m. The project commenced construction in the second quarter
of 2020. It has been completed in the third quarter of 2024 and delivered
in the fourth quarter of 2024. The volume of sales of the project during the
year under review was in line with expectation.

Overseas
Amber Rise

This project is in Vancouver, Province of British Columbia, Canada with a
total GFA of approximately 7,719 sq.m. The site is located in a wealthy
district with approximately 20 minutes drive to the downtown of Vancouver
City. A total of 12 townhouses with individual swimming pools and deluxe
design will be built in 3 phases. The construction commenced in 2016, and
the construction of 3 independent houses has been completed, with the
plan adjustment and approval for the subsequent buildings in progress.
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Contracted sales in 2025

For the FY2025, the contracted GFA sold by the Group was approximately
239,169 sqg.m. (FY2024: approximately 353,329 sg.m.) with the contracted
sales amount of approximately RMB3,597.3 million (FY2024: approximately
RMB5,868.5 million), representing a year-to-year decrease of approximately
38.7%. The decrease was mainly attributable to a modest decrease in
demand for residential and commercial properties and cautious market
sentiment stemming from challenges that faced the domestic economy and
the real estate industry in the FY2025. Set out below are the details of the

2025F SRIHE

R20258 > REBNERHEEMBRAS
239,169 5 2K (202481 & : 49353,329°F /5
K) P ERHEREAN AR 597.38 8
7T (202484 5F 1 {9 AR #55,868.5 & 7T)  [F]
EE T BE4988.7%  BRABLD D EEBREE
B M ENFREEH H D MUK F202584
FERARLERFMETEMRIBE B
MEBEEBE - TZBEENSREEHBN

contracted sales from the major projects: T
% of interest
attributable
to the Group
Contracted Contracted REEL
Projects City GFA sold amount ZIBR#ER
1= & AEFHEEE SRESEKRA MBS
sq.m. RMB million
FroR  AREHBT
Zhejiang
AL
Others(Residential) Hangzhou 1563 13.8 90.0%
Hith (F=%) U
Others(Commercial) Hangzhou - 1.8 64.8%
Hith () U
White Horse Manor Hangzhou 798 25.6 90.0%
B W U
Hidden Dragon Bay Hangzhou 5,969 (515 66.6%
F=3E g U
International Office Centre (IOC)A3 Hangzhou 247 3.8 72.0%
B B3 A HRDAS UM
International Office Centre (IOC)A2 Hangzhou 9,265 384.9 72.0%
B B3 A HRDA2 UM
Nan Hu Ming Yu Hangzhou 513 26.6 59.9%
m IR A LN
Fashion Color City Hangzhou 935 156.9 64.8%
EEA LN
Cloud Land Hangzhou S 7.4 90.0%
S 1 = BB U
Chun’an Lotus Mansion Hangzhou 2,954 40.2 90.0%
R R IR U
|deal Bay Hangzhou 127 1.8 45.9%
e LN
Long Ying Hui Jin Zuo (Bin He Yin) Hangzhou 2,605 67.4 64.8%
PEiBESE CEME) U
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% of interest
attributable
to the Group

Contracted Contracted AEE G
Projects City GFA sold amount ZIEB #m
HE & AREEER AREEKRA MBS

sq.m. RMB million
FHAK ANEREEET

Chuyue Mansion Hangzhou 12 5.0 90.0%
HIART LI
Lan Lotus Mansion Hangzhou - && 90.0%
B =A U
Zecui Ju Hangzhou 13,532 226.6 90.0%
ERE LI
Zhangyuan Mansion Hangzhou 12,886 1561.8 57.9%
15 IR I LM
Yunqiqiling Hangzhou 12,017 171.7 36.0%
EESHE LM
Weikechenming Mansion Hangzhou - 7.3 45.0%
RERH#N LM
Chenhan Mansion Hangzhou - 51.3 22.5%
= LM
Ruiyuan Mansion Hangzhou 94 3.1 90.0%
TR &R LM
Xinnongdu Hangzhou 12,575 119.5 27.5%
R ER LM
Cixi New City Cixi 790 6.4 64.8%
BOEAI T BZ
Chenyue Land Lishui 19,324 226.9 30.6%
=4 BB BBk
Jiang Lin Mansion Lishui 232 1.5 90.0%
S % BB BBk
Xiuhu Lotus Gardon Yiwu 306 10.7 90.0%
75 1 B e
Lakeside Mansion Yiwu 4,820 176.7 90.0%
HE 2 BR e
Typha Lotus Garden Yiwu - 4.0 90.0%
ST ESE e
Wenzhou Future City Wenzhou 12,407 158.4 45.0%
ANKERE PRl
Sky Tree (Residential) Wenzhou 2,217 2515 22.5%
Rz (FE) papAl
Guyue Mansion Shaoxing 6,090 220.8 90.0%
HHEABR B
Tang Song He Ming Shaoxing 6,170 210.4 44.1%
SHIEMB B

ma>=
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% of interest
attributable
to the Group

Contracted Contracted AEE L
Projects City GFA sold amount ZIEB #m
1EH & ARHEEER AREEKRA MBS
sq.m. RMB million
FrHAK ANEREHET
Shaoxing Future City Shaoxing 12,333 176.9 51.3%
BERRLE 4R
Cloud Chen Square Quzhou 5,930 62.6 45.9%
EYRE (B
Heyuan Mansion Taizhou - 10.0 90.0%
AR AT aim
Taizhou Future City Taizhou 20,996 305.1 90.0%
BINRRHLE am
Jiangsu
LB
Nanjing Future City Nanjing 3,235 19.8 90.0%
mmARE MR
Jiangyin Future City Wuxi 560 7.4 90.0%
JIRRRZRE w5
Anhui
Z8
Vancouver City Huaibei 36,012 210.7 100.0%
i B EE 3 L
Green Harbour Hefei 2,617 20.5 84.2%
LR =)
Shandong
1T
Zhong An Future City Qingdao 9,491 69.9 90.0%
RERHKE 55
Yunnan
EE
Yunxing Imperial Palace Kunming 20,957 269.0 90.0%
E AT EH
239,169 3,597.3
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Management Discussion and Analysis (Continued)

LAND BANK

As at 31 December 2025, the total GFA of the Group’s land bank was
approximately 6.64 million sg.m., among which the total unsold or
undelivered GFA of the completed properties projects was approximately
2.64 million sg.m. As at 31 December 2025, the average acquisition cost of
the Group’s overall land bank was approximately RMB2,550 per sg.m.

OTHER BUSINESS DEVELOPMENT

The Group’s businesses have become increasingly diversified, which lays a
solid foundation for more stable income and risk diversification in the future.
The group will steadily advance its high-quality development strategic
goals and light-asset operating management model. While solidifying the
foundation of its real estate business, the Group has gradually expanded
the scope of commercial operations, intelligent property management
services, and other businesses, including not only hotel management,
commercial operations, office building management, intelligent property
management services and etc. and has continue to explore business
development in the construction and capital sectors, so as to enhance
the linkage and synergy among its upstream and downstream businesses
in the real estate industry, and strive to maintain a good momentum of
sustainable development.

HOTEL MANAGEMENT

There are currently four hotels under the Group’s management, namely,
Hangzhou Xiaoshan Holiday Inn Hotel, Hangzhou Qiandao Lake Bright
Resort Hotel, Huaibei Bright Hotel, and Ningbo Bright Hotel. The Group
recorded hotel operating revenue of approximately RMB198.0 million during
the FY2025 (FY2024: approximately RMB224.6 million), representing a
decrease of approximately 11.8%. The hotels’ overall occupancy rate for
the FY2025 was approximately 62% (FY2024: approximately 63%).

COMMERCIAL OPERATIONS

For the FY2025, the Group’s revenue from leasing business was
approximately RMB155.1 million, representing an increase of approximately
26.8% as compared to approximately RMB122.3 million in the FY2024.
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Currently, the Group’s leasing income is mainly derived from Xiaoshan
Zhongan Square, International Office Center (I0C), Yiwu Zhongan Square,
Yuyao Zhongan Square, and the shopping units of Hidden Dragon
Bay. Xiaoshan Zhongan Square consists of office buildings, a shopping
center, a hotel, serviced apartments, and underground parking lots. The
performance of the respective leasing properties has been satisfactory. The
overall occupancy rate for the FY2025 was approximately 83% (FY2024:
approximately 81%).

PROPERTY MANAGEMENT AND OTHER SERVICES

For the FY2025, the Group’s revenue from property management and
other services was approximately RMB454.2 million, representing an
increase of approximately 16.2% as compared to RMB390.8 million in
the FY2024. The Group provides high-quality property management and
other services to the owners of properties developed by the Group and
other developers. While solidifying the basic services, the Group continues
to expand its service chain and business scope. In addition to providing
services such as housekeeping, car washing and property renovations, the
Group newly tapped into pet services, which contributed to satisfactory
revenue growth. By delivering high-quality services, the Group has gained
the trust of its customers and managed to expand the property area under
its management nationwide by continuously taking on new projects.

As the Group’s businesses become increasingly diversified, the Group
steadily advances its high-quality development strategic goals and light-
asset operating management model. While maintaining a solid foundation
in its real estate business, the Group has gradually expanded the scope
of commercial operations, intelligent property management services,
and other business sectors. The Group not only extends its reach in
hotel operations, commercial leasing, office building management, and
intelligent property management services but also expands into modern
agriculture, education and culture, film and entertainment, leisure tourism,
and wellness industries to align with its overall industry development. The
Group also continues to explore business development in the construction
and capital sectors to increase the interconnectedness and synergy of
upstream and downstream businesses in the overall real estate industry,
making unremitting efforts to maintain a good momentum of sustainable
development.
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Management Discussion and Analysis (Continued)

AWARDS AND RECOGNITIONS

The Group had received the following awards and accolades from the PRC
government and recognised authorities during the FY2025:
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Awards

3]

Awarded parties/projects

RS EE

2025 Top 100 China Real Estate Developers
2025FR B E it E T M b2

2025 Top 10 China Real Estate Listed
Companies with Financial Stability

20250 B B it E A B B AR ETOP10

2025 Top 10 China Real Estate Listed
Companies with Investment Value
2025FR [ B il & A B EEETOP10

2025 Outstanding Real Estate Development
and Companies in China
2025 B E M ERBIEEBEBR T E

2025 Top 100 Property Management Companies in China
2025 M AR B R b 2

Zhong An Group Limited
REEBBRAT

Zhong An Group Limited

BEEBBRAE

Zhong An Group Limited

BLEBRRATE

Zhong An Group Limited

BLEBARAE

Zhejiang Zhong An Property Management Co., Ltd
IR ZNERE B RAE

Shaoxing ¢ Future City
B o RIRHE

Shaoxing ¢ Future City
4RE e KRR E

REEMARAT —BAFER

35



36

Management Discussion and Analysis (Continued)

EEEwmE D (&)

HUMAN RESOURCES

As at 31 December 2025, the Group employed a total of 4,857 staff (31
December 2024: 4,916 staff). The employees’ remuneration policy of
the Group was determined by reference to factors such as remuneration
information in respect of the local market, the overall remuneration
standard in the industry, inflation level, corporate operating efficiency
and performance of the employees. The Group conducts performance
appraisal on a yearly basis for its employees, the results of which are
taken into account of the annual salary review and promotion assessment.
The Group’s employees are considered for the entitlement of annual
discretionary bonus according to certain performance conditions
and appraisal results. To attract high calibre people and solidify the
management of the Group, eligible participants (including employee of the
Group) may be granted options to subscribe for shares in the Company
pursuant to the share option scheme adopted by the Company. The Group
also provides continuous learning and training programs to its employees
to enhance their skills and knowledge, so as to maintain the attraction of
the Company for talents and their competitiveness in the market.

In addition, the employees of the Group participate in defined contribution
provident fund schemes or retirement benefit plans as required under the
applicable local laws, pursuant to which the Group is required to make
monthly defined contributions to these plans at certain rates based on
employees’ salaries, subject to a certain ceiling. For the FY2025, there
were no forfeited contributions that may be used by the Group as the
employer to reduce the existing level of contributions.

DIVIDEND POLICY

The Company may distribute dividends by way of cash or by other
means that the Board considers appropriate. Any proposed distribution of
dividends is subject to the discretion of the Board and, where applicable,
the approval of the shareholders of the Company (the “Shareholders”).
The Board will consider various factors before declaring or recommending
any payment of dividends. These factors include the results of operation of
the business of the Group, the retained earnings and distributable reserves
of the Company and each of the members of the Group, the Group’s
actual and expected financial performance, the general business conditions
and strategies, the Group’s expected working capital requirements and
future expansion plans, the general economic conditions and business
cycle of the Group’s business, the future prospects of the business of the
Group, Shareholders’ interests, statutory and regulatory restrictions on the
payment of dividend and other internal or external factors that the Board
deems appropriate.
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Management Discussion and Analysis (Continued)

FINANCIAL ANALYSIS
Revenue

For the FY2025, the Group recorded a total revenue of approximately
RMB8,774.5 million, representing a decrease of approximately 37.0% as
compared to that of approximately RMB13,930.2 million for the FY2024.
Among them, the revenue derived from the sale of properties had
contributed and is expected to continually contribute to the vast majority
of the Group’s total revenue, accounting for approximately 90.8% of the
total revenue for the year. The decrease in the revenue was mainly due to
the decrease in the total GFA of the properties delivered in the FY2025
as compared to that of FY2024, and the corresponding decrease in the
amount of recognised revenue that can be counted in the FY2025.

Cost of sales

For the FY2025, the Group’s cost of sales was approximately RMB8,136.3
million, representing a decrease of approximately 30.1% as compared to
that of approximately RMB11,645.3 million for the FY2024. Such decrease
was mainly due to the decrease in the floor area of the properties delivered
in the FY2025 as compared to that of the FY2024.

Gross profit and Gross profit margin

For the FY2025, the Group recorded a gross profit of approximately
RMB638.2 million, representing a decrease of approximately 72.1% as
compared to that of approximately RMB2,284.9 million for the FY2024.
The gross profit margin was approximately 7.3%, which decreased by
approximately 9.1 percentage points as compared to that of the FY2024.
It was mainly due to the decrease in the average selling price of the
properties delivered by the Group in FY2025 compared with the FY2024,
and the increase in the average floor area cost of such properties for the
FY2025 as compared to that of the FY2024.

Other income and gains

The other income and gains of the Group amounted to approximately
RMB183.2 million for the FY2025, representing an increase of
approximately 160.8% as compared to that of approximately RMB70.2
million for the FY2024. This was mainly due to the fact that there was
one-time gain from re-measurement of investments in an associate in the
FY2025.
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Selling and distribution expenses

The selling and distribution expenses increased by approximately 10.1%
to approximately RMB247.5 million for the FY2025 from approximately
RMB224.9 million in the FY2024. It was mainly due to the increased in
sales and promotion expenses in the FY2025 as compared to that of the
FY2024.

Administrative expenses

Administrative expenses of the Group decreased by approximately 19.7%
to approximately RMB373.3 million for the FY2025 from approximately
RMB464.7 million for the FY2024. It was mainly as a result of the fact
that the Group had adopted a number of measures to reduce costs and
increase efficiency in the FY2025.

Impairment losses on financial assets, net

Impairment losses on financial assets, net increased by approximately
168.1% to approximately RMB179.4 million for the FY2025 from
approximately RMB69.5 million for the FY2024. It was mainly due to the full
provision for impairment losses on certain financial assets in the FY2025.

Other expenses

Other expenses of the Group decreased by approximately 7.3% to
approximately RMB93.7 million for the FY2025 from approximately
RMB101.1 million for the FY2024. It was mainly due to the decrease in
impairment provision for property and equipment.

Finance costs

Finance costs of the Group increased by approximately 116.1% to
approximately RMB320.7 million for the FY2025 from approximately
RMB148.4 million for the FY2024. It was mainly due to the fact that the
real estate development projects were mostly completed in FY2025, and
interest-bearing liabilities were mainly used for daily operations, resulting in
the inability to capitalise the relevant interest expenses.

Income tax expenses
Income tax expenses of the Group decreased by approximately 77.4%
to approximately RMB233.4 million for the FY2025 from approximately

RMB1,031.3 million for the FY2024. It was mainly due to the decrease in
the provision for LAT in the FY2025.
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Management Discussion and Analysis (Continued)

Capital structure

As at 31 December 2025, 5,635,809,800 shares in the Company were in
issue (31 December 2024: 5,635,809,800 shares).

As at 31 December 2025, the Group had total assets of approximately
RMB28,920.0 million (31 December 2024: approximately RMB39,262.7
million) which were financed by current liabilities of approximately
RMB11,126.5 million (31 December 2024: approximately RMB21,489.9
million), non-current liabilities of approximately RMB6,855.3 million (31
December 2024: approximately RMB4,894.5 million) and shareholders’
equity of approximately RMB10,938.2 million (31 December 2024:
approximately RMB12,878.4 million).

As at 31 December 2025, the Group had aggregate cash and cash
equivalents and restricted cash of approximately RMB898.7 million (31
December 2024 approximately RMB2,787.1 million).

As at 31 December 2025, the Group’s interest-bearing bank and other
borrowings amounted to approximately RMB6,775.1 million (31 December
2024 approximately RMB6,542.8 million).

The maturity profile of the borrowings was as follows:
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Management Discussion and Analysis (Continued)

EEEwmE D (&)

Interest-bearing bank and other borrowings bear interest at fixed rates and
floating rates. For the FY2025, the Group’s interest-bearing bank and other
borrowings bore average effective interest rate of approximately 4.98%
(FY2024: approximately 4.34%).

The denominated amounts of the borrowings were as follows:

Bt S 58 17 R EL fth 8 30 3% B & FI| 2 B 2 #hF)
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F 1 #94.34%) ©
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As at As at

31 December 31 December

2025 2024

20255 20244

12831H 12H31H

RMB’000 RMB’000

ARHEFT ANEETFT

RMB loans and borrowings AREERRER 6,775,135 6,542,802
6,775,135 6,542,802

For the FY2025, the total cost of borrowings of the Group was
approximately RMB357.3 million (FY2024: approximately RMB469.3
million), and, among which, interests with an amount of approximately
RMB37.7 million (FY2024: approximately RMB324.4 million) were
capitalised.

The Group maintained a healthy liquidity position. As at 31 December
2025, the current ratio, being a ratio of total current assets to total current
liabilities, was approximately 1.49 (31 December 2024: approximately
1.27). The ratio of interest-bearing bank and other borrowings to total
assets was approximately 0.23 (31 December 2024: approximately 0.17).
The net gearing ratio of the Group (defined as net debt divided by total
equity) was approximately 0.54 (31 December 2024: approximately 0.29)
(net debt is defined as total interest-bearing bank and other borrowings
less cash and cash equivalent and total restricted cash). The Group
always adopts a prudent financial policy in its operation and business
development.

Zhong An Group Limited 2025 Annual Report

12202507 5 » AEBME TR AR A EEEO AR
#357.38 B 7t (202481 F : 49 AR 15469.3
BB MEFNENARKIT.7TEET
(202484 : Y ANR¥324.45 8 T) EEAR
ke

REFHEFTERIREBE RN - 172025
F12831H  ABLEX (R B ELEBELER
FEEBERE LR 4951.49 (20245128
31H : £91.27) -MERTREMBEREAE
EBEMLEERLA0.23 (2024F128318
#0.17) - BEBLLE (EEAFEHERLULE
) £9750.54 (2024128318 : £90.29)
<~;$1§%&E’JTE%%‘§+ﬁa"%%’x&ﬁmﬂé
NBERRERRSSEYRZRIIRS
,.M@E) cAEBAEATEBEREREESE
—ERIR AR IEN R FEEES



Management Discussion and Analysis (Continued)

Capital commitments

As at 31 December 2025, the Group had capital commitments of
approximately RMB192.5 million (31 December 2024: approximately
RMB1,477.9 million) in respect of property and project development
expenditure. It is expected that the Group will finance such commitments
from its own funds, cash proceeds from sales and external financing (such
as bank loans).

Contingent liabilities

As at 31 December 2025, the contingent liabilities of the Group were
approximately RMB2,407.9 million (31 December 2024: approximately
RMB5,736.6 million), which were guarantees provided by the Group in
favour of certain banks for the grant of mortgage loans to buyers of the
Group’s properties.

Pledge of assets

As at 31 December 2025, investment properties with a carrying value of
approximately RMB4,414.8 million (31 December 2024: approximately
RMB3,458.3 million), properties under development of approximately
RMB93.4 million (31 December 2024: approximately RMB3,062.7 million),
completed properties held for sale of approximately RMB5,599.4 million
(81 December 2024: approximately RMB6,385.4 million), property and
equipment of approximately RMB1,792.1 million (31 December 2024:
approximately RMB957.1 million), and restricted cash of approximately
RMB261.0 million (as at 31 December 2024: nil) were pledged to secure
the banking facilities and other borrowings for the Group.

Foreign exchange risk

Foreign exchange risk represents the risk to the Group’s financial conditions
results of operations arising from movements of foreign exchange rates.
As the Group principally operates in the PRC and the sales, purchase
and external financing of the Group in the FY2025 and the FY2024 were
made mainly in Renminbi, the foreign exchange risk exposed to the Group
was relatively minor. The Group did not use foreign exchange hedging
instruments to hedge foreign exchange risks in the FY2025 and the
FY2024.
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Management Discussion and Analysis (Continued)

EEEwmE D (&)

Interest rate risk

The interest rates of a certain portion of the Group’s loans were floating.
Upward fluctuations in interest rates will increase the interest cost of new
loans and existing loans. Given that the Group’s loans are denominated in
RMB and the stable domestic economic situation of the PRC, the Group
currently does not use derivative instruments to hedge its interest rate risks.

Events after the reporting period
Deemed disposal of shareholding interest in a subsidiary

On 9 February 2026, Zhong An Intelligent Living Service Limited (“Zhong
An Intelligent”), an indirect non-wholly owned subsidiary of the Company,
the shares of which are listed on the Stock Exchange (stock code:
02271), entered into a placing agreement (the “Placing Agreement”)
with GEO Securities Limited (the “Placing Agent”) pursuant to which the
Placing Agent agreed to place, on a best effort basis, up to 51,741,400
new ordinary shares in the share capital of Zhong An Intelligent (the
“Placing Shares”) at the placing price of HK$1.52 per Placing Shares to
not less than six placees (the “Placing”). On 27 February 2026, a total
of 25,450,000 Placing Shares were successfully placed by the Placing
Agent to not less than six placees. Upon completion of the Placing, the
shareholding interest of the Company in Zhong An Intelligent was diluted
from approximately 71.28% to approximately 67.94%, representing a
decrease of approximately 3.34%. Such dilution constituted a deemed
disposal of subsidiary pursuant to Rule 14.29 of The Rules Governing
the Listing of Securities on The Stock Exchange of Hong Kong Limited
(the “Listing Rules”). For further details, please refer to the joint
announcements of the Company dated 9 February 2026 and 27 February
2026.

Save as disclosed above, there had been no other event occurred that
bears significant effect to the Group after 31 December 2025 and up to the
date of this report.

ENVIRONMENTAL, SOCIAL AND GOVERNANCE
ASPECTS

The Group is always committed to maintaining the highest environmental
and social standards to ensure sustainable development of its business.
A report on the environmental, social and governance aspects is being
prepared with reference to Appendix C2 (Environmental, Social and
Governance Reporting Code) to the Listing Rules and will be published on
the websites of the Company and the Stock Exchange, respectively, in due
course.
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Management Discussion and Analysis (Continued)

PROSPECTS

Looking towards 2026, the inaugural year of the 15th Five-Year Plan, it is
also a critical period for the real estate industry to move towards a new
development model and achieve high-quality development. The state
has introduced city-specific policies such as “controlling incremental
supply, reducing inventory and optimizing supply”, explored revitalizing
existing commercial housing for indemnificatory housing, strengthened
housing support for rigid and improved demand, and promoted the long-
term and healthy development of the industry at the institutional level.
The economically robust Yangtze River Delta urban agglomeration has
demonstrated strong resilience amid industry restructuring, boasting a
robust driving force for taking the lead in recovery and thus maintaining a
leading position in the regional development of the industry.

The Group is fully confident in the overall national economy and the
development of the industry in the coming year and holds a long-term
optimistic outlook. We will continue to adhere to the strategic layout of
“deeply cultivating the Yangtze River Delta”, fully leverage our regional
advantages and business strengths accumulated through brand building,
actively seize market opportunities amid the industry’s recovery, and further
deepen our regional development efforts. On the basis of maintaining
financial prudence, we will continuously strengthen the management and
control of financial funds, keep the debt level at a reasonable range within
the industry, and further thicken the cash flow safety cushion. In 2026,
in response to the industry’s cyclical adjustments and the upgrading of
market demand, the Group will always adhere to the principle of seeking
progress while maintaining stability, take the construction of “high-quality
housing” as the core to enhance product strength, and at the same
time accelerate the synergistic empowerment among various business
segments including commercial operation, property management and
the low-altitude economy. We will promote the integrated development
of emerging businesses and traditional residential development, and
comprehensively elevate the Group’s overall comprehensive operating
strength. On the threshold of our 30th anniversary, the Group will uphold
strategic leadership, strengthen confidence, strive for progress and dare to
innovate. We will continue to advance sales de-stocking and fund recovery,
lay a solid foundation for future development, consolidate our operating
results, and create greater glories in navigating through industry cycles with
firm strides and unwavering faith, writing a new chapter for the enterprise’s
high-quality development.
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Corporate Governance Report
TEELARS

The Board is committed to maintaining good corporate governance
in safeguarding the interests of the Shareholders and enhancing
Shareholders’ value.

(A) CORPORATE CULTURE

The Company recognises the importance of corporate culture
which is essential to our Group’s operations and long-term success.
The Company’s corporate culture is moulded by its three core
spirits, which are more particularly discussed on page 5 of the
“Environmental, Social and Governance Report” of the Company.

The Board has integrated its core spirits throughout the Company’s
objectives, strategies and daily operations. Our corporate culture,
as guided by our core spirits, is well aligned with our Group’s vision
to become an integrated service provider in the real estate industry
to serve our customers in pursuit of better life. Also, the Board
has ensured that its core sprits are implemented throughout its
organisation in furthering the Company’s corporate culture. It is the
Company’s belief that, in the achievement of its long-term objectives,
it is imperative to act by its core spirits. By so acting, the Company
believes that Shareholders’ value will be maximised in the long term
and that its employees, those with whom it does business and the
communities in which it operates will all benefit.

By upholding an optimal corporate culture, the Company is
committed to the continuous pursuit of ever greater performance,
new opportunities, contributions to the society and sustainable
corporate development.
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(B)

(C)

(D)

Corporate Governance Report (Continued)

CORPORATE GOVERNANCE PRACTICES

The Company has adopted, in so far as they are applicable, the code
provisions (the “code provisions”) of the Corporate Governance
Code (the “CG Code”) contained in Appendix C1 to the Listing
Rules.

During the year ended 31 December 2025, the Board had applied
the principles of, and complied with the applicable code provisions
contained in, the CG Code.

The Board will review the management structure of the Group
from time to time and will adopt appropriate measures as may
be desirable for future development of the operating activities or
business of the Group.

DIRECTORS’ SECURITIES TRANSACTIONS

The Company has adopted a code of conduct regarding securities
transactions by Directors on terms no less exacting than the required
standard set out in the Model Code for Securities Transactions by
Directors of Listed Issuers set out in Appendix C3 to the Listing Rules
(the “Model Code”).

Following specific enquiries by the Company, all Directors confirmed
with the Company that they had complied with the required standard
set out in the Model Code and the Company’s code of conduct
regarding Directors’ securities transactions during the year ended 31
December 2025.

BOARD OF DIRECTORS

The Directors during the year ended 31 December 2025 were as
follows:

Executive Directors

Mr Shi Zhongan (Chairman)

Mr Zhang Jiangang (Chief Executive Officer)
Ms Jin Ni

Ms Shi Jinfan

Mr Shen Jiayang

Independent non-executive Directors
Professor Pei Ker Wei

Mr Zhang Huagiao

Mr Fung Che Wai Anthony
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Corporate Governance Report (Continued)
TEELGHRS (B)

During the year ended 31 December 2025, the Board had at all
times met the requirements of Rules 3.10(1) and 3.10(2) of the Listing
Rules relating to the appointment of at least three independent non-
executive Directors with at least one independent non-executive
Director possessing appropriate professional qualifications, or
accounting or related financial management expertise.

The three independent non-executive Directors represent more than
one-third of the Board, the proportion of which is higher than what is
required by Rule 3.10A of the Listing Rules. The Board believes there
is sufficient independence element in the Board to safeguard the
interests of Shareholders.

The Board met regularly throughout the year ended 31 December
2025 to discuss the overall strategy, the operational and financial
performance of the Group. The Directors can attend meetings in
person or through other electronic means of communication in
accordance with the articles of association of the Company (the
“Articles”).

A total of 5 Board meetings were held during the year ended 31
December 2025. The individual attendance of each Director was as
follows:
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Number of attendance

HERH
Mr Shi Zhongan il 5
Mr Zhang Jiangang RERHH S 4
Ms Jin Ni EBIERZ T 4
Ms Shi Jinfan ksl eqnm 4
Mr Shen Jiayang ThEBASE 4
Professor Pei Ker Wei BREHE 5
Mr Zhang Huagiao R E 5
Mr Fung Che Wai Anthony BERAE 5

All Directors at that time attended the annual general meeting of the
Company held on 5 June 2025.
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Corporate Governance Report (Continued)

The Board operates and exercises its power in accordance with the
Articles. In addition, the Board has also specifically resolved that all
transactions/contracts/other matters of the Group that are subject
to the disclosure requirement in accordance with the Listing Rules
should be approved by the Board in advance.

The Company has received from each of its independent non-
executive Directors an annual confirmation of his independence, and
the Board considers that all the independent non-executive Directors
are independent in accordance with the guidelines set out in Rule
3.13 of the Listing Rules.

All Directors are encouraged to participate in continuous
professional development to develop and refresh their knowledge
and skills. During the year ended 31 December 2025, each
of Mr Shi Zhongan, Mr Zhang Jiangang, Ms Jin Ni, Ms Shi
Jinfan, Mr Shen Jiayang, Professor Pei Ker Wei, Mr Zhang
Huagiao and Mr Fung Che Wai Anthony had attended seminars
and/or training sessions, and had read materials and updates relating
to the latest development of the Listing Rules and other applicable
regulatory requirements. The Board considered the continuous
professional development participated and undertaken by the
Directors are sufficient to discharge their duties.

The Company has arranged liability insurance for Directors and senior
management of the Company with appropriate coverage in respect
of legal action against them arising from their duties performed.

Save as disclosed in the section headed “Biographical Details of
Directors and Senior Management” in this annual report, there are no
relationships (including financial, business, family or other material/
relevant relationships) among members of the Board.

Functions of the Board and the Senior Management

The Board is responsible for providing effective and responsible
leadership for the Group. The Board is responsible for formulating the
Group’s overall objectives and strategies, monitoring and evaluating
its operating and financial performance and reviewing the corporate
governance standard of the Group. It also decides on matters
such as annual and interim results, accounting policies, proposal
of declaration of dividends, major transactions, appointment or re-
appointment of Directors after considering, when necessary and
appropriate, the recommendations from the committees established
by the Board.
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Corporate Governance Report (Continued)
TEELGHRS (B)

Senior management is delegated by the Board with the responsibility
for the execution of the business plans and strategies adopted by
the Board, assisting the Board in the preparation of the financial
statements for approval by the Board, the establishment of adequate
procedures put forward by the Board and/or the committees
established by the Board and reporting regularly to and seeking
approval from the Board on important matters from time to time.

Appointment, re-election and removal of Directors

The Articles provide that any Director appointed by the Board to fill a
casual vacancy in the Board or as an additional member of the Board
shall hold office only until the next following general meeting of the
members of the Company and shall then be eligible for re-election at
such meeting.

In accordance with the Articles, at each annual general meeting, one
third of the Directors for the time being, shall retire from office by
rotation provided that every Director (including those appointed for a
specific term) shall be subject to retirement by rotation at least once
every three years and, being eligible, offer themselves for re-election.
The Shareholders may, at any general meetings convened and
held in accordance with the Articles, remove a Director by ordinary
resolution at any time before the expiration of his/her period of office
notwithstanding anything contrary in the Articles or in any agreement
between the Company and such Director and may by ordinary
resolution elect another person in his/her stead.

Board Committees

The Board has established four committees and has delegated
various responsibilities to the committees, including the remuneration
committee (the “Remuneration Committee”), the nomination
committee (the “Nomination Committee”), the audit committee
(the “Audit Committee”) and the governance committee (the
“Governance Committee”). All the Board committees perform their
distinct roles in accordance with their respective terms of reference
which are available for inspection by Shareholders on the Company’s
website. The Board committees are provided with sufficient
resources to discharge their duties and, upon reasonable request,
are able to seek independent professional advice in appropriate
circumstances, at the Company’s expense.

Zhong An Group Limited 2025 Annual Report

EREEEEEFEEREATNT
EBFEIREFTEIRMZBER
DEFEREMBRE (HEFTH
) HIEHEEE R HHEEFEHN
RIZEZEEREZENRERF > ILE
HREFERERFARMEEZSFES
KREFEHE-

EFYHE - EERER

MAFIB  ERESESELERE
EFEHERERVFAESTIMAS
NEF FHEEARAT T —REKE
ARELE BRRZARG LEEREE
BiEe

REBEMA REERRBFAE L
LEREEAM=DZ—Z2EFEEH
FERCERER (BEMUEEES
LREZER) ARVB=FHFESE
— X ERENEERTREERE
o RERPINIZRMA B R KR ETH
EEREARE EUEBREZER
ER—SERILREGRNES mH
AR ARRRZHEFT ZEFT L
ZERAHERARREE  REIRAT U
BERRRERES B ATREBEHER
fiLo

===t PN | N
EEELEY

EFEETERIMEZEES > I
BEEBENKEREZES DA AH
MEeg ((HFNEEE)) RERES
g (RRZEEY) ERZEE (8
BZEEg) hEREZEE ((BBEE8
) FTAEFEZEEHRERE
NEEEERTESENRT M
BREEETIHN A RE ML AR
EH-BEFEEETHEREERNE
THBRSE BAEAEBEXRT ATHAE
RENEBEEEABER TERBIEE
ER-



Corporate Governance Report (Continued)

(E) CHAIRMAN AND CHIEF EXECUTIVE OFFICER

(F)

Code provision C.2.1 of the CG Code stipulates that the roles of
chairman and chief executive should be separate and should not
be performed by the same individual. The division of responsibilities
between the chairman and chief executive should be clearly
established and set out in writing.

As at the date of this annual report, the positions of chairman
and chief executive officer are held by Mr Shi Zhongan and Mr
Zhang Jiangang respectively. Mr Shi Zhongan, is our chairman and
executive Director. He is primarily responsible for the strategic and
development planning of the Group. He also supervises project
planning and the overall business operation. Mr Zhang Jiangang
is our chief executive officer and executive Director. He focuses
on the Company’s business development and daily management
and operations generally. The respective responsibilities of Mr Shi
Zhongan and Mr Zhang Jiangang are clearly defined and set out in
writing.

The Company has established a general division of responsibilities
between the chairman and chief executive officer in writing. Further,
the roles of chairman and chief executive officer are separated and
performed by different individuals. In this connection, the Board is of
the opinion that the Company has complied with the code provision
C.2.1 sets out in the CG Code as at 31 December 2025.

The Board believes that the balance of power and authority is
sufficiently maintained by the operation of the Board, comprising the
executive Directors and independent non-executive Directors.

The chairman had held a meeting with all independent non-executive
Directors in the absence of executive Directors. No specific or other
issues had been raised or discussed as it had been concluded that
all issues which would be discussed had been properly dealt with in
the meetings of the Board.

INDEPENDENT NON-EXECUTIVE DIRECTORS

The independent non-executive Directors have been appointed for a
specific term of office of two years.

All independent non-executive Directors possess extensive
academic, professional and industry expertise and management
experience and have provided their professional advice to the Board.
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EXERRS (@)

(G) REMUNERATION COMMITTEE

The chairman of the Remuneration Committee is Professor Pei Ker
Wei (an independent non-executive Director) and the members are
Ms Jin Ni (an executive Director), Mr Shen Jiayang (an executive
Director), Mr Zhang Huagiao (an independent non-executive Director)
and Mr Fung Che Wai Anthony (an independent non-executive
Director).

The Company has adopted written terms of reference for the
Remuneration Committee. The role and function of the Remuneration
Committee include the following:

(@)

to make recommendations to the Board on the Company’s
policy and structure for all remuneration of Directors and
senior management and on the establishment of a formal and
transparent procedure for developing remuneration policy;

to have the delegated responsibility to determine the specific
remuneration packages of all executive Directors and senior
management, including benefits in kind, pension rights and
compensation payments, including any compensation payable
for loss or termination of their office or appointment, and make
recommendations to the Board of the remuneration of non-
executive Directors;

to review and approve performance-based remuneration by
reference to corporate goals and objectives resolved by the
Board from time to time;

to review and approve the compensation payable to executive
Directors and senior management in connection with any loss
or termination of their office or appointment to ensure that
such compensation is determined in accordance with relevant
contractual terms and that such compensation is otherwise fair
and not excessive for the Company;

to review and approve compensation arrangements relating
to dismissal or removal of Directors for misconduct to ensure
that such arrangements are determined in accordance with
relevant contractual terms and that any compensation payment
is otherwise reasonable and appropriate;

to ensure that no Director or any of his/her associates is
involved in deciding his/her own remuneration;
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(99 to review and/or approve matters relating to share schemes
under Chapter 17 of the Listing Rules; and

(h)  to review and approve the remuneration report of the Group, if
any.

The basis of the emolument payable to the Directors (including
independent non-executive Directors) is determined with reference to
the range of prevailing directors’ fee for director of listed companies
in Hong Kong and is subject to the approval of the Remuneration
Committee. The Remuneration Committee will consider factors
such as salaries paid by comparable companies, time commitment,
experience and responsibilities of the Directors, employment
conditions elsewhere in the Group and desirability of performance-
based remuneration.

1 meeting of the Remuneration Committee was held during the
year ended 31 December 2025. The Remuneration Committee
had reviewed the remuneration policy of the Group, assessed the
performance of all Directors and their terms of employment under
their respective service contracts and (if applicable) their renewal.
In fulfilling its roles and functions, the Remuneration Committee had
ensured that no Director or any of his/her associates was involved in
deciding his/her own remuneration. No material matters relating to
share schemes under Chapter 17 of the Listing Rules were required
to be reviewed or approved by the Remuneration Committee.

The individual attendance of each member of the Remuneration
Committee was as follows:
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Number of attendance

HERH
Professor Pei Ker Wei BRERE 1
Ms Jin Ni TIRL L 1
Mr Shen Jiayang ThERSE 1
Mr Zhang Huagiao RIEB AR E 1
Mr Fung Che Wai Anthony BEREE 1
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EXERRS (@)

(H) NOMINATION COMMITTEE H) RHZEE

54

The chairman of the Nomination Committee is Mr Shi Zhongan
(an executive Director and the chairman of the Company) and the
members are Ms Shi Jinfan (an executive Director) (appointed on
30 December 2025), Professor Pei Ker Wei (an independent non-
executive Director), Mr Zhang Huagiao (an independent non-
executive Director) and Mr Fung Che Wai Anthony (an independent
non-executive Director).

The Company has adopted written terms of reference for the
Nomination Committee. The role and function of the Nomination
Committee are as follows:

(@  to review the structure, size and composition (including
the skills, knowledge and experience) of the Board at least
annually, assist the Board in developing a board skills matrix,
and may propose changes to the Board to complement the
Company’s corporate strategy.

(b)  to identify individuals suitably qualified to become members
of the Board and may select individuals nominated for
directorship;

(c) to review the board diversity policy of the Company (the
“Diversity Policy”) and the progress on achieving the
objectives set for implementing the Diversity Policy, and
to make disclosure of its review results in the corporate
governance report of the Company’s annual report;

(d)  to assess the independence of the independent non-executive
Directors;

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

G} to make recommendations to the Board on relevant matters
relating to, among others, the appointment or re-appointment
of Directors and succession planning for Directors (in particular,
the chairman and the chief executive officer of the Company);

(99 to give full consideration to, among others, the skills and
expertise required from members of the Board and the relevant
requirements of the Listing Rules with regard to Directors and
such like in the discharge of the Nomination Committee’s
duties;
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(h)  in respect of any proposed service contracts to be entered into
by any members of the Group with its director or proposed
director, which require the prior approval of the Shareholders
at general meeting under Rule 13.68 of the Listing Rules, to
review and provide recommendations to the Shareholders
(other than Shareholders who are Directors with a material
interest in the relevant service contracts and their respective
associates) as to whether the terms of the service contracts
are fair and reasonable and whether such service contracts
are in the interests of the Company and the Shareholders as a
whole, and to advise Shareholders on how to vote;

(i) to ensure that on appointment to the Board, non-executive
Directors (including independent non-executive Directors)
receive a formal letter of appointment setting out what is
expected of them in terms of time commitment, committee
service and involvement outside meetings of the Board;

1) to conduct exit interviews with any Director upon his/her
resignation in order to ascertain the reasons for his/her
departure; and

(k)  to consider other matters, as defined or assigned by the Board
from time to time.

The determination and review by the Board during the year ended
31 December 2025 of the Diversity Policy involved the consideration
of various elements including gender, age, culture, qualification,
ability, work experience, leadership and professional ethics of the
candidates and against the objective criteria set out by the Board.
The Board recognises the importance of having a diverse Board and
considers the above essential elements (which have been taken into
account when determining the existing composition of the Board)
in maintaining a competitive advantage and achieving sustainable
growth for the Group.

To ensure the composition of the Board has a balance of skills,
experience and diversity of perspectives appropriate to the
requirements of the Company’s business, the Company has, with
the recommendation of the Nomination Committee, adopted a
formal, considered and transparent procedures for the selection,
appointment and re-appointment of Directors.
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EXERRS (@)

The nomination procedures are as follows: candidates for
directorship are selected by the Nomination Committee subject
to the review and approval of the Board in accordance with the
Articles. The criteria adopted by the Nomination Committee in
selecting and approving candidates for directorship are based on
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the Diversity Policy including whether the candidates are appropriate Hu e AEBEENBETEM K2

in terms of experience and the potential contribution to the Group
and with reference to the candidates’ professional knowledge,
industry experience, personal ethics, integrity and skills, as well as
the ability of the candidates to devote sufficient time to the Board
and/or various committees established by the Board on which
they serve so as to allow them to benefit from the skills, expertise,
and varied backgrounds and diversity of the candidates through
their participation in the meetings of the Board and/or committees

established by the Board.

If a candidate is proposed to be appointed as an independent non-
executive Director (INED), his or her independence shall be assessed
in accordance with, among other things, the factors (including
independence criteria) as set out in Rule 3.13 of the Listing Rules,
subject to any amendments as may be made by the Stock Exchange
from time to time. Where applicable, the totality of the candidate’s
education, qualifications and experience shall also be evaluated
to consider whether he/she has the appropriate professional
qualifications or accounting or related financial management
expertise for filling the office of an INED with such qualifications or
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expertise as required under Rule 3.10(2) of the Listing Rules.

If a candidate is a member of the Nomination Committee, he/she
will abstain from voting at the meeting of the Nomination Committee
when his/her own nomination is being considered.

3 meetings of the Nomination Committee were held during the
year ended 31 December 2025. The Nomination Committee made
recommendation to the Board on the re-election of Directors retiring
at the 2025 annual general meeting, reviewed the structure, size
and composition of the Board, and reviewed the implementation
and effectiveness of the Diversity Policy during the year ended 31

December 2024.

The individual attendance of each member of the Nomination
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Committee was as follows: 56
Number of attendance
HERE
Mr Shi Zhongan M2 ek 3
Professor Pei Ker Wei BREHIR 3
Mr Zhang Huagiao R A E 3
Mr Fung Che Wai Anthony BERKE 3
Ms Shi Jinfan (appointed on 30 December 2025) i N £ (FX2025E12530H #EZ () 0

Zhong An Group Limited 2025 Annual Report



()

W)

Corporate Governance Report (Continued)

AUDITOR’S REMUNERATION

During the year ended 31 December 2025, the Group was charged
RMB6,200,000 for the audit and non-audit services provided by the
Company’s independent auditor, Ernst & Young. Details of the audit
and non-audit services and their relevant fees are as follows:

For audit of annual results for RMB4,900,000
the year ended
31 December 2025

For review of interim results for
the six months ended

30 June 2025

RMB1,300,000

AUDIT COMMITTEE

The chairman of the Audit Committee is Professor Pei Ker Wei and
the members are Mr Zhang Huagiao and Mr Fung Che Wai Anthony.
All members of the Audit Committee are independent non-executive
Directors.

The role and functions of the Audit Committee include the following:

(@  to be primarily responsible for making recommendations to the
Board on the appointment, reappointment and removal of the
external auditor, and to approve the remuneration and other
terms of engagement of the external auditor, and any questions
of resignation or dismissal of the external auditor;

(b) to review and monitor the external auditor’s independence
and objectivity and the effectiveness of the audit process in
accordance with applicable standards;

() to discuss before the audit commences, with the external
auditor the nature and scope of the audit and reporting
obligations and ensure co-ordination where more than one
audit firm is involved;

(d) to develop and implement policy on engaging an
external auditor to supply non-audit services. The Audit
Committee should report to the Board, identify and make
recommendations any matters where action or improvement is
needed. The Audit Committee should also review the non-audit
services provided by the external auditor on an annual basis, to
ensure that the independence of such external auditor will not
be affected;

U]

W)

EXERRS (@)

12 2h BT <=

HZE2025F12831HIEEER  &A
BB Z BN K GBS 5P 0 Bt
HeAEBREEZKAIFEZRFBIK
EX A R #6,200,0007T - HE % K& IEE

RS E BT ¢

BRAE E20255%F AR
128310 LEEE 4,900,0007T
BEEBTEZ

BRAE E20255%F AR
68 30LE71E B 1,300,0007T
FEREEAE > =R

BEZEZEY

EZZEEIRAERBHEER NE
ARICBIEERBSEELE BZE
EENE2EMEHIABUIFNITE
%O

EREZEENAGKBENT

@ TEZEEMINBZEAHNE
F ENEERERAEFTER
s WHUEINS X BETAY R
5o BE R AR UK BRI (R A
B Z NS A2 BB B (R S AR &
SNESIZBIBMBIIRE |

b) FWBEBRNRERS RERINEE
RYMBEBIEH REZE
FREBEN ;

© FEIBZHBEFAERB I
Al BESRZBEHEENEE
UEkBBMBREME, MR —
FONSZEMAR 2 EZET
B RMFREEMEES ;

(d) WLONEBIZEEDIR HIFZBURT
BIEBER > 0T URIT - BIZE
BEERMERAERRITEHHS
ENFERNEFTRELIRD
BE-BREECRSERS
SNES I BB PR 12 (B IR 2 BUAR
B LR REBIMEANERER
o -

=

REEMARAT —BAFER

57



58

Corporate Governance Report (Continued)
TEELGHRS (B)

(e)  to monitor integrity, accuracy and fairness of the Company’s
financial statements and annual report and accounts, half-year
report and, if prepared for publication, quarterly reports, and
to review significant financial reporting judgments contained in
them;

(] to review, in draft form and before submission to the Board, the
Company’s annual report and accounts, half-year report and, if
prepared for publication, quarterly report, focus particularly on:

any changes in accounting policies and practices;

ii. major judgmental areas;
. significant adjustments resulting from the audit;

V. the going concern assumptions and any qualifications;

V. compliance with accounting standards;

vi.  compliance with the Listing Rules and other legal
requirements in relation to financial reporting;

vii.  the fairness and reasonableness of any connected
transaction and the impact of such transaction on the
profitability of the Group and whether such connected
transactions (if any) have been carried out in accordance
with the terms of the agreement governing such
transactions;

vii. whether all relevant items have been adequately
disclosed in the Group’s financial statements and
whether the disclosures give a fair view of the Group’s
financial conditions;

iX. any significant or unusual items that are, or may need to
be, reflected in such reports and accounts; and

X. the cash flow position of the Group;

and to provide advice and comments thereon to the Board;
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in regard to (e) and (f) above:

(i) members of the Audit Committee should liaise with the
Board and the senior management of the Group and the
Audit Committee must meet, at least twice a year, with
the Company’s auditors; and

(i) the Audit Committee should consider any significant
or unusual items that are, or may need to be, reflected
in such reports and accounts. It should give due
consideration to any matters that have been raised by
the Company’s staff responsible for the accounting,
the financial reporting and internal audit functions,
compliance officer or auditors;

to discuss problems and reservations arising from the interim
and final audits, and any matters the auditors may wish to
discuss (in the absence of management where necessary);

to review the Company’s financial controls and, unless
expressly addressed by a separate board risk committee, or by
the Board itself, to review the Company'’s internal control and
risk management systems;

to discuss the internal control and risk management systems
with management to ensure that management has performed
its duty to have effective systems. This discussion should
include the adequacy of resources, staff qualifications and
experience, training programmes and budget of the Company’s
accounting and financial reporting function;

to review the Company’s statement on internal control
systems (where one is included in the annual report) prior to
endorsement by the Board;

to consider major investigations findings on internal control
matters as delegated by the Board or on its own initiative and
management’s response to these findings;
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where an internal audit function exists, to review the internal
audit programmes, to ensure co-ordination between the
internal and external auditors, and to ensure that the internal
audit function is adequately resourced and has appropriate
standing within the Company and to review and monitor the
effectiveness;

to review the Group’s financial and accounting policies and
practices;

to conduct exit interviews with any Director, general manager,
financial controller or internal audit manager upon his/
her resignation in order to ascertain the reasons for his/her
departure;

to prepare work reports for presentation to the Board and to
prepare summary of work reports for inclusion in the Group’s
interim and annual reports;

to consider the appointment of any person to be an Audit
Committee member, a secretary, auditors and accounting
staff either to fill a casual vacancy or as an additional Audit
Committee member, secretary, auditors and accounting staff or
dismissal of any of them;

to consider the major findings of internal investigations and
management’s response;

to review the external auditor’s management letter, any material
queries raised by the auditor to management about the
accounting records, financial accounts or systems of control
and management’s response;

to ensure that the Board will provide a timely response to the
issues raised in the external auditor's management letter;

to report to the Board on the matters in the code provisions
contained in the CG Code set out in Appendix C1 to the Listing
Rules (as amended from time to time) and/or any of the matters
set out above as well as the Audit Committee’s decisions
or recommendations, unless there are legal or regulatory
restrictions on their abilities to do so (such as restriction on
disclosure due to regulatory requirements);
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to review arrangements employees of the Company can use,
in confidence, to raise concerns about possible improprieties
in financial reporting, internal control or other matters. The
Audit Committee should ensure that proper arrangements are
in place for fair and independent investigation of these matters
and for appropriate follow-up action;

to act as the key representative body for overseeing the
Company’s relations with the external auditor; and

to consider other matters, as defined or assigned by the Board
from time to time.

A total of 4 meetings of the Audit Committee were held during the
year ended 31 December 2025. The work performed by the Audit
Committee during the year ended 31 December 2025 included the
following:

reviewed the annual report and results announcement of the
Company for the year ended 31 December 2024;

reviewed the interim report and interim results announcement
of the Company for the six months ended 30 June 2025;

reviewed the accounting principles and practices adopted by
the Group and other financial reporting matters;

reviewed the results of external audit and had discussion with
external auditors on any significant findings and audit issues;

reviewed the results of internal audit and had discussion with
internal auditors on any significant findings and internal control
issues;

discussed with the external auditors before the audit
commenced, the nature and scope of the audit and the
respective relevant issues; and

considered and approved the service contract of the external
auditors for the year ended 31 December 2025.

(x)

EEERRS (@

5t AR A QB R E T M S E
R BB ERIESE M5 E R] AE 3
ENAEETRERBERT
RHRE - BZEEERERA
BEZHE BARRAFEIM
AEARFERRIEERE
78 ;

EEAR QB RIS 2 BEN 2 [
NEBAKR BEER_EZMH
BIRER 5 &

TREFEIARRAERNEZIRD
HhE1E-

REE2025F12B31HIEFERN &
ZEEGHBITIANGZ BZEEY
REE20255F 128310 IEFEERETT
HIEEFEUTEE:

ERAATEE2024FE12831
HIEEENERREENS;

ER QB E E2025F6830H
IERE A BRI & KPR
BAE
BRAEBPARMAE ST BER
RIBFHIFMEMPBRBRER ;

BRINEPEAER > WREAE
RERRBFEFEHEINEZH
BEITEYE

BERNEEZER > WRER
ERERREMABIENEE
BN ERIZBENETE R

P A% 5 4A A B S BS A BB Y
WEZHNMERBEURESR
REE;, &

E R EEE2025F12831

BIEFENIIMEZEBEDRE S

REEMARAT —BAFER

61



62

Corporate Governance Report (Continued)

EXERRS (@)

(K)

The individual attendance of each member of the Audit Committee
was as follows:

BEREE TR MERE R HERN
-

Number of attendance

HERH
Professor Pei Ker Wei BREHE 4
Mr Zhang Huagiao RIEB A E 4
Mr Fung Che Wai Anthony BERLE 4
GOVERNANCE COMMITTEE (K) BEaZEE
The Company has set up the Governance Committee and the terms AABEHRIEAZE G  WERART

of reference adopted complied with the requirement of the Listing
Rules.

The chairman of the Governance Committee is Mr Shi Zhongan (an
executive Director). The remaining members are Mr Zhang Jiangang
(an executive Director), Mr Shen Jiayang (an executive Director),
Professor Pei Ker Wei (an independent non-executive Director) and
Mr Zhang Huagiao (an independent non-executive Director).

The role and functions of the Governance Committee include the
following:

(@ to develop and review the Company’s policies and practices
on corporate governance and make recommendations to the
Board;

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

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

(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 code provisions
under the CG Code and the disclosure in the Corporate
Governance Report.
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1 meeting of the Governance Committee was held during the
year ended 31 December 2025. The Governance Committee had
reviewed the effectiveness of the policies and practices on corporate
governance for the Group, discussed and reviewed the Board’s and
the Group’s compliance with the code provisions under the CG Code
and the prevailing Listing Rules during the year ended 31 December
2024.

The individual attendance of each member of the Governance
Committee was as follows:

EXERRS (@)

REE20255F12831HIEFEEAREA
ZEGETIRGgH -BEREZEERE
BEAEBRCEEABERNERNE
B TmhkBRESTEREAEERR
HE2024F12B3 1 HIEEERETE
AR 2 SFRME X K E R AR
Jo

E

BYE B 7 E 90

BAEEEENE

Number of attendance

HERH
Mr Shi Zhongan il 1
Mr Zhang Jiangang REXHH Ao 1
Mr Shen Jiayang ThEBSE 1
Professor Pei Ker Wei BREHE 1
Mr Zhang Huagiao R AL 1

The terms of reference of the Governance Committee are available
on the Company’s website.

INDEPENDENT VIEWS TO THE BOARD

The Company recognises that independence on the Board is a
key element of good corporate governance. The Company has
established mechanisms to ensure independent views and input are
available to the Board for enhancing objective and effective decision-
making. These mechanisms in place are subject to annual review by
the Board, including without limitation:

(@ the Nomination Committee will assess the independence,
qualification and time commitment of a candidate who is
nominated to be a new independent non-executive director
before appointment and also the continued independence
of the independent non-executive Directors and their time
commitments annually;

(b) the Nomination Committee will conduct performance
evaluation of the independent non-executive Directors annually
to assess their contributions;
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(M)

(¢)  the independent non-executive Directors can express their
views in an open, candid as well as confidential manner, should
circumstances require, through formal and informal channels,
including meetings with the Chairman of the Company without
the presence of the other Directors to discuss any major issues
and concerns, dedicated meeting sessions with the Chairman
of the Company and interaction with management and other
Board members including the Chairman of the Company
outside the boardroom; and

(d)  Directors may, upon reasonable request to the Chairman, seek
independent professional advice in appropriate circumstances,
at the reasonable expense of the Company to assist them to
perform their duties to the Company.

The Board has conducted an annual review of the implementation
and effectiveness of these mechanisms and considered that they are
satisfactorily implemented and effective.

BOARD DIVERSITY POLICY

The Company has adopted the Diversity Policy which sets out the
approach to achieve diversity of the Board. The Company recognises
the importance of having a diverse Board and embraces the benefits
of having a diverse Board to maintain a competitive advantage and
achieve sustainable growth for the Group.

All Board appointments will be based on meritocracy, and candidates
will be considered against objective criteria, having due regard
for the benefits of diversity on the Board. Selection of candidates
for directorship will be based on a range of diversity perspectives
based on the Diversity Policy, including but not limited to gender,
age, culture, qualification, ability, work experience, leadership and
professional ethics and against the objective criteria set out by the
Board.

The Nomination Committee of the Board will disclose the
composition of the Board in the corporate governance report of
the Company every year and supervise the implementation of the
Diversity Policy. The Nomination Committee will review the progress
on achieving the objectives set for implementing the Diversity Policy
annually to ensure the continued effectiveness of the Board, and will
make disclosure of its review results in the corporate governance
report of the Company.
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As at the date of this annual report, the Board consists of six male
members and two female members with two Directors of age 31 to
40 years old, one Director of age 41 to 50 years old, two Directors
of age 51 to 60 years old and three Directors of age 61 to 70 years
old. The Company has reviewed the composition, membership and
structure of the Board, and is of the opinion that the Board has an
appropriate mix of skills, experience and diversity that are relevant
to the Company’s strategy, business and governance and to enable
the Company to maintain high standard of operation. The Company
is conscious of maintaining Board diversity with an appropriate
level of female representation on the Board. During the year ended
31 December 2025 and up to the date of this annual report, the
Board had two female members and it considers that the current
gender diversity on Board level is satisfactory. The Company has
implemented comprehensive programmes aimed at identifying and
training on female employees who display leadership and potential,
with the goal of promoting them to the senior management of the
Group and developing a pipeline of potential successors to the
Board.

As at 31 December 2025, the Group had a balanced gender ratio in
its workforce (including senior management) of 46:54 (female:male).
The Board considers that the current gender ratio in the Group’s
workforce (including senior management) is appropriate for its
operations and the Group will aim to continue to maintain gender
diversity in its workforce.

DIRECTORS’ RESPONSIBILITIES IN PREPARING
THE ACCOUNTS

The Directors acknowledge that they are responsible for the
preparation of accounts which give a true and fair view of the
Company and the Group.

The statement of the auditor of the Company about its reporting
responsibilities on the accounts of the Group is set out in the section
headed “Independent Auditor’s Report” in this annual report.
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(O) INTERNAL CONTROL AND RISK MANAGEMENT  (0) AZEEEREGEIE

66

The Board is responsible for maintaining sound and effective
internal control and risk management systems over the Group’s
asset and Shareholders’ interests, as well as for reviewing such
systems’ effectiveness on an annual basis. Such systems are
designed to provide reasonable, but not absolute, assurance
against misstatement or loss, and to manage risks of failure in the
Group’s operational systems. The systems include a well-established
organisational structure with clearly defined lines of responsibility
and authority, which is designed to safeguard assets from
inappropriate use, maintain proper accounts and ensure compliance
with applicable laws and regulations. Regular reviews and internal
audits are carried out to monitor compliance with internal control
procedures focusing on those areas of the Group’s activities with the
greatest perceived risk.

For the year ended 31 December 2025, the Board along with the
Audit Committee have reviewed the effectiveness of the Group’s
internal control and risk management systems and were of the view
that the Group’s internal control and risk management systems were
effective and adequate. Such review had covered all material controls
including financial, operational and compliance controls and risk
management functions.

The Board and the Audit Committee have also reviewed the
adequacy of resources, staff qualifications and experience, training
programmes and budget of its accounting, internal audit and financial
reporting functions for 2025 and are satisfied with the results.

The Group also adopts procedures to manage the handling and
dissemination of inside information, so as to ensure that inside
information remains confidential until the disclosure of such
information is appropriately approved, and the dissemination of such
information is efficiently and consistently made.
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COMPANY SECRETARY

Mr Pang Heung Fai was the company secretary and chief financial
officer of the Company. The company secretary of the Company
supports the Board by ensuring good and fluent information
communication and that the board policies and procedures are
strictly followed. The company secretary is also responsible for
advising the Board on governance matters and facilitating the
induction and professional development of Directors.

Mr Pang has around 15 years of experience in holding senior financial
management positions in a couple of Hong Kong and overseas listed
companies of different industries, and is a fellow member of the
Association of Chartered Certified Accountants (FCCA). During the
year ended 31 December 2025, Mr Pang has taken no less than 15
hours of relevant professional training.

SHAREHOLDERS’ RIGHTS

Convening extraordinary general meeting and putting
forward proposals at Shareholders’ meetings

Pursuant to article 64 of the Articles, an extraordinary general
meeting shall be convened on the written requisition of one or more
Shareholders made to Directors or the company secretary specifying
the objects of the meeting, provided that such requisitionists held as
at the date of deposit of the requisition not less than one-tenth of the
paid up capital of the Company which carries the right of voting at
general meetings of the Company. Such meeting shall be held within
2 months after the deposit of such requisition. If the Board does not
within 21 days from the date of deposit of the requisition proceed
duly to convene the meeting, the requisitionist(s) themselves may
convene the extraordinary general meeting in the same manner and
all reasonable expenses incurred by the requisitionist(s) as a result of
the failure of the Board shall be reimbursed to them by the Company.

Pursuant to article 113 of the Articles, if a Shareholder, who is
entitled to attend and vote at the relevant general meeting, wishes to
nominate a person (not being the nominating Shareholder) to stand
for election as a Director, he or she should lodge to the company
secretary notice in writing of the intention to propose a person for
election as a Director and notice in writing by that person of his/her
willingness to be so elected at least 7 clear days before the date of
such general meeting and the period for lodgement of such notices
shall commence no earlier than the day after the despatch of the
notice of such general meeting appointed for such election and shall
be at least 7 clear days in length.
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Detailed procedures for Shareholders to propose a person for
election as a Director are available on the Company’s website.

The Company welcomes enquiries from its Shareholders. The Board
or designated senior management or the company secretary will
review Shareholders’ enquiries on a regular basis. Specific enquiries
and suggestions by Shareholders can be sent in writing to the
Board or the company secretary by e-mail at ir@zafc.com or at the
address of the Company’s head office in the PRC or principal place
of business in Hong Kong.

CONSTITUTIONAL DOCUMENTS

During the year ended 31 December 2025, no amendments were
made to the constitutional documents of the Company.

INVESTOR RELATIONS AND COMMUNICATION
WITH SHAREHOLDERS

The Company attaches great importance to communication with
the Shareholders. A number of means are used to promote greater
understanding and dialogue with the Shareholders. The means of
access includes the dissemination by the Company of corporate
communications via the website of the Stock Exchange and the
website of the Company (http://www.zhongangrouphk.com).
Shareholders are encouraged by the Company to attend general
meetings of the Company where the chairman of the Company
and other members of the Board and (if appropriate) the auditors of
the Company are available to answer questions. Shareholders are
encouraged to communicate with the Company for any enquiries in
relation to the affairs of the Group. Shareholders may contact the
Company in writing to the Company’s head office in the PRC or
principal place of business in Hong Kong or by e-mail at ir@zafc.com.

(@) General meetings

It is important that the Shareholders have access to clear and
meaningful data which enables them to have a constructive
dialogue with the Company. Shareholders can raise any
questions and comments on the performance or future
business directions of the Company and on any resolutions to
be considered at the annual general meeting and extraordinary
general meeting. The Audit Committee’s chairman was present
and available to answer questions raised at the annual general
meeting during the year.
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Results Presentation

The Company held the annual results presentation and
conducted an online live broadcast at the same time after
the results announcements. The chairman and the senior
management of the Company participated in and answered
questions about the Group’s operation and financial
performance.

Investor conferences

The Company treasures every opportunity to communicate
with and explain its strategies to investors and Shareholders
through active participation in investors’ conferences hosted
by reputable investment banks, securities houses and research
institutes.

Ongoing communication with the investor
community

Face-to-face meetings on irregular basis and an ongoing
schedule of teleconferencing calls with institutional investors
and research analysts were held throughout the year.
Questions and comments on the Company raised at the
meetings were summarised and reported to the senior
management team after the meetings. Regular meetings with
research analysts were organised which provided a different
channel for the analysts to communicate with the members of
the Board. All these serve the multi-purposes of maintaining
market surveillance and close contact with investors as well as
gathering constructive suggestions from the capital market.

Arrange site visits and reverse roadshows

The Group from time to time arranged site visits to the Group’s
major property buildings for investors and analysts during
the year, which provided them not only the opportunities to
better understand the Group’s businesses, but also the daily
operations, and independent market surveillance.
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() Electronic communication through the
Company’s website and professional investor
relations webpage

The Company’s website is www.zhongangrouphk.com
which contains important corporate data, Directors’ resume,
organisational structure, company news and other information.
The website contains a professional investor relations page,
which publishes information on interim and annual reports,
announcements and circulars, so that the Shareholders and
investment communities of the Company can obtain the latest
information about the Company in a timely manner.

The Board has reviewed the implementation and effectiveness of the
shareholders’ communication policy of the Company. The Board is of
the view that the shareholders’ communication policy was adequate
and effective during the year under review, having considered the
communication channels in place to provide the Shareholders and the
investor community with information about the latest development of
the Group in a timely manner, and the various communication channels
established by the Company between itself and its Shareholders, investors
and other stakeholders to allow the Company to receive feedback
effectively.

For and on behalf of the Board
Zhong An Group Limited

Shi Zhongan
Chairman

The People’s Republic of China, 26 March 2026
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Biographical Details of Directors
and Senior Management

DIRECTORS
Executive Directors

Mr Shi Zhongan, aged 63, is the chairman of the Company and an
executive Director. He also serves as the chairman of the Nomination
Committee and the Governance Committee. Mr Shi is also the chairman
and the non-executive director of CNC, a subsidiary of the Company,
whose shares are listed on the Stock Exchange, the chairman and
the executive director of Zhong An Intelligent Living Service Limited,
a subsidiary of the Company, whose shares are listed on the Stock
Exchange. Mr Shi also holds directorships in certain of the Company’s
subsidiaries. Mr Shi is primarily responsible for the strategic and
development planning of the Group. He also supervises project planning
and the overall business operation. Mr Shi joined the Group since the
establishment of the first member of the Group, Zhong An Group Co.,
Ltd. (formerly known as Zhejiang Zhong‘an Property Development Co.,
Ltd.) (“Zhong An Group”). Mr Shi served as a tax officer in the finance
and revenue bureau of Xiaoshan District of Hangzhou (formerly known as
Xiaoshan City) and the general manager of Hangzhou Xiaoshan Milkyway
Real Estate Development Co., Ltd. (“Milkyway Real Estate”). Mr Shi
graduated from an Executive Master of Business Administration program
co-organized by the State University of Arizona and Shanghai National
Accounting College in June 2007. From 2005 to 2006, Mr Shi completed
a program for executive officers, focusing on globalization and real estate
developers, co-organized by Harvard University, Tsinghua University, The
University of Hong Kong and the United States Military Academy. In the
same period, Mr Shi completed a program for presidents of real estate
companies organized by Zhejiang University. Mr Shi obtained a doctorate
degree in business administration jointly offered by Shanghai Advanced
Institute of Finance (SAIF) and the W. P. Carey School of Business of
Arizona State University (ASU), United States of America in May 2017. Mr
Shi has over 30 years of experience in property development and property
investment. Mr Shi is the father of Ms Shi Jinfan, an executive Director.

Mr Zhang Jiangang, aged 56, an executive Director, was appointed as the
chief executive officer of the Company with effect from 23 August 2018,
and is a member of the Governance Committee. He also holds directorship
in certain subsidiaries of the Company. He is primarily in charge of strategy
implementation and operation management. Mr Zhang joined the Group
in March 2003. He served as the general manager and vice president of
Zhong An Group and the general manager and assistant to the chairman of
Anhui Zhong An Real Estate Co., Ltd. (a subsidiary of the Company). From
1995 to 2003, Mr Zhang served as the office manager, assistant to general
manager and vice general manager of Milkyway Real Estate. Mr Zhang has
29 years of experience in construction and property development.
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Biographical Details of Directors and Senior Management (Continued)

EFREREEBNREE (B)

Ms Jin Ni, aged 50, senior economist, has been appointed as an executive
Director responsible for human resources management, administrative
management and marketing operation with effect from 3 April 2020, and
is a member of the Remuneration Committee. She has over 24 years of
experience in sales, operations and management of commercial projects.
She was the deputy general manager, office manager and deputy sales
manager of Zhong An Group (an indirect non-wholly owned subsidiary of
the Company) from August 1999 to October 2010, the general manager of
Hangzhou Zhong An Highlong Commercial Buildings Co., Ltd. (an indirect
non-wholly owned subsidiary of the Company) from March 2006 to January
2010, the assistant to the president of the Company from January 2010
to November 2010, the vice president of the Company from July 2011 to
May 2014, and the executive director and vice chairlady of the board of
directors of China New City Group Limited (an indirect non-wholly owned
subsidiary of the Company, the shares of which are listed on the Stock
Exchange (stock code: 1321)) from 9 July 2014 to 2 April 2020. Ms Jin
graduated from the Zhejiang University of Technology with a bachelor’s
degree in administrative management.

Ms Shi Jinfan, aged 33, has been appointed as an executive Director
responsible for capital market operation with effect from 3 April 2020, and
is a member of the Nomination Committee. She has been the assistant to
the president of the Company since March 2018. Ms Shi has been the vice
president of Zhong An Capital (a wholly-owned subsidiary of the Company)
since December 2018 and is presently the president. Ms Shi served as
the assistant to the president of China New City Group Limited (an indirect
non-wholly owned subsidiary of the Company, the shares of which are
listed on the Stock Exchange (stock code: 1321)) and the assistant to
the president and general manager of Zhongan Movie and TV Culture
Development Co., Ltd. (an indirect non-wholly owned subsidiary of the
Company) successively. Ms Shi graduated from Queen Mary University of
London with a bachelor’s degree in engineering, and obtained the Master
of Business Administration (MBA) from the Shanghai Jiao Tong University in
2024. Ms Shi is the daughter of Mr Shi Zhongan, an executive Director of
the Group.

Mr Shen Jiayang, aged 38, has been appointed as an executive Director
responsible for overall financial affairs of the Group with effect from 31
December 2024, and is a member of the Remuneration Committee and
the Governance Committee. Prior to joining the Board, Mr Shen has served
as the vice president of the Group, a role which he continues to assume.
Mr Shen joined the Group since January 2022. Prior to joining the Group,
he was an audit manager in Hangzhou Xiaoran Accounting Firm from July
2010 to January 2022. Mr Shen is a Chinese Certified Public Accountant
since 2015 and China Certified Tax Advisor since 2020. He graduated
from Hangzhou Dianzi University Information Engineering College with a
bachelor’s degree in Management in 2010.
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Biographical Details of Directors and Senior Management (Continued)

Independent non-executive Directors

Professor Pei Ker Wei (PhD), aged 69, has been an independent non-
executive Director since 17 October 2007. He also serves as the chairman
of the Remuneration Committee and the Audit Committee and a member
of the Nomination Committee and the Governance Committee. Professor
Pei obtained his MBA from the Southern lllinois University, the U.S. in 1981
and PhD from the University of North Texas, the U.S. in 1986. Professor
Pei has successively served as assistant professor, associate professor
and professor at Arizona State University, chairman of North America
Chinese Accounting Professors Academy and chairman of the global
commission of American Accounting Academy. He is currently a member
of the American Accounting Academy, and served as the Executive Dean
of Chinese Programmes at the W.P. Carey School of Business of Arizona
State University, U.S. from 2012 to 2018 and as the Associate Dean of
the same school from 2003 to 2012. Professor Pei has also served as a
consultant for a number of multi-national companies, including Motorola
Inc., Intel Corporation, Bank of America Corporation, Dial Corporation,
Raytheon Company, Cisco Systems Inc., Honeywell International Inc. as
well as an external director of China Merchants Group. From 2006 to 2019,
Professor Pei served as an independent non-executive director of Baoshan
Iron & Steel Co., Ltd., a company listed on the Shanghai Stock Exchange.
From 2015 to 2019, Professor Pei served as an independent non-executive
director of MMG Limited, a company listed on the Stock Exchange (stock
code: 1208). Professor Pei currently serves as an independent non-
executive director in the following companies, AIM Vaccine Co., Ltd. (stock
code: 6660), Want Want China Holdings Limited (stock code: 151), and
Zhejiang Expressway Co., Ltd. (stock code: 576), all of these companies
are listed on the Hong Kong Stock Exchange.
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Biographical Details of Directors and Senior Management (Continued)

EFREREEBNREE (B)

Mr Zhang Huagiao, aged 63, was appointed as an independent non-
executive Director with effect from 1 January 2013. He also serves as
a member of the Audit Committee, the Nomination Committee, the
Governance Committee and the Remuneration Committee. Mr Zhang
graduated from the Graduate School of the People’s Bank of China with
a master’s degree in economics in 1986 and from the Australian National
University with a master’s degree in economics in January 1991. Mr Zhang
has about 30 years of experience in the financial sector. From 2012 to
January 2020, Mr Zhang successively served as a non-executive director
and chairman of China Smartpay Group Holdings Limited, a company
listed on GEM of the Stock Exchange (stock code: 8325). From 2013 to
May 2021, Mr Zhang served as an independent non-executive director of
China Huirong Financial Holdings Limited, a company listed on the Stock
Exchange (stock code: 1290). From May 2021 to January 2024, Mr Zhang
served as an independent non-executive director of Haitong International
Securities Group Limited, a company listed on the Stock Exchange (stock
code: 665) until it was delisted in January 2024. Mr. Zhang presently serves
as an independent non-executive director in the following companies,
Fosun International Limited (stock code: 656), Logan Property Holdings
Company Limited (stock code: 3380), Luye Pharma Group Limited (stock
code: 2186) and Radiance Holdings (Group) Company Limited (stock
code: 9993), all of these companies are listed on the Hong Kong Stock
Exchange.
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Biographical Details of Directors and Senior Management (Continued)

Mr Fung Che Wai Anthony, aged 57, was appointed an independent non-
executive Director with effect from 26 November 2021. He also serves as
a member of the Audit Committee, the Nomination Committee and the
Remuneration Committee. Mr Fung has over 30 years of experience in
accounting and corporate finance. He obtained his bachelor's degree in
accountancy from Hong Kong Polytechnic University in October 1992. He
is a fellow member of the Association of Chartered Certified Accountants
(ACCA) and the Hong Kong Institute of Certified Public Accountants
(HKICPA). From 1992 to 1999, Mr Fung successively served as a staff
accountant, semi senior accountant, senior accountant and manager in
Deloitte Touche Tohmatsu, primarily focused on audit planning and control.
From 1999 to 2007, he was a director of Winsmart Consultants Limited,
where he mainly advised the clients on corporate finance and investor
relations related matters. From 2008 to 2010, Mr Fung served as the vice
president of NagaCorp Limited, a company listed on the Main Board of
the Stock Exchange (stock code: 3918), where he assisted in developing
investor relations procedures, policies and strategies for the company and
in liaising with investors and analysts. From 2011 to 2014, Mr Fung was
the chief financial officer and the company secretary of Zall Development
(Cayman) Holding Co., Ltd., now known as Zall Smart Commence Group
Ltd., a company listed on the Main Board of the Stock Exchange (stock
code: 2098), where he was responsible for financial and compliance
matters. From 2014 to 2017, Mr Fung was the chief financial officer and
the company secretary of Kong Sun Holdings Limited, a company listed
on the Main Board of the Stock Exchange (stock code: 0295), where he
was responsible for the overall financial operation, company secretarial
matters and investor relations. From 2017 to 2022, Mr Fung served as
the chief financial officer and the company secretary of Beijing Enterprises
Urban Resources Group Limited, a company listed on the Main Board
of the Stock Exchange (stock code: 3718). From July 2017 to October
2021, Mr Fung served as an independent non-executive director of S&P
International Holding Limited, a company listed on the Main Board of the
Stock Exchange (stock code: 1695). From April 2017 to August 2023,
Mr Fung served as an independent non-executive director of FY Financial
(Shenzhen) Co., Ltd., a company listed on the GEM of the Stock Exchange
(stock code: 8452). From October 2023 to January 2026, Mr Fung served
as an independent non-executive director of DEKON Food And Agriculture
Group, a company listed on the Main Board of the Stock Exchange (stock
code: 2419). He currently serves as an independent non-executive director
of the following companies: KWG Living Group Holdings Limited (stock
code: 3913), XXF Group Holdings Limited (stock code: 2473), Qyuns
Therapeutics Co., Ltd. (stock code: 2509) and Zhejiang Taimei Medical
Technology Co., Ltd. (stock code: 2576), the shares of which are listed on
the main board of the Stock Exchange.
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Biographical Details of Directors and Senior Management (Continued)

EFREREEBNREE (B)

SENIOR MANAGEMENT

Mr Shi Haibin, aged 52, is the vice president of the Company, and
responsible for Investment expansion, product research and development
of the Company. Mr Shi joined the Group in September 2019. Prior to this,
he served as the deputy general manager of east China region and the
deputy general manager of Shanghai business division of C&D Real Estate
Corporation Limited from October 2015 to March 2019. Mr Shi obtained a
master’s degree in MBA from Xiamen university in 2003. He has 28 years of
experience in real estate management.

Mr Shi Nanlu, aged 43, has been appointed as an executive director
and chief executive officer of China New City Group Limited (an indirect
nonwholly owned subsidiary of the Company, the shares of which are
listed on the Stock Exchange (stock code: 1321)) with effect from 3 April
2020. He is responsible for the daily operation and management, strategic
investments and new business exploration of CNC. He joined the Group
in June 2010. He has served as the manager of the capital management
department, manager of the fund management department and deputy
director of the Group. He has been a vice president of CNC since June
2015. He has many years of experience in financial management. Mr Shi
received his undergraduate degree in finance and accounting from The
University of Manitoba in Canada in June 2007.
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The Directors are pleased to present their annual report to Shareholders
and the audited consolidated financial statements of the Group for the year
ended 31 December 2025.

PRINCIPAL ACTIVITIES

The Company’s principal activity is investment holding. The principal
activities of the Group are property development, leasing and hotel
operation. The nature of the principal activities has not changed during the
year under review.

RESULTS AND DIVIDENDS

The Group’s profit for the year under review and the state of affairs of the
Company and the Group as at the end of the year under review are set out
in the consolidated financial statements on pages 105 to 112.

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

SUMMARY OF FINANCIAL INFORMATION

A summary of the published results and assets, liabilities and non-
controlling interests of the Group for the last five financial years, as
extracted from the audited financial statements and restated/reclassified as
appropriate, is set out on page 268. This summary does not form part of
the audited financial statements.

BUSINESS REVIEW, FINANCIAL KEY PERFORMANCE
INDICATORS AND FUTURE DEVELOPMENT

A discussion on the business review of the Group and an analysis of the
performance of the Group based on certain financial key performance
indicators for the year under review are set out in the section headed
“Management Discussion and Analysis” of this annual report. These
discussions form part of this Directors’ Report.

PROPERTY AND EQUIPMENT AND INVESTMENT
PROPERTIES

Details of movements in the property and equipment and investment
properties of the Group and the Company during the year under review
are set out in notes 12 and 13 to the consolidated financial statements
respectively. Further details of the Group’s investment properties are set out
on page 257.
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Directors’ Report (Continued)

ERORS (@

SHARE CAPITAL AND SHARE OPTIONS

Details of the movements in the ordinary Shares and share options of the
Company during the year under review are set out respectively in notes 32
and 33 to the consolidated financial statements.

RESERVES

Details of the movements in the reserves of the Group and the Company
during the year under review are set out in the consolidated statement of
changes in equity and note 34 to the consolidated financial statements.

DISTRIBUTABLE RESERVES

As at 31 December 2025, the Company’s accumulated losses amounted
to RMB366,121,000 and the Company’s share premium amounted to
RMB2,989,3883,000. By passing an ordinary resolution of the Company,
dividends may also be declared and paid out of share premium account
or any other fund or account which can be authorized for this purpose in
accordance with the Companies Act of the Cayman Islands.

DIVIDEND POLICY

The Company may distribute dividends by way of cash or by other
means that the Board considers appropriate. Any proposed distribution of
dividends is subject to the discretion of the Board and, where applicable,
the approval of the Shareholders. The Board will consider various factors
before declaring or recommending any payment of dividends. These
factors include the results of operation of the business of the Group, the
retained earnings and distributable reserves of the Company and each
of the members of the Group, the Group’s actual and expected financial
performance, the general business conditions and strategies, the Group’s
expected working capital requirements and future expansion plans, the
general economic conditions and business cycle of the Group’s business,
the future prospects of the business of the Group, Shareholders’ interests,
statutory and regulatory restrictions on the payment of dividend and other
internal or external factors that the Board deems appropriate.
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Directors’ Report (Continued)

SHARE OPTION SCHEMES

(A)

Zhong An Group Limited — the New Share Option
Scheme

On 6 June 2019, the Shareholders approved the adoption of a
new share option scheme (the “New Share Option Scheme”) of
the Company pursuant to and in compliance with the requirements
of Chapter 17 of the Listing Rules. No share option was granted,
lapsed, exercised or cancelled under the New Share Option Scheme
since its adoption and up to the date of this annual report.

The salient terms of the rules of the New Share Option Scheme are
set out below:

7. Purpose of the New Share Option Scheme:

The purpose of the New Share Option Scheme is to enable
the Group to grant options to the Eligible Participants referred
to in paragraph (2) below to recognize and reward their
contributions and as incentives for retaining them for their
contribution or potential contribution to the Group for the long-
term growth and development of the Group.

2. Farticipants of the New Share Option Scheme:

The Directors may, at their absolute discretion, invite any
person belonging to any of the following classes of participants
(the “Eligible Participants”) to take up options to subscribe
for Shares:

(@ any employee (whether full time or part time, including
any executive director but excluding any non-executive
director) of the Company, any of its subsidiaries, or any
entity (the “Invested Entity”) in which any member of
the Group holds any equity interest;
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any non-executive directors (including independent
non-executive directors) of the Company, any of its
subsidiaries or any Invested Entity;

any supplier of goods or services to any member of the
Group or any Invested Entity;

any customer of the Group or any Invested Entity;

any person or entity that provides research, development
or other technological support to the Group or any
Invested Entity;

any shareholder of any member of the Group or any
Invested Entity or any holder of any securities issued by
any member of the Group or any Invested Entity;

any adviser (professional or otherwise) or consultant to
any area of business or business development of any
member of the Group or any Invested Entity; and

any person or entity who has contributed or may
contribute as a party to any joint venture, business
alliance or other business arrangement with the Group to
the overall development and growth of the Group.
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Directors’ Report (Continued)

Maximum number of Shares available for subscription:

The maximum number of Shares which may be allotted and
issued upon exercise of all outstanding options granted and yet
to be exercised under the New Share Option Scheme and any
other share option schemes adopted by the Group shall not
exceed 30% of the relevant class of securities of the Company
in issue from time to time.

Subject to the rules of the New Share Option Scheme, the
Company may seek approval of its Shareholders in general
meeting to refresh the New General Scheme Limit (as referred
to in paragraph 4 below) provided that the total number of
Shares which may be allotted and issued upon exercise of all
options to be granted under the New Share Option Scheme
and any other share option scheme(s) of the Group must not
exceed 10% of the Shares in issue as at the date of approval
of the refreshed limit. For the purpose of calculating the
refreshed limit, such options (including those outstanding,
cancelled, lapsed or exercised in accordance with the New
Share Option Scheme and any other share option scheme(s)
of the Group) previously granted under the New Share Option
Scheme and any other share option scheme(s) of the Group
will not be counted.

Total number of Shares available for issue under the New Share
Option Scheme:

The total number of Shares which may be allotted and issued
upon the exercise of all options (excluding such options which
have lapsed in accordance with the terms of the New Share
Option Scheme and any other share option scheme(s) of the
Group) to be granted under the New Share Option Scheme
and any other share option scheme(s) of the Group must not
in aggregate exceed 10% of the Shares in issue on the date of
approval of the New Share Option Scheme, being 581,039,080
Shares (the “New General Scheme Limit"). As at 1 January
2025 and 31 December 2025, the number of share options
that remained available for grant under the New Share Option
Scheme were 581,039,080 and 581,039,080, respectively.
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Maximum entitlemment of each participant under the New Share
Option Scheme:

The total number of Shares issued and which may fall to be
issued upon the exercise of the options granted under the
New Share Option Scheme and any other schemes of the
Group (including both exercised or outstanding Options) to
each grantee in any 12-month period shall not exceed 1% of
the relevant class of securities of the Company in issue (the
“Individual Limit”). Any further grant of options in excess of
the Individual Limit in any 12-month period up to and including
the date of such further grant must be separately approved
by the Shareholders in general meeting of the Company with
such grantee and his close associates (or his associates if such
grantee is a connected person of the Company) abstaining
from voting.

Amount payable on acceptance of option:

A nominal consideration of HK$1 is payable on acceptance of
the grant of an option.

Minimum period for which an option must be held before it can
be exercised and the exercise period of the option:

An option may be accepted by a participant within 21 days
from the date of the offer for grant of the option.

An option may be exercised in accordance with the terms of
the New Share Option Scheme at any time during a period to
be determined and notified by the Directors to each grantee,
which period may commence from the date of acceptance of
the offer for the grant of options but shall end in any event not
later than 10 years from the date of grant of the option subject
to the provisions for early termination thereof. Unless otherwise
determined by the Directors and stated in the offer for the grant
of options to a grantee, there is no minimum period required
under the New Share Option Scheme for the holding of an
option before it can be exercised.
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8. Basis of determining the exercise price of an option:

The subscription price for Shares under the New Share Option
Scheme shall be a price determined by the Directors but shall
not be less than the highest of (i) the closing price of Shares
as stated in the Stock Exchange’s daily quotations sheet on
the date of the offer for grant, which must be a business day;
(i) the average closing price of Shares as stated in the Stock
Exchange’s daily quotations sheet for the five business days
immediately preceding the date of the offer for the grant; and
(i) the nominal value of a Share.

9. Performance targets:

Unless the Directors otherwise determined and stated in
the offer of the grant of options to a grantee, a grantee is
not required to achieve any performance targets before any
options granted under the New Share Option Scheme can be
exercised. No performance targets are specifically stipulated
under the New Share Option Scheme.

10.  Life of the New Share Option Scheme:

The New Share Option Scheme will remain in force for a period
of 10 years commencing on the date on which the New Share
Option Scheme is adopted and will therefore expire on 5 June
2029.

As at the date of this annual report, the total number of Shares
available for issue under the New Share Option Scheme was
581,039,080 Shares, representing approximately 10.31% of
the total number of issued Shares at such date.

China New City Group Limited — the CNC Scheme

On 20 May 2015, the shareholders of the Company approved the
adoption of a share option scheme (the “CNC Scheme”) of CNC,
a non-wholly owned subsidiary of the Company incorporated in
the Cayman Islands whose issued shares are listed on the Stock
Exchange (stock code: 1321). The adoption of the CNC Scheme was
also approved by the shareholders of CNC on 20 May 2015. The
salient terms of the rules of the CNC Scheme are set out below:

EROHRS (@)

8 BRETTREZEETEE:

RIEFERESSRERN 2
REEBBEHEZET  HEAE
BRI EZESENNESR
BHER (BEAEX£R) RBR
FrE B®ERLFRHRMU S
B (NEZREERHERNR
BEXAEHMIFFERA®RER
Fr8\B& 1D U T 1& 5 Re (i) B 1D
[EIRERS

9  FKEEE:

FRIFEESFREHER T K
RAZBREZHTDIINR S8
EEANETENRBRES B
P2 BT B REREMAX
RER-FBRESETESE
®IFHRZ

0. HWAEREABIZHIR

WERESTAEHERMZ
HES10FEARNA M > F LR
20294 6H5HEIH] -

RAFRBH  RIZHEBRE
FE A EHBITHROEHS
581,039,0808% f% 17 » 157 5% B
B TIRIDBEAI10.31%°

T A R B IR AT —
EHTR A8

2015558200 » AR B L A B4R
BT (R ABNIEEZENB AR
RREEEEEMAL  HEETRYD
ER P B (R AESR 1 1821) 9FE
BT (ThEFRE T ErEl) o 3R4N
o B 4 T 5t 8 7R 2015858520
TE P E T IE TR BR BR AL o PR TN T
SHERAN T ERAREIWT ¢

REEMARAT —BAFER

83



84

Directors’ Report (Continued)

ERORS (@

1.  Purpose of the CNC Scheme

As incentives or rewards to the eligible participants under the
CNC Scheme for their contribution to the CNC Group.

2. Participants of the CNC Scheme

(@ any employee (whether full-time or part-time, including
any executive director but excluding any non-executive
director) of CNC, any of CNC'’s subsidiaries or any entity
(the “CNC Invested Entity”) in which any member of the
CNC Group holds an equity interest (the “CNC Eligible
Employees’);

(b) any non-executive directors (including independent
non-executive directors) of CNC, any of the CNC'’s
subsidiaries or any CNC Invested Entity;

(c) any supplier of goods or services to any member of the
CNC Group or any CNC Invested Entity;

(d) any customer of any member of the CNC Group or any
CNC Invested Entity;

(e)  any person or entity that provides research, development
or other technological support to any member of the
CNC Group or any CNC Invested Entity;

) any adviser (professional or otherwise) or consultant to
any area of business or business development of any
member of the CNC Group or any CNC Invested Entity;
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Directors’ Report (Continued)

(@ any other group or classes of participants who have
contributed or may contribute by way of joint venture,
business alliance or other business arrangement to the
development and growth of the CNC Group;

and, for the purposes of the CNC Scheme, the offer for the
grant of CNC option may be made to any company wholly
owned by one or more persons belonging to any of the above
classes of participants.

Maximum number of shares of CNC (the “CNC
Shares”) available for subscription

The maximum number of CNC Shares which may be issued
upon the exercise of all outstanding CNC options granted and
yet to be exercised under the CNC Scheme and any other
share option scheme(s) adopted by the CNC Group must not
in aggregate exceed 30% of the share capital of CNC in issue
from time to time.

Subject to the rules of the CNC Scheme, CNC may seek
approval of its shareholders in general meeting to refresh
the Refreshed CNC General Scheme Limit (as referred to in
paragraph 4 below) provided that the total number of CNC
Shares which may be allotted and issued upon exercise of
all CNC options to be granted under the CNC Scheme and
any other share option scheme(s) of the CNC Group must
not exceed 10% of the CNC Shares in issue as at the date of
approval of the refreshed limit. For the purpose of calculating
the refreshed limit, such CNC options (including those
outstanding, cancelled, lapsed or exercised in accordance with
the CNC Scheme and any other share option scheme(s) of the
CNC Group) previously granted under the CNC Scheme and
any other share option scheme(s) of the CNC Group will not be
counted.
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Total number of CNC Shares available for issue under
the CNC Scheme

The total number of CNC Shares which may be allotted and
issued upon the exercise of all CNC options (excluding such
CNC options which have lapsed in accordance with the terms
of the CNC Scheme and any other share option scheme(s) of
the CNC Group) to be granted under the CNC Scheme and
any other share option scheme(s) of the CNC Group must not
in aggregate exceed 10% of the CNC Shares in issue on the
date of approval of the CNC Scheme on 20 May 2015 (the
“CNC General Scheme Limit") or upon the date of approval
of the refreshment of the CNC General Scheme Limit on 11
June 2020 (that is, not exceeding 201,076,800 CNC Shares,
representing 10% of the total issued share capital of CNC as
at that date) (the “Refreshed CNC General Scheme Limit”).
As at 1 January 2025 and 19 May 2025 being the date of
expiry of the CNC Scheme, the number of CNC options that
remained available for grant under the CNC Scheme were
201,076,800 and 201,076,800, respectively.

Maximum entitlement of each participant under the
CNC Scheme

The total number of CNC Shares issued and which may fall
to be issued upon the exercise of the options granted under
the CNC Scheme and any other share option scheme(s) of the
CNC Group (including both exercised or outstanding options)
to each grantee in any 12-month period shall not exceed 1% of
the issued share capital of CNC for the time being (the “CNC
Individual Limit”). Any further grant of CNC options in excess
of the CNC Individual Limit in any 12-month period up to and
including the date of such further grant must be separately
approved by the CNC shareholders in general meeting with
such grantee and his associates abstaining from voting.

Amount payable on acceptance of CNC option

A nominal consideration of HK$1 is payable on acceptance of
the grant of a CNC option.
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Minimum period for which a CNC option must be held
before it can be exercised and the exercise period of a
CNC option

Unless otherwise determined by the CNC directors and stated
in the offer to a grantee, there is no minimum period under the
CNC Scheme for the holding of a CNC option before it can
be exercised. A CNC option may be exercised in accordance
with the terms of the CNC Scheme at any time during a period
to be determined and notified by the CNC directors to the
relevant grantee, which period may commence on a day after
the date upon which the offer for the grant of CNC options is
made but shall end in any event not later than 10 years from
the date of grant of the CNC option subject to the provisions of
early termination thereof.

Performance targets

Unless the CNC directors otherwise determined and stated in
the offer for the grant of CNC options to a grantee, a grantee
is not required to achieve any performance targets before
any CNC options granted under the CNC Scheme can be
exercised.

Basis of determining the exercise price of a CNC
option

The exercise price shall be a price determined by the CNC
directors but shall not be less than the highest of the nominal
value of a CNC Share; the closing price of the CNC Shares on
the Stock Exchange; and the average closing price of CNC
Shares on the Stock Exchange for the five business days
immediately preceding the date of the offer for the grant.

Life of the CNC Scheme

The CNC Scheme was valid and effective for a period of 10
years from 20 May 2015 and was expired on 19 May 2025.
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During the year under review and up to the expiry of the CNC
Scheme on 19 May 2025, no option was granted, excised, cancelled
or lapsed under the CNC scheme, As at 1 January 2025 and 19 May
2025, being the date of expiry of the CNC scheme, there was no
outstanding option under the CNC Scheme.

PRE-EMPTIVE RIGHTS

There are no provisions for pre-emptive rights under the Articles or the
Companies Act of the Cayman Islands, which would oblige the Company to
offer new Shares on a pro rata basis to existing Shareholders.

MAJOR CUSTOMERS AND SUPPLIERS

Aggregate sales attributable to the five largest customers of the Group
accounted for less than 30% of the Group’s total revenue for the year under
review.

Aggregate purchases from to the five largest suppliers of the Group
accounted for less than 30% of the Group’s total purchases for the year
under review.

DIRECTORS AND DIRECTORS’ SERVICE
CONTRACTS

The Directors during the year under review and up to the date of this report
were as follows:

Executive Directors
Mr Shi Zhongan

Mr Zhang Jiangang
Ms Jin Ni

Ms Shi Jinfan

Mr Shen Jiayang

Independent non-executive Directors
Professor Pei Ker Wei

Mr Zhang Huagiao

Mr Fung Che Wai Anthony

In accordance with article 108(A) and 108(B) of the Articles, Mr Shi
Zhongan, Mr Zhang Huagiao and Mr Fung Che Wai Anthony will retire by
rotation at the forthcoming annual general meeting (the “AGM”), and being
eligible will offer themselves for re-election at the AGM.
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Directors’ Report (Continued)

No Director (including the Directors proposed to be re-elected at the AGM)
has a service contract with the Company which is not determinable by the
Company within one year without payment of compensation, other than
statutory compensation.

The Company has received, from each of the independent non-executive
Directors, an annual confirmation of his/her independence in accordance
with the independence guidelines set out in Rule 3.13 of the Listing Rules
and the Company still considers all of the independent non-executive
Directors to be independent.

DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS AND CONTRACTS

There was no transaction, arrangement or contract of significance
subsisting during or at the end of the year under review in which a Director
(or an entity connected with a Director) either directly or indirectly, is or was
materially interested.

DIRECTORS’ AND SENIOR MANAGEMENT’S
BIOGRAPHIES

Biographical details of the Directors and senior management of the Group
are set out in the section headed “Biographical Details of Directors and
Senior Management” of this annual report.

DIRECTORS’ REMUNERATION

Details of the Directors’ emoluments on a named basis are set out in note 8
to the consolidated financial statements.

Remuneration for each of the Directors are determined based on, among
others, emoluments paid by comparable companies, his/her time of
commitment and responsibilities towards the Company and whether
the remuneration package is competitively attractive to retain him/her as
director.

The Company and CNC has each maintained a share option scheme for
the purpose of providing incentives and rewards to the eligible participants
for their contributions to the Group.

During the year ended 31 December 2025, no emoluments were paid by
the Group to any of the Directors or the five highest paid individuals as an
inducement to join or upon joining the Group or as compensation for loss
of office.
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SENIOR MANAGEMENT’S REMUNERATION SR EIEA B
The remuneration of the members of the senior management by band for HZE2025F 12831 HILABEREEAS
the period ended 31 December 2025 is set out below: Z AR
Number
of persons
A

0 to HK$1,000,000
HK$1,000,000 to HK$2,000,000

0ZE1,000,0005 7T
1,000,000 75 2,000,000 75

DIRECTORS’ AND CHIEF EXECUTIVES’ INTERESTS

IN SECURITIES OF THE COMPANY

As at 31 December 2025, to the best knowledge of the Company, the
interests and short positions of the Directors and chief executives of the
Company in the Shares, underlying shares and debentures of the Company
or any associated corporation (within the meaning of Part XV of the
Securities and Futures Ordinance (the “SFO”)) as recorded in the register
required to be kept under Section 352 of the SFO or as otherwise notified
to the Company and the Stock Exchange pursuant to the Model Code for
Securities Transactions by Directors of Listed Issuers set out in Appendix

C8 to the Listing Rules, were as follows:

Long positions in Shares of the Company

Number of Shares held and nature of interest in the Company:

-+

EHERTIETHASREATE
HHHEE

R2025F12831H IR AR FIE EE K
EATEBETHAERART RERBE
(RESFKPEEY (MEHFRIPEEG)
BXVE s 2 W) 2 IR0~ BRIRG R E
A B AMREE S RIS KA $H352
BEEZELSMEMESERRA  FKRE
T HRAIMERCI L EITAE S EITE

RPZIZETFHABTHNEARAT KRB

Rz AR RHAMT
RAERBRDVGE

RAERBFENRDBE RERMLE

Approximate

percentage of

Capacity and Number and interest (Note 2) Long/Short
Name of Director nature of interest class of securities held RERBL position
BEEUS B kEDEE FRiFES 2B RER Bt #z2) B KB
Mr Shi Zhongan Founder of a discretionary trust  3,262,411,200 Shares of HK$0.1 57.89% Long
who can influence how the each in the share capital of the
trustee exercises discretion Company
(Note 1)
ik e HIEETAILA > IR ETTEA ARBREAFEREEOIETZ 591
THEENEEZ AN WE1)  3,262,411,2000% K17
Notes: (1) These Share are held by New Whole Good Limited, 99.50% of Kzt (1) ZERDBTEFAERRAE (B
the entire issued share capital of which is owned by ZA Holding 2EEEITRAZ299.50%HZA
Group Ltd, which in turn is wholly-owned by Trident Trust Holding Group Ltd #74A) » MzZA
Company (HK) Limited, being the trustee of a discretionary trust Holding Group Ltd BJFHEZHRIE5E
established by Mr Shi Zhongan. By virtue of the SFO, Mr Shi (B58) BRAE (ZARAMKH
Zhougan is deemed to be interested in the Shares in which New BERERUIN—EBZEEENT
Whole Good Limited is interested. EAN) 2EMA REBEFESKAE
&6 PRI EWRABN TR
BRABFERE D Z RDPE
B
(2)  The calculation is based on the total number of 5,635,809,800 (2 ZBE2LLBhRER2025F12831

Shares in issue as at 31 December 2025.
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Directors’ Report (Continued)

Save as disclosed above, as at 31 December 2025, none of the Directors
and chief executives of the Company had or were deemed under the SFO
to have any interests or 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 SFO) as recorded in the register required
to be kept under Section 352 of the SFO, or as otherwise notified to the
Company and the Stock Exchange pursuant to the Model Code.

CONTRACTS OF SIGNIFICANCE

No contracts of significance in relation to the Group’s business in which the
Company, any of its subsidiaries, fellow subsidiaries or its parent company
was a party and in which a Director (or an entity connected with a Director)
had a material interest, whether directly or indirectly, subsisted during or at
the end of the year under review.
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SUBSTANTIAL SHAREHOLDERS’ INTEREST IN THE
SECURITIES OF THE COMPANY

As at 31 December 2025, to the best knowledge of the Company, the
following parties (other than Directors or chief executives of the Company)
were recorded in the register required to be kept by the Company under
Section 336 of the SFO, or as otherwise notified to the Company, as being
directly or indirectly interested or deemed to be interested in 5% or more of
the issued share capital of the Company:

FE

QR A A B8 5 R o

BAATIFTA  1R2025% 128318 [RES
FARBEBTHAEIN  ARQFIRED
R HA S 155 5533618 7 B 2 B e MFrst iR
REBTHEGARNE  BENEEEE AW
RABEBEARBEBITIRAS%H U LR
AT

Approximate
percentage of
the Company’s

Number of issued share Long/Short
Name Capacity Shares held capital (Note) position
FATERT
R AR E 2 EE
ey &1 FriERn 8 E (Hizt) & %E
New Whole Good Limited Beneficial owner 3,262,411,200 57.89% Long
MEFAERAE BHEAA 59,
ZA Holding Group Ltd Interest in controlled corporation 3,262,411,200 57.89% Long
REEE T o)
Trident Trust Company (HK) Trustee 3,262,411,200 57.89% Long
Limited
HREFEBBRAT ZEEA S0

Note: New Whole Good Limited, which holds 3,262,411,200 Shares in the
issued share capital of the Company, is owned as to 99.50% by ZA
Holding Group Ltd, which in turn is wholly-owned by Trident Trust
Company (HK) Limited, being the trustee of a discretionary trust
established by Mr Shi Zhongan. By virtue of the SFO, each of ZA Holding
Group Ltd and Trident Trust Company (HK) Limited is deemed to be
interested in the Shares in which New Whole Good Limited is interested.

Save as disclosed above, as at 31 December 2025, no person, other
than a Director or chief executive of the Company, had interests or short
positions in the Shares and underlying shares of the Company as recorded
in the register required to be kept by the Company under Section 336 of
the SFO.
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Directors’ Report (Continued)

RELATED PARTY AND CONNECTED TRANSACTIONS

Details of significant related party transactions of the Group are set out in
note 37 to the consolidated financial statements.

None of the related party transactions constituted non-exempt connected
transactions or non-exempt continuing connected transactions in
accordance with the Listing Rules during the year ended 31 December
2025.

SUFFICIENCY OF PUBLIC FLOAT

Based on information that is publicly available to the Company and within
the knowledge of the Directors, as at the latest practicable date prior to the
issue of this annual report, the Company has maintained the prescribed
public float under the Listing Rules.

PURCHASE, SALE OR REDEMPTION OF LISTED
SECURITIES OF THE COMPANY

Neither the Company nor any of its subsidiaries purchased, sold or
redeemed any of the Company’s listed securities during the year ended 31
December 2025.

DIRECTORS’ INDEMNITIES

The Articles provides that every Director is entitled to be indemnified out of
the assets and profits of the Company from and against all actions, costs,
charges, losses, damages and expenses which he/she may incur or sustain
in or about the execution of duties of his/her office, except such as incurred
or sustained through his/her own fraud or dishonesty.

The Company has arranged liability insurance for Directors and senior
management officers of the Company with appropriate coverage to
indemnify them from and against any legal actions arising from the
execution of their duties, and such insurance and indemnity was in force
during the year ended 31 December 2025 and remain effective as at the
date of this annual report.

CHARITABLE DONATIONS

During the year under review, the Group made charitable donations
amounting to approximately RMB816,000 (2024: RMB3,322,000).
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PRINCIPAL RISKS AND UNCERTAINTIES

The Group’s principal risks and uncertainties are summarised as below:

1.

Market risks

The Group’s revenue is mainly derived from customers from the
PRC. The Group is exposed to the risks associated with the PRC
market which include the risks of policy change, interest rate change,
demand-supply imbalance and the overall economic conditions. The
market risks may pose an adverse impact on the Group’s business,
financial condition or results of operations.

The project team will carefully scrutinize each project for related
risks and returns. These include assessment of relevant government
policies, market demand and conditions and economic data. The
management is responsible for supervising, conducting regular
operation reviews and keeping the Board fully informed through
regular reports, allowing for prompt decisions to be made if changes
are required.

Business and operational risks

Distinctive risk factors in property development related businesses
such as rising construction costs and labour costs, decline in
profitability, and inadequacies or failures of internal processes,
people and systems may have different levels of negative impact
on the results of the Group’s operation. Industrial accidents may
happen although precautionary measures are established, which
may damage the Company'’s reputation or cause financial loss to the
Group.

The internal audit team will review key activities of the Group and
ensure all material controls, including financial and operational, are
functioning effectively. Precautionary and contingency measures are
also set up to ensure the Group is protected against major potential
loss, damage or impact to our operations. Insurance coverage
against accidental losses and/or other hazards is used in protecting
our assets and reputation against any potential liabilities.
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Directors’ Report (Continued)

Financial risks

Investments and business operations are exposed to risks from
exchange rates, interest rates and liquidity. Amid global financial
uncertainties, the financial risks encountered by the Group had
increased accordingly.

The Group closely monitors the financial risks and when appropriate
will adopt measures to manage and hedge corresponding risks by
using derivatives such as interest rate and currency swaps. The
Group’s cash and financing are centrally managed and controlled at
the corporate level to achieve better borrowing terms and coherent
financial risk management. To meet our obligations as and when
needed, the Group maintains sufficient facilities with various banks
and financial institutions. The maturity of deposits and loans is
carefully planned and managed to reduce liquidity risk.

Talent risks

Talent shortage and high employee turnover will have a negative
impact on the Group’s present and future performance. We believe
that human resources are of critical importance for the success of the
Company.

To attract, motivate and retain talented employees, the Group
evaluates our employee remuneration packages and monitor them
against market trends. We provide on-the-job training for new staff
and offer career advancement opportunities for suitable staff to
develop their full potential at various stages of their career. We also
encourage communication with all levels of staff to gather feedback
and suggestions for future improvement.
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The Company strives to balance business growth with environmental
protection.
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As the major businesses of the Group are property development, leasing
and hotel operation in China, we (i) evaluate, manage and mitigate from
time to time environmental issues within the context of the Group’s
business activities and objectives for the conservation of energy and other
natural resources; (i) devise environmental policies and measures for the
Group so as to keep them in line with the standards required under the
applicable laws, rules and regulations to the extent practicable; and (i)
apply our philosophy on environment protection to our supply chain and
operations. These include but not limited to the scrutiny in the selection
of our business partners or services providers and award the bids of
construction and other projects of which the Group is involved to reputable
and environmentally-conscientious corporations and contractors with good
compliant and environmental records.

Several hotels as operated by the Group have been promoting
environmental protection policies for energy management, water
management and waste management to minimize the ecological footprint
of the hotel operation for years. To name a few, all lightings and appliances
will be replaced in phases by energy saving ones. Guest rooms have room
card insert energy saving switches and reduction in paper usage in the
office and promote storage of files in electronic forms instead of in paper
files. On the front of our leasing business, we are careful in the selection of
our lessees and implemented environmental policies and measures in the
operation of leasing business, including the management of the properties
leased by the Group.

The Group has also implemented energy saving practices in the workplace
through (i) appropriately designing, constructing, maintaining and, if
required, modifying facilities wherever applicable; (i) using or to replacing
gradually existing appliances with more energy efficient appliances for
lighting, heating and ventilation systems to reduce energy consumption and
(iii) raising awareness of environmental protection at workplace.

During the year under review, there had been no record of material breach
or violation by the Group of applicable environmental laws, rules or
regulations.

COMPLIANCE WITH LAWS AND REGULATIONS

The Group has kept itself abreast with the development of laws, rules and
regulations which have or may have an impact on, and has been abiding
the laws, rules and regulations applicable to, the operation of its business.

The Group has implemented procedures and policies, employed
suitable personnel and engaged professional advisers to ensure that (i)
such approvals, permits and licences necessary for the operation of its
businesses are obtained; and (i) its operations are being run in line with the
applicable laws, rules and regulations. During the year under review, there
had been no material violation of the applicable laws, rules and regulations
by the Group.
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Directors’ Report (Continued)

RELATIONSHIPS WITH EMPLOYEES, CUSTOMERS
AND SUPPLIERS

The Company is committed to maintaining, and has maintained good
relationships with, its employees, customers and suppliers with a view to
fostering better mutual understanding and/or a sense of belonging towards
the Company. This is conducive to implementing the Group’s strategies
and business objectives, as well as the Group’s business development and
sustainability in the long run.

The Group believes that our people are critical success factors to the
Group’s competitiveness in the market. To attract high calibre people
and solidify the management of the Group, eligible participants (including
employees of the Group) may be granted options to subscribe for Shares
pursuant to the share option scheme adopted by the Company. The
Group also provides continuous learning and training programs to its
employees to enhance their skills and knowledge, so as to maintain their
competitiveness.

Customer satisfaction with our services and products has a profound
effects on our profitability. Our dedicated team of sales people are in
constant communication with our customers and potential customers to
uncover and create customer needs and help customers make informed
decisions. To grasp the market trend is critical for the Group to timely adjust
our operating strategies to fit the market requirement.

Collaborative and mutual beneficial business relationship with our strategic
suppliers and contractors is of important to achieve higher levels of
efficiency and competitive advantage. The Group evaluates the capabilities
of our supplier and contractors to determine if they are able to meet the
requirement and needs of the Group from time to time.

Developing and maintaining good relationship with various commercial
banks and financial institutions always are our main tasks because our
capital-intensive projects require on-going funding to maintain continuous
growth.

ISSUE OF EQUITY SECURITIES

The Company did not carry out any fund raising activities by way of issue of
equity securities for the year ended 31 December 2025.

CHANGE IN DIRECTORS’ INFORMATION

Save as disclosed in the section headed “Biographical Details of Directors
and Senior Management” of this annual report, there were no other
changes in the Directors’ information subsequent to the publication of the
interim report of the Company for the six months ended 30 June 2025.
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SUBSEQUENT EVENTS

Details of any matter that occurred and bore significant effect to the Group
between the year end date and the date of this report are set out in the
section headed “Management Discussion and Analysis” of this annual
report.

CLOSURE OF REGISTER OF MEMBERS

The register of members of the Company will be closed from Monday, 1
June 2026 to Thursday, 4 June 2026 (both days inclusive), during which
period no transfer of shares can be registered. In order to qualify for
attending and voting at the AGM, all transfers accompanied by the relevant
share certificates must be lodged with the Company’s Hong Kong branch
share registrar and transfer office, Tricor Investor Services Limited at 17/F,
Far East Finance Centre, 16 Harcourt Road, Hong Kong, not later than
4:30 p.m. on Friday, 29 May 2026.

MANAGEMENT CONTRACTS

No contract concerning the management and administration of the whole
or any substantial part of the business of the Company was entered into or
existed during the year under review.

DISCLOSURE UNDER RULE 13.20 OF THE LISTING
RULES

The Directors were not aware of any circumstances resulting in the
responsibility of disclosure under Rule 13.20 of the Listing Rules regarding
the provision of advances by the Company to an entity.

AUDITOR

Ernst & Young will retire and a resolution for its re-appointment as auditor of
the Company will be proposed at the forthcoming AGM.

On behalf of the Board

Zhong An Group Limited

Shi Zhongan

Chairman

The People’s Republic of China, 26 March 2026
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Independent Auditor’s Report

Ernst & Young

27/F, One Taikoo Place
979 King’s Road
Quarry Bay, Hong Kong

e
EY:x

To the shareholders of Zhong An Group Limited
(Incorporated in the Cayman Islands as an exempted company with limited
liability)

We have audited the consolidated financial statements of Zhong An
Group Limited (the “Company”) and its subsidiaries (the “Group”) set out
on pages 105 to 256, 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 IFRS Accounting
Standards as issued by the International Accounting Standards Board (the
“IASB”) and have been properly prepared in compliance with the Hong
Kong Companies Ordinance.

We conducted our audit in accordance with Hong Kong Standards on
Auditing (“HKSAs”) as issued by the Hong Kong Institute of Certified
Public Accountants (“HKICPA”). Our responsibilities under those
standards are further described in the Auditor’'s responsibilities for the
audit of the consolidated financial statements section of our report. We
are independent of the Group in accordance with the HKICPA's Code of
Ethics for Professional Accountants (the “Code”), as applicable to audits
of financial statements of public interest entities. We have also fulfilled our
other ethical responsibilities in accordance with the Code. We believe that
the audit evidence we have obtained is sufficient and appropriate to provide
a basis for our opinion.
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Independent Auditor’s Report (Continued)
B zEEmER S (48)

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.

FTEERSE

TEBRFHRIERBRMANEEHIE > T3
MEAMEEHYBZRENEZTRES
NWEH ZEFFEERMHESHUFTREE
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How our audit addressed the key audit

BEANELNAEE

Key audit matter

matter

E e

TBENER

Valuation of investment properties

As at 31 December 2025, the Group’s investment
properties amounted to RMB5,442 million, which
represented 19% of the Group’s total assets.
Investment properties were stated at fair value.
Management was required to exercise significant
judgement in determining the fair value of investment
properties as disclosed in note 3 to the consolidated
financial statements.

The Group engaged an external valuation expert
to perform the valuation of investment properties.
The valuation methods applied included the direct
comparison approach and income approach which
involved various assumptions, such as estimated
rental revenues, discount rates, occupancy rates,
historical transactions and market knowledge.

The related disclosures are included in notes 2.4, 3
and 13 to the consolidated financial statements.

We evaluated the competence and
independence of the external valuation
expert engaged by the Group. We reviewed
rental contracts, compared the prices of the
investment properties with the unit prices
of adjacent similar properties that were
benchmarked in the valuation process,
assessed assumptions relating to future market
rents, compared the current prices in the
active market for adjacent similar properties,
and assessed the discount rates and future
maintenance costs applied based on historical
experiences with the involvement of our
internal valuation specialists, who focused on
the term vyield, reversionary yield and market
unit rent. We also assessed the adequacy of
the disclosures in the consolidated financial
statements.
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Independent Auditor’s Report (Continued)

KEY AUDIT MATTERS (CONTINUED)

B ZEENER S (4)

TEERFHE (B)

Key audit matter

How our audit addressed the key audit
matter

TEEREE

BMNELMAEE
TEERER

Net realisable value of completed properties held for sale and properties under development

As at 31 December 2025, the Group’s properties
under development and completed properties held
for sale amounted to RMB13,092 million, which
represented 45% of the Group's total assets. These
properties were stated at the lower of cost and
net realisable value. The net realisable value was
estimated by management based on expected selling
prices, the cost of completion of properties under
development, and the costs to be incurred in selling
the properties based on prevailing market conditions.
The estimation of the net realisable value involved

We reviewed the Group’s net realisable value
estimation and checked the expected selling
prices to prices of similar properties presold
by the Group recently or adjacent properties
sold. For the cost of completion of properties
under development and the costs to be
incurred in selling the properties, we evaluated
management’s estimation methodology,
which had been updated to reflect the latest
information and the refined construction and
selling cost budgeting process.

HIEHEEEMNEREZE T EN LT FE
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45% o ILE R EMEUR AR

AMEER EXENT
BRF AL RAERE
BE BEEAIBREZ
BOMETAAEENE
WEBFERE -FRED

significant judgement.

The related disclosures are included in notes 2.4, 3,
14 and 23 to the consolidated financial statements.

AERFERGETR AR  MEERNSRHEY

RRENHEEERERAE EMELNNE RMY

B REPNENZRRAN  EEENGHHEETT

RERROTHERHENE M ZHECREN

FIEERRAMMGS 2R  URBRREBHHERUR

BEZIEEHS REXFE HETHRERLERE
REBE-

TRRREN A G B IREN
F2.4+3214523°

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.
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Independent Auditor’s Report (Continued)
B zEEmER S (48)

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 IFRS Accounting Standards as issued by the IASB and
the Hong Kong Companies Ordinance, and for such internal control as the
directors determine is necessary to enable the preparation of consolidated
financial statements that are free from material misstatement, whether due
to fraud or error.

In preparing the consolidated financial statements, the directors 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.

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 405 of the Hong Kong Companies
Ordinance, and for no other purpose. We do not assume responsibility
towards or accept liability to any other person for the contents of this
report.

Reasonable assurance is a high level of assurance but is not a guarantee
that an audit conducted in accordance with HKSAs will always detect a
material misstatement when it exists. Misstatements can arise from fraud
or error and are considered material if, individually or in the aggregate, they
could reasonably be expected to influence the economic decisions of users
taken on the basis of these consolidated financial statements.

Zhong An Group Limited 2025 Annual Report
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Independent Auditor’s Report (Continued)

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

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

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

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

° Evaluate the appropriateness of accounting policies used and the
reasonableness of accounting estimates and related disclosures
made by the directors.

° 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.

B ZEENER S (4)
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Independent Auditor’s Report (Continued)
B zEEmER S (48)

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

° 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.

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 Mr. Leung, Yat Him (Practising certificate number: PO8017).

Ernst & Young

Certified Public Accountants
Hong Kong

26 March 2026
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Consolidated Statement of Profit or Loss

BHEmR

Year ended 31 December 2025

Selling and distribution expenses )
Administrative expenses )
Impairment losses on financial assets, net & FLE E RE RIS > /B8 (179,408) (69,499)
Other expenses )

)

HZE2025F 12831 HIEEE
2025 2024
20255 20244
Notes RMB’000 RMB’000
HiaE ANEBETFT NEEFT
Revenue A © 8,774,536 13,930,179
Cost of sales HHE AL A (8,136,324) (11,645,270)
Gross profit EF 638,212 2,284,909
Other income and gains, net H AU A B Wz 5 58 5 183,153 70,238

HERDIHES (247,539) (224,893
TR (373,254) (464,658

HAhE = 5 (93,702) (101,085

Finance costs B ER 7 (320,704) (148,412
Changes in fair value of investment KEMEN R ABEED
properties 13 (100,163) (388,312)
Share of profits and losses of DEF R EE1E -
Joint ventures HEhE 18 (206,748) 154,147
Associates =S 20 (2,433) 136,847
(Loss)/profit before tax BRFR AT (B538) F)iE 6 (702,586) 1,249,282
Income tax expense PSRRI 10 (233,371) (1,031,310)
(Loss)/profit for the year FR (EE) FiE (935,957) 217,972
Attributable to: DUF e
Owners of the parent BREEE A (891,613) 19,924
Non-controlling interests JEVERG (44,344) 198,048
(935,957) 217,972
(Loss)/earnings per share attributable A 5 & &ERIFHE A B
to ordinary equity holders of the =ik (5R) B
parent 11
Basic BN RMB(15.8) cents RMBO0.4 cents
AR¥(15.8)% AR0.49
Diluted g RMB(15.8) cents RMBO0.4 cents

AE#(15.8)% AR #0.49
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Consolidated Statement of Comprehensive Income

BHEENRER

Year ended 31 December 2025
HE2025F 12831 HIEEE

2025 2024
2025% 20244
RMB’000 RMB 000
AREFT AEWFT
(Loss)/profit for the year FER (518) FH (935,957) 217,972
Other comprehensive income Hth2mu e
Other comprehensive income that may be REBPEAESEENDEEER
reclassified to profit or loss in subsequent HEMEZmEmWE
periods:
Exchange differences: PERZE%E -
Exchange differences on translation of foreign ~ HEEINEFEERIE R ZRE
operations (6,477) 27,124
Net other comprehensive income that may be ~ R EZHIR A e @ E=HHIES
reclassified to profit or loss in subsequent BmNEMEEK R FER
periods (6,477) 27,124
Other comprehensive income that will not be REBBPEZEFIEEMDEE
reclassified to profit or loss in subsequent B EMEmEmEa
periods:
Exchange differences: PERZEZE -
Exchange differences on translation of foreign ~ HESINEFEERIE R ZRE
operations (69,083) 60,148
Equity investments designated at fair value IEEARANEEFEEEED
through other comprehensive income: FAEMEERGENEREE !
Changes in fair value NABEEE (22,056) (16,8898)
Income tax effect TS s & 5,514 4,222
Net other comprehensive income that will not ~ REZBHIBSAGE=HOEE
be reclassified to profit or loss in subsequent BEaNEMEEm = FEE
periods (85,625) 47,482
Total comprehensive income for the year ~ERZEUNEHELE (1,028,059) 292,578
Attributable to: DURFELS ©
Owners of the parent ISYNEIEZZ=DN (983,568) 85,192
Non-controlling interests JEFERG R R (44,491) 207,386
(1,028,059) 292,578
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Consolidated Statement of Financial Position

BHMBRAR

Non-current assets

Property and equipment

Investment properties

Properties under development

Right-of-use assets

Restricted cash

Equity investments designated at fair
value through other comprehensive
income

Long term prepayments

Investments in joint ventures

Investments in associates

Deferred tax assets

Total non-current assets

Current assets

Completed properties held for sale

Properties under development

Inventories

Trade receivables

Prepayments, other receivables and
other assets

Financial assets at fair value through
profit or loss

Loans to joint ventures

Loans to associates

Restricted cash

Cash and cash equivalents

Investment properties classified as
held for sale

Total current assets

SERBRE

RERRME

BB

e

ERREE

SREIRS

EEBBAABENEE LR
S A B2 T I O
B

EHBEAR

REECENESE

REEARNEE

BHERESE

RIERBEE

MEBEE

REHEB B

Ry ES

78

FEU B 5 8RN

TR At IR &K
H&EE

BARBESEBHEFH A
BalEmMEE

ERMTFeErE

ERMTFHE AT

ZRFIRE

RERFEEEY

DERAFIFHENREY X

Notes

Kzt

12
13
14
15
27

16
17
18
20
21

ae
14

25
26
24
19
20
27
27

13

2025
20254
RMB’000
AREFT

2,144,868
5,435,500
1,190,659
8,740
297,332

99,745
422,633
662,166

1,895,603
203,780

12,361,026

10,631,261
1,270,102
32,964
903,277

1,914,707
77,866
398,146
722,394
224,220
377,177
6,900

16,559,014

31 December 2025
2025%12H31H

2024
20244
RMB’000
ANEBIEFT

2,235,984
4,785,200
1,376,934
20,790
7,450

440,275
584,208
996,022
1,236,041
268,495

11,951,399

13,284,073
6,510,845
28,460
581,656

2,999,023
75,459
253,783
771,651
956,351
1,823,340
26,800

27,311,341
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Consolidated Statement of Financial Position (Continued)

BHBHRRE (B

31 December 2025
2025%&12H831H

2025 2024
20255 20244
Notes RMB’000 RMB’000
iz ARBFT ANEEFT
Current liabilities pit =R
Trade payables FE1T & Z RN 28 3,010,344 4,906,366
Other payables and accruals H e RIE & BT & A 29 1,068,524 1,709,540
Contract liabilities H5H8E 30 2,040,872 8,072,903
Lease liabilities HESRE 15 7,072 12,841
Advances from joint ventures BE R ERR 596,501 704,140
Advances from associates & QB B® 912,613 906,056
Interest-bearing bank and other Mt S ER1T S E A ERR
borrowings Sl 666,848 2,406,762
Tax payable FESIRIE 10 2,823,771 2,771,301
Total current liabilities N TEIR=R (= 11,126,545 21,489,909
Net current assets RENEEFEE 5,432,469 5,821,432
Total assets less current liabilities WEERREEE 17,793,495 17,772,831
Non-current liabilities ERBEE
Interest-bearing bank and other M SER1T R H A fERR
borrowings 31 6,108,287 4,136,040
Deferred tax liabilities RIERIBEE(E 21 732,865 732,881
Other non-current liabilities HMIERFEE 3,300 3,369
Lease liabilities HEaE 15 10,880 22,176
Total non-current liabilities WIERFEE 6,855,332 4,894,466
Net assets BEE 10,938,163 12,878,365
Equity HE
Equity attributable to owners BABHEE AEEER
of the parent
Share capital [N 32 498,653 498,653
Reserves HE 34 8,413,280 9,771,876
8,911,933 10,270,529
Non-controlling interests JEIERG = 2,026,230 2,607,836
Total equity 4R 10,938,163 12,878,365
Zhang Jiangang Shen Jiayang 5 EX £ eSS
Director Director EBEX EFE
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Consolidated Statement of Changes in Equity
SHEREHR

Year ended 31 December 2025

B ZE2025F12A31HIEFE
Attributable to owners of the parent
BATRAARLE
Share Share  Statutory  Statutory Exchange Non-
Share  premium Contributed Capital option surplus reserve  Fairvalue  fluctuation  Retained controlling Total
capital account*  surplus*  reserve*  reserve*  reserve* fund*  reserve*  reserve* profits Total interests equity
BRE  EERER tE  DAEE  ERR®
R ROEER RERS Rl (1 i HEES 1 ey RENA B EREE g
NEEFrn ANEETT ABEFr AEETn AREFn AEETn ABEFr AREFn AEETn ABEFn ARETn AREFr ARETn
AMBOO  RMBOOO  AMBOO  AMBO)  AMBOO0  RMBUDD  RMBOO  RMBUOO  RMBUO  AMBOO  AMBOO  AMBOXO  ARUBODD
Note32  Note34fs)  Note34)  Note 34t) o33 Note34a)  Note 340
WEe  WEMy  KEMy  BEMo  WEB KMy HEMY
At 1 January 2024 Ro024E1B18 498653 2,989,383 39,318 608,515 17,066 191,872 8239 3,750 (67,080 5919778 10219489 2735711 12,955,200
Proft for the year ERTE - = = = = = = = = 19,924 19924 198,048 27,972
Other comprehensive income for the year: FREMRENE
Exchange differences related to foreign BEENERERER
operations - - - - - - - - 77,934 - 77,934 9,338 87,212
Changes in fair value of equity investment at far AR BEBEEHEHHA
value through other comprehensive income, I 2ENENBERE
net of tax DAEEES TRRE - - - - - - - (12660 - - (12669) - (12,666)
Total comprehensive income for the year ~ EA2ENEEE = = - - - - - (12,666) 77,934 19924 85,192 7386 292578
Dividends paid to non-controling shareholders 1 P ERBENRE - - - - - - - - - - - 3,386) (3,386)
Acquistion of non-controling interests WS R RS - - - (34,152) - - - - - - (84159 (146499  (180651)
Capital reduction of a subsiciary —BHBATEREE - - - - - - - - - - - (186,200  (186,200)
Disposal of subsidiaries HEHBAG - - - - - - - - - - - (1,406) (1,406)
Disposal of partialinterests in subsidiaries HEHBARSIER - - - - - - - - - - - 2,230 2,230
At 31 December 2024 and 1 January 2025 182024412881 B R2025518 18 498653 2,989,383 39318 574,363 17,066 191,872 8239 (8916) 20854 5939697 10270529 2607836 12,878,365
Loss for the year EREE - - - - - - = - - BUG1)  (BI61Y (34 (935957)
Other comprehensive income for the year: EREMRENE:
Exchange differences related to foreign BB SR ERED
operations - - - - - - - - (75,413) - (75,413) (147) (75,560)
Changes in far value of equity investment at far AR BE B EEEHHA
value through other comprehensive income, B2 ENENEERE
netof tax AEESE NBRE - - - - - = - (1654) = - (1654) - (1654
Total comprehensive income for the year ER2ENEEE - - - - - - - (16,542) (15413 (891,613)  (983,568) (d4491) (1,028,059
Dividends paid to non-controling shareholders I P ERBENRE - - - - - - - - - - - (2,883) (2,883)
Acquistion of non-controling interests WEFERER - - - 3,073 - - - - - - 3073 (535314)  (532.241)
Transfer of fair value reserve upon the disposal  REERARBEHBAEES
of equity investments t fair value through FARMRERENEEREN
other comprehensive income EENRBERE - - - (9,060) - - - 12,349 - (16465 (13,176) - (1317
Capttal inection from non-controling FERRETE
shareholders - - - - - - - - - - - 400 400
Capital reduction of a subsidiary —EHBATERAE - - - (399,986) - - - - - - (399,986) - (399,986)
Disposal of subsidiaries HERBAT - - - (882) - - - - - - (882) 662 (200)
Disposal of partialinterests in subsidiaries HERBATSNESR - - - 35,943 - - - - - - 35,943 - 35,943
At 31 Decerber 2025 Ro025E128318 49865 2089380 3318 203451 17066 191872 8230 (3109 (4569 5031619 89119 2026230 10938163

consolidated statement of financial position.

These reserve accounts comprise the consolidated reserves of

RMB8,4183,280,000 (2024: RMB9,771,876,000)

* ZEHERBEEAHEBRRERE HEHE ARS413,280,0007 (20244 : AR #9,771,876,0007T) °

REEMAMRAR

in the

—EREER
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Consolidated Statement of Cash Flows

A e =i —1
SHIRERER
Year ended 31 December 2025
HE2025F 12831 HIEEE

Zhong An Group Limited 2025 Annual Report

2025 2024
20255 2024%
Notes RMB’000 RMB 000
HizE ABHETFT ANE¥EFT
Cash flows (used in)/generated from X7 GER) EEN
operating activities HER=E
(Loss)/profit before tax BRFAET (B548) /FIH 6 (702,586) 1,249,282
Adjustments for: HE
Depreciation of property and equipment = E KR HiTE 12 115,468 117,254
Depreciation of right-of-use assets FREESERE 15 6,060 25,697
Changes in fair value of LEMENARNEEED
investment properties 13 100,163 388,312
Gain on remeasurement of BN ERHEARKREN
investments in an associate W& 5 (153,398) -
Changes in fair value of financial assets %A R EEFE2EEEH A
at fair value through profit or loss BaNEtREEANEEE
) 5 (5,092) (3,624)
Loss on disposal of investment HEREYENEE
properties 5 3,992 -
Loss on disposal of joint ventures HESEPRENEE 5 4,172 -
Loss/(gain) on disposal of subsidiaries ~ HEKHBABBEE, (W) 35 26,977 (2,863)
Gain on disposal of right-of-use assets  H &R E E I 5 (945) (24,402)
Loss on disposal of items of HERERZEEENEIE
property and equipment 9 1,715 2,812
(Gain)/loss on disposal of HERRAAEEF=EEHED
financial assets at fair value STAEENEMEEN
through profit or loss (Wss) /B518 5 (4,405) 2,374
Interest income FMEUWA 5 (6,228) (19,859)
Finance costs M ER 7 320,704 148,412
Share of profits and losses of DEFE R 518
Joint ventures HEhE 18 206,748 (154,147)
Associates i —l/NE| 20 2,433 (136,847)
Impairment losses on financial TABERERE 5
assets, net 179,408 69,499
Impairment of an investment in R—EEEtENKERE
a joint venture 18 1,000 5,626
Impairment provision for BB R&EN R ERE
property and equipment 12 32,094 59,481
Impairment of properties B FER(E
under development 14 5,604 —
Write down to net realisable value of FEHENEZ Y 2EMUR
completed properties held for sale EO#IRFE 23 124,341 137,653
Impairment provision for right-of-use ERREE ENRERE
assets 15 1,412 2,166
259,637 1,866,326



Consolidated Statement of Cash Flows (Continued)
aHBRERER (@)
Year ended 31 December 2025
HE2025F12H31HILEEE

Increase in properties under development B§ &%t 4 2£ 18 1))

Decrease in completed properties
held for sale
Increase in trade receivables

REGTEEZMER D
B 7 UG IR E M

Increase in deposits and other receivables 1% 4 & E {th FE W Zr 15 12 1))

Decrease in prepayments and
other assets
Decrease/(increase) in long
term prepayments
(Increase)/decrease in inventories
Decrease in restricted cash for
pre-sale proceeds
(Decrease)/increase in trade payables
Increase/(decrease) in other payables
and accruals

(Decrease)/increase in non-current
liabilities
Decrease in contract liabilities

Cash generated from operations
Interest received
Interest paid

TR R E At E R
REBFEM TR, (1B10)
78 (gm) R

TR S AR IE R R IR 2 A

FE(S B Z R (R /BN

HAMFE S RIBE R fE ST B RIgm,

GRIZL)
FEmEEE (il) /HEmn

aNamERD

REEBEENRE
BWFHE
ENFE

Income tax and land appreciation tax paid & 1<t B 1573 K & Hh 1 {E #2

Net cash (used in)/generated from
operating activities

Cash flows (used in)/generated from
investing activities

Investments in joint ventures
Prepayment for equity interest in joint
ventures and associates
(Loans to)/repayment from in
joint ventures

Repayment from/(loans to) associates

RERE R EEN
REFER

REXER (ER) EEN
RERE
RERERE
ANGERER
HE A B IR IR
ERTEERE)
BERERER
HEARER
(BERTHERT)

Investment in financial assets at fair value %A 2 (EE st 2 B E&F =t A

through profit or loss

Proceeds from disposal of financial assets H & /A 7 EE st 2 B & &5t

at fair value through profit or loss
Purchases of items of property
and equipment
Proceeds from disposal of items of
property and equipment
Dividends received from joint ventures
Dividends received from associates
Disposal of subsidiaries

Net cash (used in)/generated from
investing activities

BENEMEERE

NBm TR E EFFS IR
BABEKREEE

HERERRFEBRSMNIEA

BEEEXWENRS
BEERRWERRS
HENB AT

REES ER FREN
REFE

2025

20254
Notes RMB’000
Kzt AB¥ETFT

(413,408)

7,421,159
(348,418)
(398,005)

547,260

335,341
(4,504)

886,926
(2,282,357)

212,515

(69)
(6,018,340)

197,737
6,228

(320,704)
(114,804)

(231,543)

18 =
(80,300)

(144,363)

49,157

(16,451)

14,231
(73,201)

5,947
1,921

21,560

35 (322)

(221,821)

REEMARAR —BAFEFR

2024
20244
RMB’000
ANEBTFT

(3,768,978)

10,970,939
(371,764)
(466,686)

1,470,025

(9,233)
11,414

938,547
1,448,485

(111,001)

3,369
(8,598,258)

3,383,685
19,859

(440,968)
(419,379)

2,643,197

(1,080)
(130,000)
562,315
(31,447)
(65,289)

92,040
(62,683)

12,090
100,015

(840)

475,121

m



Consolidated Statement of Cash Flows (Continued)
BHAERER (@)

Year ended 31 December 2025
HZE2025F12831HIEEE

2025 2024
2025% 20244
Notes RMB’000 RMB’000
iz ARB¥BFiT ANEEFT
Cash flows used in financing activitiesFl Z EBERANEERE
New interest-bearing bank and et BIRTT R EMAER
other borrowings 2,227,005 1,721,940
Repayment of interest-bearing bank BEF EIRITREMMER
and other borrowings (1,994,672) (3,675,701)
Disposal of partial interests in subsidiaries H & i & A =) 28 35,943 2,230
Principal portion of lease payments HEEMRH AT E 7D (9,164) (27,833)
Repayment to joint ventures mEEREER (107,639) (478,177)
Advance from/(repayment to) associates & AT FFR (A HE QA F
B 6,557 (264,316)
(Increase)/decrease in restricted cash ZIRHIRE (gm) Eb (444,677) 208,000
(Decrease)/increase in amounts due to  FE{HIEERRRRERFRIE CRiZL)
non-controlling shareholders N (626,676) 528,109
Capital injection by non-controlling JEEREREE
interests 400 -
Dividends paid to non-controlling ST IEERRERR S
shareholders (2,883) (3,386)
Net cash used in financing activities RIE EEIFEANIE S REE
(915,806) (1,989,134)
Net (decrease)/increase in cash RERBFEEEFEY GRL)
and cash equivalents x| (1,369,170) 1,029,184
Cash and cash equivalents at FVRERIREEEY
beginning of year 1,823,340 787,166
Effect of foreign exchange rate EREHN R E 5
changes, net (76,993) 6,990
Cash and cash equivalents at FRAETRREEEY
end of year 377,177 1,823,340
Analysis of balances of cash and RERREEBMEFIT
cash equivalents
Cash and bank balances IBE R IR1T4E R 377,177 1,823,340

12 Zhong An Group Limited 2025 Annual Report



Notes to Financial Statements

CORPORATE AND GROUP INFORMATION

Zhong An Group Limited(formerly known as Zhong An Real Estate
Limited) (the “Company”) is a limited liability company incorporated
as an exempted company in the Cayman Islands on 13 March 2007
under the Companies Law (revised) of the Cayman Islands. The
registered office address of the Company is Cricket Square, Hutchins
Drive, P.O. Box 2681, Grand Cayman KY1-1111, Cayman Islands.

The Company and its subsidiaries (together, the “Group”) are
principally engaged in property development, property leasing and
hotel operations. The Group’s property development projects during
the year were mostly located in Zhejiang, Anhui, Jiangsu, Shandong
and Yunnan provinces, the People’s Republic of China (the “PRC”).
There were no significant changes in the nature of the Group’s
principal activities during the year.

In the opinion of the Company’s directors (the “Directors”), the
holding company and the ultimate holding company of the Company
is New Whole Good Management Limited, a company incorporated
in the British Virgin Islands on 3 June 2025.

R TS ER R M 5E

31 December 2025
2025%12H31H

REREEEH

REEBERAD FAIBAREEE
BIRAR) (IEKAF ) 2007434
13HREBEFSFHE R EE (BEET)
THEEESTMRILIAEREER
RB] o RN BB EE S AU
Cricket Square, Hutchins Drive, P.O.
Box 2681, Grand Cayman KY1-1111,

Cayman Islands ©

FABREMB AT (G &)

EREVERE - YERERAIE
EE-EN AEENYEMEIER
ABAOURHEARFEME (THE))
AL ZH IR LR REmE &
NAEENTEEFEELELELSE
R

RAABESE (IEE)) B4R KA
HERAB & &EER A B ZNew
Whole Good Management Limited > —
KIN2026FE6 A3 HBHT RS
AR IIB AT e

REEMARAR —BAFEFR

n3



Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

1. CORPORATE AND GROUP INFORMATION
Information about subsidiaries

Particulars of the principal subsidiaries are as follows:

1. RAEREERER

BRENBATIRER

TEMBABFEUT :

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SRR R R BETEERS/ FE@R12A31EK
GRS ERHARAMS HEAS FEfLRRRE R 23 bt TEEH
2025 2024
20255 20244
Zhejiang Zhong An Property Development - PRC/Chinese Mainland RMB2,000,000 58.3% 53.5% Property development
Xiaoshan Co., Ltd.* 3 April 1997 AE2,000,0007% ESEE
MWIRZEHERLBEBRARY HE/FREI R i
19974538
Zhejiang Zhong An Property Co., Ltd.”  PRC/Chinese Mainland RMB100,000,000 71.3% Property management
IR ZNZERBERARY 18 November 1998 AE#100,000,0007 MEEE
FE/RE R
1998F11818H
Hengyuan Properties Limited." Hong Kong HK$1 100.0% 100.0% Investment holding
BRI ERRAE" 27 December 2013 18T REER
BE
20135 12H27H
Fine Earn Limited.“ Hong Kong HKS$1 100.0% 100.0% Investment holding
BRBRAFY 1 November 2019 187 BEER
&E
201911818
Anhui Zhong An Property PRC/Chinese Mainland RMB3,000,000 71.3% Property management
Management Co., Ltd.“) 24 November 2003 AR #3,000,0007¢ MEEE
ZUHRRMEERERAFY HE/FREI R i
2003115248
Shanghai Zhong An Property PRC/Chinese Mainland RMB10,000,000 64.8% Property leasing
Development Co., Ltd.* 19 January 2004 AR #10,000,00075 MEMRE
LERZEHEREFRATY FE/RE R
2004515190
Hangzhou Zhong An Highlong Commercial PRC/Chinese Mainland RMB1,000,000 64.8% Project management
Buildings Co., Ltd.* 20 September 2005 AE#1,000,0007c EEEHE
MNRZEREERRARY HE/FREI R
2005%9F20H
Fund Huge Limited.“ Hong Kong HKS$1 100.0% 100.0% Investment holding
JERBIRATY 8 November 2019 187 BEER
&E
2019F1148H
Hangzhou Xiaoshan Zhong'an PRC/Chinese Mainland RMB10,000,000 72.0% Hotel management
Holiday Inn Co., Ltd.* 28 May 2007 AE#10,000,0007T BEEE
MNELRZBREBEERARY HE/FREI R
200745F28H

14 Zhong An Group Limited 2025 Annual Report



Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

CORPORATE AND GROUP INFORMATION
(CONTINUED)

Information about subsidiaries (continued)

Particulars of the principal subsidiaries are as follows: (continued)

31 December 2025
2025%F12831H

AEREBREY (B)

BRAMBATIRIER (&

TEMBATFBUT : (8

(Hs

)

v

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SRR R R BETEERS/ FE@R12A31EK
GRS ERHARAN HEAS FEfLRRRE R 23 bt TEEH
2025 2024
20255 20245
Hefei Green Bay Property PRC/Chinese Mainland RMB505,000 71.3% 73.4% Property management
Management Co., Ltd.“) 1 August 2007 AR #505,00075 MEER
BRGEBENEEEERATY HE /R i
20074%8F1H
Hangzhou Anyuan Property Development  PRC/Chinese Mainland RMB5,000,000 45.9% 45.9% Property development
Co., Ltd.® 14 September 2010 AR #5,000,0007% MEFRE
N2 REMERERRATY FE/RER
2010698148
Zhejiang Zhong An Property Development - PRC/Chinese Mainland RMB20,000,000 90.0% 90.0% Property development
Co., Ltd.® 4 August 2011 AE20,000,0007% ESEEN
MIRZEHERZEERAFY HE /R
201148H4H
Yuyao Zhong An Times Square PRC/Chinese Mainland RMB5,000,000 64.8% 59.4% Project management
Commercial Management Co., Ltd.* 6 December 2011 AE#5,000,0007% EEER
RURZRAESELERERATY  HE/HERM
201112868
Cixi Zhong An Real Estate PRC/Chinese Mainland RMB5,000,000 90.0% 90.0% Project management
Development Co., Ltd.® 28 February 2013 AR #5,000,0007% EEEHE
BERREHERZARRAY HE/FREI R
201352F28H
Yuyao Zhong An Times Square PRC/Chinese Mainland RMB100,000,000 64.8% 59.4% Property development
Development Co., Ltd. 5 August 2013 AR #100,000,0007% ES
R RZREAESRERRATY FE/RER
2013F8H5H
Yuyao Zhong An Times Square PRC/Chinese Mainland US$16,000,000 67.0% 61.4% Property development
Property Co., Ltd.? 13 August 2013 16,000,000 7T S,
RHREFAEREEERAT? HE/FREI R
2013%8H13H
Zhejiang Zhong An Sheng Long PRC/Chinese Mainland RMB50,000,000 64.8% 59.4% Project management
Commercial Co., Ltd. " 9 September 2013 AR #50,000,00075 ERER
MIRZREHZERATY FE/RE R
2013F9H9H
Hangzhou Zhong An Sheng Long PRC/Chinese Mainland RMB1,000,000 64.8% 59.4% Property development

Liyumen Property Co., Ltd.* 21 April 2014 A #1,000,00075
MM RZEERAPIBELBRAFY FE/ R E R
2014%4821H

MERE

REEMARAR —BAFEFR

ns



Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

1. CORPORATE AND GROUP INFORMATION 1. RAEREEREFR (B)

(CONTINUED)

(Hs

BERMEATNE R (8

Information about subsidiaries (continued)

v

Particulars of the principal subsidiaries are as follows: (continued) FEMBABFBUWT : (@)

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SERERIL SRR BETEERS/ FEER2A31BH
GRS ERHARAMS HEAS FEfLRRRE R 23 bt TEEH
2025 2024
20255 20245
Henlly Enterprise Management PRC/Chinese Mainland US$149,061,280 72.0% 66.0% Property development
Management Limited 4 December 2006 149,061,280 7T S,
BRIEEER (i) BRAFY HE/FREI R i
20065F1284H
China New City Group Limited® Cayman Islands HK$201,076,800 72.0% 66.0% Investment holding
HREMETERERAT" 2 July 2013 201,076,8007% 7T REER
HEHS
2013%7H2H
Hangzhou Run’an Property Co., Ltd. PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Project management
MNEREXBRATY 27 July 2015 AE1,000,0007% BEEER
HE/FREI R i
20155 7827H
Yiwu Zhongxiang Real Estate PRC/Chinese Mainland RMB50,000,000 71.9% 71.9% Project management
Development Co., Ltd.* 8 July 2021 AR #50,000,0007T EHER
EEREZEHEREFRAFY FE/RE R
2021%7H8H
Huaibei Brilliant Hotel Co., Ltd.“ PRC/Chinese Mainland RMB6,900,000 72.0% 66.0% Hotel management
EILEREBERRATY 16 October 2013 A 6,900,0007% BEEE
HE/FREI R i
2013108 16H
Laizhou New Screen Theatre Management PRC/Chinese Mainland RMB1,000,000 64.8% 59.4% Theatre management
Co., Ltd.“ 2 May 2017 AR #1,000,0007T ThRERE
RN B RCEERERATY FE/RER
2017%582H
Huijun (International) Holdings Limited®  Hong Kong HK$100,000 72.0% 66.0% Investment holding
E% ER) ZRERATY 4 March 2005 100,000/ 7T REER
B
2005%3F4H
Hong Kong Bo Kai Construction Hong Kong HKS$1 100.0% 100.0% Construction design
Design Limited 26 February 2008 187 BEL
BEBIRERSBERATY &E
200852526 H
Hong Kong Hui Yuan Real Hong Kong HK$1 100.0% 100.0% Property development
Estate Limited®! 26 February 2008 187 ESE R
BEEFMERRARY B
2008%F2526H

Zhong An Group Limited 2025 Annual Report



Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

CORPORATE AND GROUP INFORMATION

(CONTINUED)

Information about subsidiaries (continued)

Particulars of the principal subsidiaries are as follows: (continued)

REKREE

BRAMBATIRIER (&

31 December 2025
2025%F12831H

i (&)

‘DH

)

TEMBATFBUT : (8

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SERERIL SRR BETEERS/ FEER2A31BH
GRS ERHARAN HEAS FEfLRRRE R 23 bt TEEH
2025 2024
20255 20245
Zhong An International Shipping Hong Kong HK$387,683 71.8% 65.8% Shipping
(Hong Kong) Limited 11 October 2011 387,683 75 fiE
REZBERME (B8 BRAFY B
20114108118
Hangzhou Zhong An Longsheng PRC/Chinese Mainland RMB1,000,000 90.0% 58.5% Property development
Urban Co., Ltd.# 28 April 2022 AR #1,000,0007% E S
MNRZEEEHEERRATY FE/ RE R
2022645280
Glorious Days Management Limited Hong Kong HK$1 100.0% 100.0% Investment holding
FREERRAR 23 June 2014 1H7T REER
BE
201456H23H
Kunming New Screen Theatre PRC/Chinese Mainland RMB1,000,000 64.8% 59.4% Theatre management
Management Co., Ltd. 27 April 2017 AE#1,000,0007% A g
ERNRERREEEEFRAT FE/RE R
2017448278
Yuyao New Screen Theatre PRC/Chinese Mainland RMB1,000,000 64.8% 59.4% Theatre management
Management Co., Ltd.*) 26 September 2017 AE#1,000,00075 A
R ER S ERARARY HE/FREI R
201749F26H
Hangzhou Qiandao Lake Beverly PRC/Chinese Mainland RMB?20,000,000 90.0% 90.0% Property development
Resort Development Co., Ltd 26 September 2003 AR #20,000,0007T E S
MNTFEREEFEBNREZEERATY HE/ RERH
2003F9H26H
Yunnan Pujin Real Estate PRC/Chinese Mainland RMB10,100,000 90.0% 90.0% Property development
Development Co., Ltd.® 6 September 2017 AE#10,100,0007T S,
EREREHERZEERAAY HE/FREI R i
201749F6H
Chaoyang International Hong Kong US$1 72.0% 66.0% Investment holding
Trading Limited® 15 September 2014 E3 BEER
HRERES (B4 BRAFY &E
2014598150
Hong Kong Time Honour Hong Kong US$1 72.0% 66.0% Investment holding
Property Limited 15 September 2014 ES REER
EEREMERRATY B
2014598 15H
BREBMBERAT —B_HEFR

n7z



Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

1. CORPORATE AND GROUP INFORMATION 1.
(CONTINUED)

AR REBEY (B)

(Hs

BERMEATNE R (8

Information about subsidiaries (continued)

v

Particulars of the principal subsidiaries are as follows: (continued) FEMBABFBUWT : (@)

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SRR R R BETEERS/ FEER2A31BH
GRS ERHARAMS HEAS FEfLRRRE R 23 bt TEEH
2025 2024
20255 20245
Pannix Industrial (Hong Kong) Limited¥ ~ Hong Kong US$1 72.0% 66.0% Investment holding
EHEX (H8) BRAFY 15 September 2014 ES REER
B
2014598 15H
Bright (Hong Kong) Hotels Hong Kong US$1 72.0% 66.0% Investment holding
Management Limited® 15 September 2014 S BREER
Bt (B8) BEEERRAFY &E
2014498150
Ideal World Investments Limited British Virgin Islands US$1 100.0% 100.0% Investment holding
6 November 2003 1% REER
HBEARES
2003%F1186H
Plenty Management Limited® British Virgin Islands US$1 100.0% 100.0% Investment holding
EREEERATY 13 November 2007 =7 REER
HEERRES
2007118138
Zhong An Properties (China) Ltd." British Virgin Islands US$1 100.0% 100.0% Project management
REEX (PE) ARAFN 20 June 2013 =73 BEEE
HBEARES
2013%6H20H
Zhenjiang Anyuan Agricultural PRC/Chinese Mainland RMB10,000,000 64.8% 59.4% Agricultural development
Development Co., Ltd." 7 February 2018 AR #10,000,0007% REER
BIZRREZERBRAAY FE/RER
2018%F287H
Xuzhou Wanxiang Real Estate PRC/Chinese Mainland RMB258,000,000 33.0% 30.3% Property development
Development Co., Ltd.® 3 April 2013 R #258,000,0007% S,
ENTEREXZERRRAFY HE/FREI R i
2013%4F3H
Hangzhou Zhongan Jinyun PRC/Chinese Mainland RMB50,000,000 64.8% 59.4% Investment management
Investment Co., Ltd.? 19 October 2017 AR #50,000,0007T REER
MNRZRERERRAFY FE/RE R
20175108198
Hangzhou Xinhua Garden Real Estate PRC/Chinese Mainland RMB493,542,500 59.9% 59.9% Property development
Development Co., Ltd. 5 March 2009 A E#493,542,5007T S,
MNBEREMEREERATY HE/FREI R i
200953A5H

Zhong An Group Limited 2025 Annual Report



Notes to Financial Statements (Continued)

CORPORATE AND GROUP INFORMATION

(CONTINUED)

Information about subsidiaries (continued)

Particulars of the principal subsidiaries are as follows: (continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

1. REAIKREEEH (&)

BRAMBATIRIER (&

(Hs

)

v

TEMBATFBUT : (8

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SERERIL SRR BETEERS/ FEER2A31BH
GRS ERHARAN HEAS FEfLRRRE R 23 bt TEEE
2025 2024
20255 20245
Zhongan (Yunnan) Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.® 20 June 2018 AE#1,000,0007c S,
RZ (B BHERZERAFY HE/FREI R
201846520H
Lishui Zhongan Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd." 11 May 2018 AR #1,000,0007% E S
BARZEHEREFRAFY FE/RE R
2018558118
Yiwu Zhongyao Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.® 21 November 2018 AR #1,000,0007% e
EERREHERZEARAFY HE/FREI R i
2018115218
Hangzhou Ruixie Real Estate PRC/Chinese Mainland RMB1,400,000,000 100.0% 100.0% Property development
Development Co., Ltd." 25 December 2019 B #1,400,000,0007% E S
R BB ERERRATY FE/RE R
2019512825H
Hangzhou Zhonghe Enterprise PRC/Chinese Mainland RMB100,000 90.0% 90.0% Development
Management Co., Ltd.*) 7 August 2019 AE100,0007T management
MNRFEEERBRARY FE/ R E R HRER
2019%8A7H
Hangzhou Yixin Enterprise PRC/Chinese Mainland RMB100,000 90.0% 90.0% Investment management
Management Co., Ltd. 7 August 2019 AE#100,0007% REER
MM EEEEERARY FE/RER
2019%F8H7H
Taizhou Zhongxinfang Real Estate PRC/Chinese Mainland RMB50,000,000 90.0% 90.0% Property development
Co., Ltd. 9 July 2020 K 50,000,0007% L
BRI EHEREERAT FE/ R E R
20205 7H9H
Shaoxing Zhong An Real Estate PRC/Chinese Mainland RMB50,000,000 90.0% 90.0% Property development
Co., Ltd. 23 April 2020 AR #50,000,0007T E S
RERZEHMEREFRAS FE/RER
2020F4H23H
Hangzhou Zhong An Jinrui Real Estate  PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.® 28 April 2022 AE#1,000,0007c S,
MMRZEREEREERAFY FE/ R E R
2022F4528H

REEMAMRA
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

1. CORPORATE AND GROUP INFORMATION 1. RAEREEREFR (B)

(CONTINUED)

(Hs

BERMEATNE R (8

Information about subsidiaries (continued)

v

Particulars of the principal subsidiaries are as follows: (continued) FEMBABFBUWT : (@)

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SERERIL SRR BETEERS/ FEER2A31BH
GRS ERHARAMS HEAS FEMLR T 2 LE TEEE
2025 2024
20255 20245
Lishui Zhonghe Bojin Real Estate PRC/Chinese Mainland RMB550,000,000 30.6% 30.6% Property development
Co., Ltd.® 21 March 2022 A #550,000,0007% L
BARABREEXARAFY HE/FREI R
20224E3821H
Zhong An Intelligent Living Cayman Islands 16 HK$5,174,140 71.3% 73.4% Investment holding
Senvice Limited November 2020 5,174,140 7% REER
REBEREERSBRATY HEHS
20202118160
Wenzhou Zhongyue Real Estate PRC/Chinese Mainland RMB550,000,000 45.0% 45.0% Property development
Development Co., Ltd.® 11 June 2021 R #550,000,0007% S,
BINRREHERZEFRAFY FE/ R E R
202146811H
Hangzhou Zhongjing Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Co., Ltd.® 28 April 2022 AR #1,000,0007% E S
MMNRIBEEEERAEY FE/RE R
2022F4F28H
Zhong An Group Qingdao Future Li PRC/Chinese Mainland RMB50,500,000 90.0% 90.0% Property development
Industrial Co., Ltd.% 17 December 2020 AR #50,500,0007% e
REEBEEAREEXERATY HE/FREI R i
2020128178
Nanjing Zhong An Real Estate PRC/Chinese Mainland RMB50,000,000 90.0% 90.0% Property development
Development Co., Ltd. 31 August 2020 AR #50,000,0007% ES
BARARZEHEREFRAFY B/ HRERH
2020488318
Hangzhou Zhong An Yinsheng PRC/Chinese Mainland RMB1,000,000 100.0% 100.0% Property development
Real Estate Co., Ltd.® 14 May 2021 AE1,000,0007% L
MNRZEREERRAF B/ FEIR
202145814H
Hangzhou Zhonglue Real Estate PRC/Chinese Mainland RMB278,040,000 57.9% 57.9% Property development
Co., Ltd® 29 April 2022 AR #278,040,0007 E S
MNREEXBRATY B/ HRERH
2022F4F29H
Anhui Zhong An Real Estate PRC/Chinese Mainland US$5,000,000 100.0% 100.0% Property development
Development Co., Ltd." 9 August 2001 5,000,000 75 S,
ZUHRREHERZARAFY B/ FER
200148A9H

Zhong An Group Limited 2025 Annual Report



Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

CORPORATE AND GROUP INFORMATION

(CONTINUED)

Information about subsidiaries (continued)

Particulars of the principal subsidiaries are as follows: (continued)

1. REAIKREEEH (&)

BRAMBATIRIER (&

(Hs

)

v

TEMBATFBUT : (8

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SERERIL SRR BETEERS/ FEER2A31BH
GRS RN RAS & FEMLR T 2 LE TEEE
2025 2024
20255 20245
Yiwu Zhong An Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.® 25 September 2020 AE#1,000,0007c S,
EERZEHERZEARAFY B/ FER
2020498 25H
Zhejiang Zhong An Health Industry PRC/Chinese Mainland RMB300,000,000 81.0% 81.0% Property development
Co., Ltd.® 30 June 2014 AR #300,000,0007% E S
MIRZRREERRATY B/ HRER
2014568308
Verdania Properties Ltd Partnership!) Canada 29 July 2016 CAD100 100.0% 100.0% Property development
MEX 100/07% S,
2016%7H29H
Zhong An Real Estate (Canada) Ltd") Canada 29 July 2016 CAD100 100.0% 100.0% Property development
MEX 100/07% S,
2016%7H29H
Zhong An Real Estate Development Canada 29 July 2016 CAD100 100.0% 100.0% Property development
(Canada) Ltd® mEX 100107% S,
2016%7H29H
Zhong An (Shandong) Commercial PRC/Chinese Mainland RMB3,030,000 100.0% 100.0% Property development
Development Co., Ltd. 20 June 2019 AE#3,030,0007T S,
RZ (LFR) BxERARAFY B/ FER
201946520H
Anhui Zhong An Industry Co., Ltd.# PRC/Chinese Mainland RMB57,000,000 84.2% 84.2% Property development
ZURZEERRATY 17 January 2003 AR #57,000,0007% E S
B/ HRERH
200318178
Tianjin Sanjiu Zhong An Real Estate PRC/Chinese Mainland RMB10,204,100 90.0% 90.0% Property development
Consultant Co., Ltd.@ 5 September 2013 AR #10,204,1007C e
KEZNRZEXERBRAFY B/ FER
2013%9A5H

REEMARAR —BAFEFR
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

1. CORPORATE AND GROUP INFORMATION 1.
(CONTINUED)

AR REBEY (B)

(Hs

BERMEATNE R (8

Information about subsidiaries (continued)

v

Particulars of the principal subsidiaries are as follows: (continued) FEMBABFBUWT : (@)

Place and date Issued ordinary Percentage of

of incorporation/ shares/registered equity attributable
registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SERERIL SRR BETEERS/ FEER2A31BH
REBTE R RAS & FEMLR T 2 LE TEEE
2025 2024
20254 20245
Quzhou Zhongxin Real Estate PRC/Chinese Mainland RMB100,000,000 45.9% 45.9% Property development
Co., Ltd.® 2 April 2021 AE#100,000,0007% L
ENRMEXBRAGY B/ FER
202154F2H
Lishui Zhongyang Qinglin Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Co., Ltd.® 20 May 2020 AR #1,000,0007% E S
BARGEMEERRATY B/ HRER
2020458208
Hangzhou Zhong An Ruixiang Real Estate  PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.® 30 November 2020 AR #1,000,0007% e
MR 2 &R EREERATY B/ FER
20204115308
Qingdao Zhong An Future Village PRC/Chinese Mainland RMB1,010,000 90.0% 90.0% Property development
Commercial Co., Ltd.* 17 December 2020 AE#1,010,0007 E S
EEREAREHEERAFY B/ HRER
2020128170
Chun’an Shuke Real Estate Co., Ltd." PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
FREREXRRAFY 6 May 2021 AE#1,000,0007% L
B/ FER
202145H6H
Hangzhou Zhong An Yinhu Real Estate  PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd." 18 February 2020 AR #1,000,0007% E S
MNRZENEHEREERAF B/ HRERH
202025 18H
Hangzhou Danube Real Estate PRC/Chinese Mainland RMB50,000,000 92.6% 92.6% Property development
Co., Ltd.® 7 March 2003 A #50,000,0007% L
NS E A EEBRATY B/ FEIR
2003%3A7H
Hangzhou Zhong An Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd." 18 April 2014 AR #1,000,0007% E S
MNRZEMEREFRARY B/ HRERH
201445180
Hangzhou Zhong An Baima Real Estate  PRC/Chinese Mainland RMB30,000,000 90.0% 90.0% Property development
Development Co., Ltd.® 24 July 2019 AR #30,000,0007T S,
MNRZE SR EREERATY B/ FER
201947 524H

Zhong An Group Limited 2025 Annual Report



Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

CORPORATE AND GROUP INFORMATION

(CONTINUED)

Information about subsidiaries (continued)

Particulars of the principal subsidiaries are as follows: (continued)

1. RAEREERSE

BRAMBATIRIER (&

31 December 2025
2025%F12831H

(&)

(Hs

)

v

TEMBATFBUT : (8

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SERERIL SRR BETEERS/ FEER2A31BH
GRS RN RAS & FEMLR T 2 LE TEEE
2025 2024
20255 20245
Zhoushan Zhong An Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.® 6 May 2020 AE#1,000,0007c S,
RIURZEHERZEFRAFY B/ FER
202055F6H
Yuyao Zhong An Real Estate Development PRC/Chinese Mainland RMB10,000,000 90.0% 90.0% Property development
Co., Ltd® 5 March 2010 AR #10,000,0007T E S
kR ZEHMEREFRARY B/ HRER
20103850
Zhong An Group Co., Ltd.® PRC/Chinese Mainland RMB2,000,000,000 90.0% 90.0% Investment holding
REEEBRAFO 26 December 1997 AR #2,000,000,0007% REER
B/ FER
19974128268
Zhejiang Anyuan Agricultural Development  PRC/Chinese Mainland RMB10,000,000 90.0% 90.0% Agricultural development
Co., Ltd.® 11 June 2009 AR #10,000,0007T BEER
MIRRERERRATY B/ HRER
2009468118
Yuyao Zhong An Real Estate PRC/Chinese Mainland US$15,000,000 93.0% 93.0% Property development
Co., Ltd.® 10 December 2010 15,000,000 75 L
HRZEXBRAF B/ FER
2010125108
KGJ international Co., Ltd." Japan JPY10,000,000 64.8% 59.4% Investment holding
KGJEIF AT & 410 9 May 2016 10,000,000H REER
B
20165890
Hangzhou Huijun Real Estate PRC/Chinese Mainland US$5,600,000 71.8% 65.8% Property development
Co., Ltd.® 1 April 2005 5,600,000% 7% L
MNEREXERAF B/ FEIR
2005%4F1H
Hangzhou Xixi Huijin Property PRC/Chinese Mainland US$60,000,000 72.0% 66.0% Property development
Co., Ltd.® 18 November 2015 60,000,000% 7% E S
mMEZEEEXERAR B/ HRERH
20155118180
Chunan Minfu Property Co., Ltd.® PRC/Chinese Mainland RMB6,000,000 72.0% 66.0% Property development
FEREREEZERATO 24 October 2003 AE6,000,0007% L
B/ FER
2003108248

REEMARAR —BAFEFR
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

CORPORATE AND GROUP INFORMATION

(CONTINUED)

Information about subsidiaries (continued)

Particulars of the principal subsidiaries are as follows: (continued)

AR REBEY (B)

BRAMBATIRIER (&

(Hs

)

v

TEMBATFBUT : (@)

Place and date
of incorporation/

Issued ordinary
shares/registered

Percentage of
equity attributable

registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025%12831H
S AR SRR BETEERS/ FE@AR2A318H
AGIEL SHHERAMS HEMES FEERET A TELH
2025 2024
20254 20244
Anhui Henghe Commercial PRC/Chinese Mainland RMB75,000,000 64.8% 59.4% Property development
Management Co., Ltd. 19 March 2024 AE#75,000,0007% MR
ZHEHEEEEERAFY e/ HRE A
2024535198
Zhong An (Shandong) Urban Development PRC/Chinese Mainland RMB3,030,000 100.0% 100.0% Property development
Co., Ltd.® 20 June 2019 AR #3,030,0007 e ESE
RZ (LFR) BHERERAFY HE/ R E R
201956F20H
Wuxi Zhong An Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.* 16 November 2020 AR #1,000,00075 L ESEE
EHRZEHERZARAAY FE/ RERH
2020118168
Hangzhou Xinxinfang Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.# 29 May 2001 AE#1,000,00075 MERR
TN Bt ERERRARY HE/ R E R
2001558 29H
Hangzhou Zhong An Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Co., Ltd# 20 June 2019 AR #1,000,0007T ES
MNRZEXBRARY FE/ RERH
2019565208
Taizhou Zhong An Yisheng Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.# 23 June 2020 AE#1,000,00075 MERR
BNREEREHMERERRARY HE/ R E R
2020565 23H
Wenzhou Zhong An Real Estate PRC/Chinese Mainland RMB1,000,000 0.0% 90.0% Property development
Development Co., Ltd.* 27 February 2020 AR #1,000,00075 L ESEE
BNRZEHERZEARAAY FE/ RER
202082827H
Ningbo Beilun Zhong An Real Estate PRC/Chinese Mainland RMB1,000,000 90.0% 90.0% Property development
Development Co., Ltd.# 2 June 2021 AE#1,000,00075 MERR
ERIaRZEMEREBRARY HE/ R E R
202146528
Hangzhou Zhong An Construction PRC/Mainland China RMB1,000,000 45.9% 45.9% Property development
Management Co., Ltd.“) 6 December 2016 AR #1,000,0007T ES
MNRZERERARARY FE/ RER
201651286H

Zhong An Group Limited 2025 Annual Report



Notes to Financial Statements (Continued)

CORPORATE AND GROUP INFORMATION

(CONTINUED)

Information about subsidiaries (continued)

Particulars of the principal subsidiaries are as follows: (continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

AEREBREY (B)

(Hs

BERMEATNER (8

4

TEMBATFBUT : (8

Place and date

Issued ordinary

Percentage of

of incorporation/ shares/registered equity attributable
registration and capital as at to the Group as at Principal
Name of company place of business 31 December 2025 31 December activities
2025128318
SERERIL SRR BETEERS/ FEER2A31BH
RE4TE ERHARAN HEAS FEMEREE 2 LE TEEE
2025 2024
20255 202448
Hangzhou Zhongyu Real Estate PRC/Mainland China RMB1,000,000 64.8% 59.4% Property development
Co., Ltd.® 22 July 2021 AE1,000,0007% L
MNRBEXBRAGY B/ FEIR
202147822H
Hangzhou Zheng Jiang Real Estate PRC/Mainland China RMB50,000,000 66.6% 61.1% Property development
Development Co., Ltd." 16 March 2006 A #50,000,0007T MR
MNELEMERERRATY B/ HRER
2006535 16H
Cixi Zhong An Property Co., Ltd. PRC/Mainland China RMB1,000,000 64.8% 59.4% Property development
BERZEXRRAFY 6 December 2013 AE1,000,0007% L
e/ HhEl R
2013%F1286H
Zhejiang Zhongdu Real Estate PRC/Mainland China RMB50,000,000 64.8% 59.4% Property development
Co., Ltd. 13 August 2018 AR #50,000,0007% ES
MIRBEEXRRAFY B/ HRER
2018488130

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. To give
details of other subsidiaries would, in the opinion of the directors,
result in particulars of excessive length.

Notes:

N/A: Not yet incorporated/established/acquired or liquidated by the

Group

(a) Types of legal entities:

(1) Wholly-foreign-owned enterprise

(2) Sino-foreign equity joint venture

(3) Limited liability company invested by foreign-invested

enterprise

(4) Limited liability company

EE=RWR LRAAINAABNBER
BNEEFEFEXENBEREER
HEEFENEAFONMEBEAG E

By REHMNE A RFIEE
BYREBR TR

AER HERBERERFMAL BRI
e -
(@) AEERERE

) SEBE R
@ RN EERE

(©) SNERERREEAHR

(@) BREERF

REEMARAR —BAFEFR
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Notes to Financial Statements (Continued)

j}kiﬁﬁﬂﬁ.;i (H\E)

31 December 2025
2025%&12H831H

2. BASIS OF PREPARATION AND ACCOUNTING 2.
POLICIES

126

2.1 Basis of preparation

These financial statements have been prepared in accordance
with IFRS Accounting Standards which comprise standards
and interpretations approved by the International Accounting
Standards Board (the “IASB”), and International Accounting
Standards and Standing Interpretations Committee
interpretations approved by the International Accounting
Standards Committee and the disclosure requirements of the
Hong Kong Companies Ordinance. They have been prepared
under the historical cost convention, except for investment
properties, investment properties classified as held for sale,
equity investments designated at fair value through other
comprehensive income and financial assets at fair value
through profit or loss which have been measured at fair value
as explained in the accounting policies set out below. These
financial statements are presented in Renminbi (‘RMB”) and
all values are rounded to the nearest thousand except when
otherwise indicated.

Basis of consolidation

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).

Zhong An Group Limited 2025 Annual Report
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Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.1 Basis of preparation (continued)

Basis of consolidation (continued)

Generally, there is a presumption that a majority of voting
rights results in control. When the Company has 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:

(@  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 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 parent of the Group
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.

2. RUNBERT

2.1

j?kiﬁ%EMﬁLI(mﬁ)

31 December 2025
2025%F12831H

stEUER ()

45 B HE (45)
EHEE (@

BE RERAZSHRRABERE
filo HAERBER PR AZH
NiREH R Z R E B LR
> AEERFEEEERNKRE
HRRARANEGZEFMAERE
BRIER 8

@ BRENFPVHMKEZE
FEAWNEZHE

(b) EfthERZIRIER

) FERNKERKRETE
Zfeo

B AR ZMBRRZREEER
SHIERARFRE EHA—X

ZEEHER - WEBARBEER
AEENSENRZAEEZE
BHAR BEEXREEHEZR
#lke

FEBEREMEEREE
BENERNEBEREEF AR
A ANBOFER D > BIEEE
FRIEIR AL AR IR AL - B RE
rEBRERRZEARZ PR
EEREHEERGRE BEZ I
M AXKRRERENRGHEZ
BN o
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

2. BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.1

2.2

Basis of preparation (continued)
Basis of consolidation (continued)

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.

If the Group loses control over a subsidiary, it derecognises
the related assets (including goodwill), liabilities, any non-
controlling interest and the exchange fluctuation reserve; 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.

Changes in accounting policies and disclosures

The Group has adopted amendments to IAS 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 IAS 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 for translation into the Group’s presentation
currency were exchangeable, the amendments did not have
any impact on the Group’s financial statements.

Zhong An Group Limited 2025 Annual Report
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Notes to Financial Statements (Continued)
B ERaAR b 5E (48)

31 December 2025
2025%F12831H

2. BASIS OF PREPARATION AND ACCOUNTING 2. RBBERSTEER (&

POLICIES (CONTINUED)

The Group has not applied the following new and amended
IFRS Accounting Standards, that have been issued but are not
yet effective, in these financial statements. The Group intends
to apply these new and amended IFRS Accounting Standards,
if applicable, when they become effective.

2.3 lIssued but not yet effective IFRS Accounting 2.3 BIAMRB EIRE BB
Standards R TR SR 5T &R

AEE N ERAMFREER
DU BoafR (B i R ERBIFET
RSESTBRIRMS B EEA G
sTZERN o AEE M BERSHR] BALE
STEIPR M 53R 5 2 R & 5t 22 R
EHEREAZFER WMBEA) -

IFRS 18 Presentation and Disclosure in Financial BHBRERE  AEHANZIREE
Statements? £18%

IFRS 19 and its amendments Subsidlaries without Public Accountability: ABMEREEL  FARTIEANELT.
Disclosures? FIGREETRE  FEF

Amendments to IFRS 9 and IFRS 7 Amendments to the Classification and ABMRRERE  HRB AT =N

Measurement of Financial Instruments’

Amendments to IFRS 9 and IFRS 7 Contracts Referencing Nature-depenaent

Electricity’

FRERHERS £
ERETRZ TR

RHBRSENER FRAEENHE G
REREERSEY 4

EAEAS
Amendments to IFRS 10 and IAS 28 Sale or Contribution of Assets between ARMBREREN  HEZAARELNANS
an Investor and its Associate or Joint FRREREE ELLZEWEENE

Venture®
Translation to a Hyperinfationary
Presentation Currency?
Amenadments to IFRS 1, IFRS 7, IFRS 9,
IFRS 10 and IAS 71

Amendments to IAS 21
Annual Improvements to IFRS

Accounting Standards
- Volume 11

U Effective for annual periods beginning on or after 1 January

A wE2BIR  FAE

AR gsE BEABEEERKNZ

FNF2EIE FIEEF

BRMBREGHER AETEESENE 5

MEEME-21E  BRYERSEN T
S ERIBREEE
95 BEBHEEA
FI0FRER 2
FTRETA

L R2026F1B1H Nz B FEA

2026 B EHARE £
2 Effective for annual/reporting periods beginning on or after 1 2 R2027F1B1H 2 & 1A
January 2027 MEE /RS HRHARE %
g No mandatory effective date yet determined but available for g 5] 7K 7 1€ 58 fhll 4 % H HB{B |]
adoption fHER 4R

The Group is in the process of making an assessment
of the impact of these new and revised standards upon
initial application. IFRS 18 introduces new requirements on
presentation within the statement of profit or loss, including
specific totals and subtotals. It also requires disclosure
of management-defined performance measures in a note
and introduces new requirements for aggregation and
disaggregation of financial information. The new requirements
are expected to impact the Group’s presentation of the
statement of profit or loss and disclosures of the Group’s
financial performance. So far, the Group considers that the new
and revised standards are unlikely to have a significant impact
on the Group’s results of operations and financial position.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies

Investments in associates and joint ventures

An 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 decisions 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.

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 assets 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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Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

2. BASIS OF PREPARATION AND ACCOUNTING 2.
POLICIES (CONTINUED)

B E KRG R (B)

24 B|AZEER (@&

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 cases,
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.

REEARRGEEENRE
(€

REEARNKESERNEGE
TENKRE (RZTA > REF]
HRAEEMFE WM
REEBRBERETIEAR NPT
BHEMIBER T  REAEHEER
ANBEATERNHGELEN
ERFER AEERANEE
STEREREARERE K
EEAZENHEERRERE
AR REGELXREERFRR
REANBEZENERNEE
B HE PSRRI R FERT o

EGGHEEE

EHoHILRBREEEE %
BatthERNAELZKE
BZRARBESE ZAREE
TRAEBPIEZENEE £ &
| [ 42 U 75 BB BRI BT R PR B AK
EHaERAERETLURMR
WE D z TR RAEm
REBHNARBEZM S
REFEHME  rERTEE
BUR s BB S0 AR IR BB 75 BT a8
B & E R E R B L) 5t B AR
e BB 75 BRI IR M vt o FREEFIAR
oz —tIEM D IR AR
BEsE - AWBRRER AR
EERIIHFS

EFMREN—ERHKREESR
BE-—ERAR—EBEEEMER
12 HEHRIEEHBIBENFH
ERERF AEBMEERR
Wi —TREFS -

REEMARAR —BAFEFR

131



132

Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 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.

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 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.

Zhong An Group Limited 2025 Annual Report

2.

mREEREEE (B

24 BEARZHEER @

EBAHKEE (@

EAREERE—EEEE R
BHRR S KBERIE RN KE
HREBGRGRBEDERA
WP AENEMEERE
& o tEIEaTh B G U S 75 i 3=
EHRRNBRARITETE DR

XS HOMBRET SRR
B REREEHRNARE
BEEME > MERWRESEE
PR AR ERT o

U757 RN ER AR
RERRNEEBRZAREE
FESS - AN B N EREE
HERARANEENE BHE
BB - N ASBEA
HARANEBLEERFE MER
EER DR AR

BT RMAFTE > AT PR
HEHNAE pLIFERE S
0B <2 B8 e s & B ATE PR IR
BERAENREARZNERNR
ABERBIBBERE AR
A BERFIAENEENE
BN ERAEMER ZAER
FrEEESEN R AEE
BT LR ZRFANEEE
R Z W bERD 2 180 o



Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 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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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Fair value measurement

The Group measures its investment properties and equity
investments at fair value through profit or loss 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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Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 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:
Level 1 — based on quoted prices (unadjusted) in active
markets for identical assets or liabilities

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.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Impairment of non-financial assets

Where an indication of impairment exists, or when annual
impairment testing for an asset is required (other than
inventories, deferred tax assets, financial assets, completed
properties held for sale, properties under development,
investment properties and non-current assets), 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. 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.
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Notes to Financial Statements (Continued)
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31 December 2025
2025%F12831H

2. BASIS OF PREPARATION AND ACCOUNTING 2. RBBERSTEER (&
POLICIES (CONTINUED)

2.4 Material accounting policies (continued) 24 BBAZFER @

Impairment of non-financial assets (continued)

An assessment is made at the end of each reporting period as
to whether there is any 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, unless the asset is carried at a
revalued amount, in which case the reversal of the impairment
loss is accounted for in accordance with the relevant
accounting policy for that revalued asset.

Related parties

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

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

(i) has control or joint control over the Group;
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

2. BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Related parties (continued)

or

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

0)

(i)

(i)

(V)

(vi)

(vii)

(viil)

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.
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Notes to Financial Statements (Continued)
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31 December 2025
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2. BASIS OF PREPARATION AND ACCOUNTING 2. RBBERSTEER (&
POLICIES (CONTINUED)

24 B|AZEER (@&

2.4 Material accounting policies (continued)

Property and equipment and depreciation

Property and equipment, other than construction in progress,
are stated at cost less accumulated depreciation and any
impairment losses. When an item of property and equipment
is classified as held for sale or when it is part of a disposal
group classified as held for sale, it is not depreciated and is
accounted for in accordance with IFRS5, as further explained
in the accounting policy for “Non-current assets and disposal
groups held for sale”. The cost of an item of property 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 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 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 and equipment to its residual
value over its estimated useful life. The principal annual rates
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31 December 2025
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BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Property and equipment and depreciation (continued)

Where parts of an item of property 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 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.

Construction in progress is stated at cost less any impairment
losses, and is not depreciated. It is reclassified to the
appropriate category of property and equipment when
completed and ready for use.

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.

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.
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Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Investment properties (continued)

The Group determines whether completed properties held for
sale and properties under development would be transferred
to investment properties when, only when, there is a change
in use, evidenced by the following criteria: (a) the Group has
prepared a business plan that reflects the future rental income
generated by the property and this is supported with evidence
that there is demand for rental space; (b) the Group can
demonstrate that it has the resources, including the necessary
financing or capital, to hold and manage an investment
property; (c) the change in use is legally permissible; (d) if the
property must be further developed for the change in use, the
development has commenced and (e) the change in use is
approved by the board.

Properties under development

Properties under development are stated at the lower of cost
and net realisable value and comprise land costs, construction
costs, borrowing costs, professional fees and other costs
directly attributable to such properties incurred during the
development period.

Properties under development which are already under
construction or expected to be under construction within
twelve months or have an explicit business plan for
construction are classified as current assets. Other properties
under development are classified as non-current assets.

Completed properties held for sale

Completed properties held for sale are stated at the lower
of cost and net realisable value. Cost is determined by
an apportionment of the total costs of land and buildings
attributable to the unsold properties. Net realisable value takes
into account the expected selling price, less estimated costs to
be incurred in selling the properties based on prevailing market
conditions.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

2. BASIS OF PREPARATION AND ACCOUNTING

POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

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.

(@  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:

Buildings 2 to 20 years

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.
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2.

Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

BASIS OF PREPARATION AND ACCOUNTING

POLICIES (CONTINUED)

2.4 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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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

2.

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 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 machinery and
equipment (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 and laptop computers 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.

Leases that transfer substantially all the risks and rewards
incidental to ownership of an underlying asset to the lessee are
accounted for as finance lease.
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2.

Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Investments and other financial assets
Initial recognition and measurement

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

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 IFRS 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.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

2.

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Investments and other financial assets (continued)
Initial recognition and measurement (continued)

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.

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:
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2.

Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Investments and other financial assets (continued)

Financial assets at amortised cost (debt instruments)

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.

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

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 IAS 32 Financial
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.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

2.

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Investments and other financial assets (continued)

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.

This category includes equity investments which the Group had
not irrevocably elected to classify at fair value through other
comprehensive income. Dividends on the equity investments
are also recognised as other income in the statement of profit
or loss when the right of payment has been established.

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.
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2.

Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Investments and other financial assets (continued)
Derecognition of financial assets (continued)

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 ass et, 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.

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.
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Notes to Financial Statements (Continued)
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31 December 2025
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2.

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Impairment of financial assets (continued)
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.

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.
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Notes to Financial Statements (Continued)

2. BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Impairment of financial assets (continued)

General approach (continued)

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 which apply the simplified approach as detailed

below.

Stage 1 -

Stage 2 -

Stage 3 -

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

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
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

2. BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)
Impairment of financial assets (continued)
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.

Financial liabilities
Initial recognition and measurement
Financial liabilities are classified, at initial recognition, as loans

and borrowings, or payables, 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, interest-
bearing bank and other borrowings, financial liabilities included
in other payables and accruals, lease liabilities, advances from
joint ventures and advances from associates.
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2.

Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Financial liabilities (continued)
Subsequent measurement

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

Financial liabilities at amortised cost (trade 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.

Financial guarantee contracts

Financial guarantee contracts issued by the Group are those
contracts that require a payment to be made to reimburse
the holder for a loss it incurs because the specified debtor
fails to make a payment when due in accordance with the
terms of a debt instrument. A financial guarantee contract is
recognised initially as a liability at its fair value, adjusted for
transaction costs that are directly attributable to the issuance
of the guarantee. Subsequent to initial recognition, the Group
measures the financial guarantee contracts at the higher of: (i)
the ECL allowance determined in accordance with the policy as
set out in “Impairment of financial assets”; and (i) the amount
initially recognised less, when appropriate, the cumulative
amount of income recognised.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (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.

Inventories

Inventories are stated at the lower of cost and net realisable
value. Cost is determined on the weighted average basis. Net
realisable value is based on estimated selling prices less any
estimated costs to be incurred to completion and on disposal.

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.
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Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

2. BASIS OF PREPARATION AND ACCOUNTING 2. RBBERSTEER (&
POLICIES (CONTINUED)

24 B|AZEER (@&

2.4 Material accounting policies (continued)

Cash and cash equivalents (continued)

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.

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, 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.

A contingent liability recognised in a business combination is
initially measured at its fair value. Subsequently, it is measured
at the higher of (i) the amount that would be recognised in
accordance with the general policy for provisions above; and
(i) the amount initially recognised less, when appropriate, the
amount of income recognised in accordance with the policy for
revenue recognition.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Employee retirement benefits

Pursuant to the relevant regulations of the PRC government,
the companies comprising the Group operating in the Chinese
Mainland (the “PRC group companies”) have participated in
a local municipal government retirement benefit scheme (the
“Scheme”), whereby the PRC group companies are required
to contribute a certain percentage of the salaries of their
employees to the Scheme to fund their retirement benefits.
The only obligation of the Group with respect to the Scheme
is to pay the ongoing contributions under the Scheme.
Contributions under the Scheme are charged to the statement
of profit of loss as incurred. Contributions paid to the Scheme
for an employee are not available to reduce the Group’s future
obligations to the Scheme even if the employee leaves.

Employee benefits to all eligible employees of the overseas
subsidiaries are made in accordance with the rules set forth in
the collective labor agreement, and recorded as an expense in
the period they are due as a charge to the statement of profit
or loss.

Income tax

Income tax comprises current and deferred tax and land
appreciation 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, taking into consideration interpretations and practices
prevailing in the countries in which the Group operates.

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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Notes to Financial Statements (Continued)

2. BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)
Income tax (continued)

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

o 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, joint ventures and
associates, 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:

o 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

o in respect of deductible temporary differences associated
with investments in subsidiaries, joint ventures and
associates, 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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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Income tax (continued)

The carrying amount of deferred tax assets is reviewed the
at 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 against current tax liabilities and the deferred
tax assets and deferred tax liabilities relate to income taxes
levied by the same taxable 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.
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Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

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.

Where the grant relates to an asset, the fair value is credited to
a deferred income account and is released to the statement of
profit or loss over the expected useful life of the relevant asset
by equal annual instalments or deducted from the carrying
amount of the asset and released to the statement of profit or
loss by way of a reduced depreciation charge.

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.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

2.

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Revenue recognition (continued)
Revenue from contracts with customers (continued)

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 IFRS 15.

(@  Revenue from the sales of properties

For property development and sales contracts for which
the control of the property is transferred at a point in
time, revenue is recognised when the purchasers obtain
the physical possession or the legal title of the completed
properties and the Group has the present right to
payment from the purchasers.

(b)  Revenue from hotel operation

Revenue from hotel operation is derived from room
rental, food and beverage sales and income from the
provision of other ancillary services, and is recognised
when the services are rendered.

Zhong An Group Limited 2025 Annual Report

2.

WA HESD ()
EREAIMA (B

HEMEARERREMHEBE—
FNEmBIRFTHENEAR
BN AR E AR AR > RIUA
RERESENREE > WIEA
RAEREATRESARSE
R zENBILMER SRR
KETHR - HENHARRE
HiRHEB—FENEARRER
mAIBRE A B RIR B
BREENRASERBEER
HRZENEEMAF B
S2 o LR B A R EE R G P
HRFBZENARS —FHE
EREAME  XaEFSEA
Bl B S 2R F 1658 E
BREEMEARMED D IFR

B
@ s

HRNEXE —FEEEY
FiIEH R R E R
EGX WERBERER
BEYFFAERIETIYHE
NEEXEELERER
ERERE S N E

=]
oo ©

b) EELE W

BEEE W R EEFE
T B m & i
HE MK ERE 2 WA
A A B AR TS B e 53 o



2.

Notes to Financial Statements (Continued)

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Revenue recognition (continued)
Revenue from contracts with customers (continued)
(c)  Revenue from property management and other services

Revenue from property management and other services
is recognised over the scheduled period on a straight-line
basis because the customer simultaneously receives and
consumes the benefits provided by the Group.

Revenue from other sources

Rental income is recognised on a time proportion basis
over the lease terms. Variable lease payments that do not
depend on an index or a rate are recognised as income in the
accounting period in which they are incurred.

Other income

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 instrument or a shorter period, when
appropriate, to the net carrying amount of the financial asset.

Dividend income is recognised when the shareholders’ right
to receive payment has been established, it is probable that
the economic benefits associated with the dividend will flow to
the Group and the amount of the dividend can be measured
reliably.

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).
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Notes to Financial Statements (Continued)
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31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Share-based payments

The Company operates a share option scheme for the purpose
of providing incentives and rewards to eligible participants
who contribute to the success of the Group’s operations.
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 for
grants after 7 November 2002 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,
further details of which are given in note 33 to the financial
statements.

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.

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.
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Notes to Financial Statements (Continued)
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31 December 2025
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2. BASIS OF PREPARATION AND ACCOUNTING 2. RBBERSTEER (&
POLICIES (CONTINUED)

24 BAEZEER @

2.4 Material accounting policies (continued)

Share-based payments (continued)

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.

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.

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

Where funds have been borrowed generally and used for
the purpose of obtaining qualifying assets, a capitalisation
rate of 2.80%-5.80% (2024: 5.03%) has been applied to the
expenditure on the individual assets.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)

Dividends

Final dividends are recognised as a liability when they are
approved by the shareholders in a general meeting.

Interim dividends are simultaneously proposed and declared.
Consequently, interim dividends are recognised immediately as
a liability when they are proposed and declared.

Foreign currencies

The functional currency of the Company is the Hong Kong
dollar (“HK$”), and the functional currencies of subsidiaries
incorporated outside Chinese Mainland are the “HK$”, the
United States dollar (“US$”), Japanese yen (“JPY”) and
Canadian dollar (“CAD”), respectively. The functional currency
of Chinese Mainland subsidiaries is the RMB. As the Group
mainly operates in Chinese Mainland, the RMB is used as the
presentation currency of the Group. 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.

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.
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2. BASIS OF PREPARATION AND ACCOUNTING 2. RBBEREEER (B)
POLICIES (CONTINUED)
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2.4 Material accounting policies (continued)

Foreign currencies (continued)

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.

The functional currencies of non-PRC established subsidiaries
are currencies other than the 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 reserve, except to the extent that the differences
are attributable to non-controlling interests. On disposal of
a foreign operation, the cumulative amount in the reserve
relating to that particular foreign operation is recognised in the
statement of profit or loss.

5 (8

BRELMAINESFENIEE
IEE > MR 5 HVERR
B -BRARBEFELLINES
BANFEREBRFERAR
BEEHNERBE BREUR
REEFERIFEREEMRE
ER U a5 1R B B SR A TR B
RABEZEINEENEES
E-RWMEZ RHEMEER
AIBHERRAAEEEBH
EEWERZER 0B EAth
EHW D IR ED)

FHEEFEBREENERRL
B 50 By 2 AE RY i ST SO A SIS
BB EEEREENY D S
o B TR S TR U B RV BE
oMY R HAREERNS
EREAMNNBERAEEEN
FEREENERBAM - HF
EZEFEN AR Bl A&
EEESRZ MR FEMA
BrRZ -

ETIFR PN EAF
ZRIRAME R ARBLUMNY
B -RBEHR ZFEEN
BEERGRDREBERSHRN
RITEXRESARE  MiEm
RERER S HREREEN
EXHESARE-

FIEEEZERERNEME
H W R RTINS ITE =
BREEN R IR ERE
B ERRERIN c HEBINET
iy B2 RE 8 M RS AR R RO i+
BREtEEGERmARPHES

REEMARAR —BAFEFR

165



166

Notes to Financial Statements (Continued)
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31 December 2025
2025%&12H831H

BASIS OF PREPARATION AND ACCOUNTING
POLICIES (CONTINUED)

2.4 Material accounting policies (continued)
Foreign currencies (continued)

Any goodwill arising on the acquisition of a foreign operation
and any fair value adjustments to the carrying amounts of
assets and liabilities arising on acquisition are treated as assets
and liabilities of the foreign operation and translated at the
closing rate.

For the purpose of the consolidated statement of cash flows,
the cash flows of non-PRC established subsidiaries are
translated into RMB at the exchange rates ruling at the dates
of the cash flows. Frequently recurring cash flows of non-PRC
established companies which arise throughout the year are
translated into RMB at the weighted average exchange rates
for the year.

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:
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(i)

(i)

Notes to Financial Statements (Continued)

Property lease classification — Group as a 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.

Classification between investment properties,
completed properties held for sale and owner-
occupied properties

The Group determines whether a property qualifies as an
investment property, and has developed criteria in making
that judgement. Investment property is a property held to earn
rentals or for capital appreciation or both. Therefore, the Group
considers whether a property generates cash flows largely
independently of the other assets held by the Group.

Some properties comprise a portion that is held to earn rentals
or for capital appreciation and another portion that is held
for use in the production or supply of goods or services or
for administrative purposes. If these portions could be sold
separately, the Group accounts for the portions separately. If
the portions could not be sold separately, the property is an
investment property only if an insignificant portion is held for
use in the production or supply of goods or services or for
administrative purposes. Judgement is made on an individual
property basis to determine whether ancillary services are so
significant that a property does not qualify as an investment

property.

(ii)
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (CONTINUED)

Judgements (continued)

(iii) Classification of current and non-current properties
under development

The Group classifies properties under development according
to the construction progress and estimated commencement
date of pre-sale. Properties under development are classified
as current assets after the construction commences or having
a clear plan for construction. As for the rest properties under
development, the Group classify them as non-current.

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:

(i) Fair value of investment properties

Investment properties were revalued based on the appraised
market value by independent professional valuers. Such
valuations were based on certain assumptions, which are
subject to uncertainty and might materially differ from the
actual results. In making the estimate, the Group considers
information from current prices in an active market for similar
properties and uses assumptions that are mainly based on
market conditions existing at the end of the reporting period.

In the absence of current prices in an active market for similar
properties, the Group considers information from a variety of
sources, including:

(@)  current prices in an active market for properties of
a different nature, condition or location or subject to
different leases or other contracts, adjusted to reflect
those differences;

(b)  recent prices of similar properties on less active markets,
with adjustments to reflect any changes in economic
conditions since the dates of the transactions that
occurred at those prices; and
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Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (CONTINUED)

Estimation uncertainty (continued)

(i) Fair value of investment properties (continued)

(c)

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) by 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 the cash flows.

The principal assumptions for the Group’s estimation
of the fair value include those related to current market
rents for similar properties in the same location and
condition, appropriate discount rates, expected future
market rents and future maintenance costs. The carrying
amount of investment properties at 31 December 2025
was RMB5,442,400,000 (2024: RMB4,812,000,000).
Further details, including the key assumptions used for
fair value measurement and a sensitivity analysis, are
given in note 183 to the financial statements.

(i) Net realisable value of properties under development
and completed properties held for sale

The Group’s properties under development and completed
properties held for sale are stated at the lower of cost and net
realisable value. Based on the Group’s historical experience
and the nature of the subject properties, the Group makes
estimates of the selling prices, the costs of completion of
properties under development, and the costs to be incurred in
selling the properties based on prevailing market conditions.
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

(i)

(iii)

Net realisable value of properties under development
and completed properties held for sale (continued)

If there is an increase in costs to completion or a decrease in
net sales value, the net realisable value will decrease and this
may result in a write-down of properties under development
and completed properties held for sale to net realizable value.
The estimation of net realizable value requires the use of
judgements and estimates. Where the expectation is different
from the original estimate, the carrying value and properties in
the period in which the estimate is changed will be adjusted
accordingly. Further details are included in notes 14 and 24 to
the financial statements.

PRC land appreciation tax (“LAT”)

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

The subsidiaries of the Group engaging in the property
development business in Chinese Mainland are subject to
LAT. However, the implementation of these taxes varies
amongst various cities in Chinese Mainland and the Group
has not finalised its LAT returns with various tax authorities.
Accordingly, significant judgement is required in determining
the amount of land appreciation and its 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. Where the final
tax outcome of these matters is different from the amounts
that were initially recorded, such differences will impact the
statement of profit or loss and the provision for LAT in the
period in which such determination is made. Further details are
included in note 10 to the financial statements.
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Notes to Financial Statements (Continued)

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (CONTINUED)

Estimation uncertainty (continued)

(iv)

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). Further details are
included in note 15 to the financial statements.
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Notes to Financial Statements (Continued)

j}kiﬁﬁﬂﬁ.;i (H\E)

31 December 2025
2025%&12H831H

3. SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (CONTINUED)

Estimation uncertainty (continued)

(v) Impairment of non-financial assets (other than
goodwill)

The Group assesses whether there are any indicators of
impairment for all non-financial assets (including the right-of-
use assets) at the end of each reporting period. Other non-
financial assets are tested for impairment when there are
indicators that the carrying amounts may not be recoverable.
An impairment exists when the carrying value of an asset or a
cash-generating unit exceeds its recoverable amount, which is
the higher of its fair value less costs of disposal and its value
in use. The calculation of the fair value less costs of disposal
is based on available data from binding sales transactions in
an arm’s length transaction of similar assets or observable
market prices less incremental costs for disposing of the asset.
When value in use calculations are undertaken, management
must estimate the expected future cash flows from the asset
or cash-generating unit and choose a suitable discount rate
in order to calculate the present value of those cash flows.
Further details are included in notes 12, 13, 14, 15 and 23 to
the financial statements.

(vi) Fair value of unlisted equity investment

The unlisted equity investments have been valued based
on a market-based valuation technique as detailed in note
41 to the financial statements. The valuation requires the
Group to determine the comparable public companies (peers)
and select the price multiple. In addition, the Group makes
estimates about the discount for illiquidity and size differences.
The Group classifies the fair value of these investments as
Level 3. The fair value of the unlisted equity investments
at 31 December 2025 was RMB99,745,000 (2024:
RMB440,275,000). Further details are included in note 16 to
the financial statements.
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Notes to Financial Statements (Continued)

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (CONTINUED)

Estimation uncertainty (continued)

(vii)

(viii)

Deferred tax assets

Deferred tax assets are recognised for all deductible temporary
differences and unused tax losses to the extent that it is
probable that taxable profit will be available against which the
deductible temporary differences and 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 level of future taxable profits
together with future tax planning strategies. Further details are
included in note 21 to the financial statements.

Provision for ECLs on trade receivables and other
financial assets

The Group uses a provision matrix to calculate ECLs for trade
receivables and other financial assets. The provision rates are
based on days past due for groupings of various customer
segments that have similar loss patterns (i.e. by service type,
customer type and rating).

The provision matrix is initially based on the Group’s historical
observed default rates. The Group will calibrate the matrix
to adjust the historical credit loss experience with forward-
looking information. For instance, if forecast economic
conditions are expected to deteriorate over the next year which
can lead to an increased number of defaults in the property
development sector, the historical default rates are adjusted.
At each reporting date, the historical observed default rates
are updated and changes in the forward-looking estimates are
analysed.

The assessment of the correlation among historical observed
default rates, forecast economic conditions and ECLs is
a significant estimate. The amount of ECLs is sensitive to
changes in circumstances and forecast economic conditions.
The Group’s historical credit loss experience and forecast
of economic conditions may also not be representative of a
customer’s actual default in the future.

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

3. EARGHHE KRG (B

st EARRE = (8)

(vii)

(viii)
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

4. OPERATING SEGMENT INFORMATION 4. BESEEHR

For management purposes, the Group is organised into business MEBEEMS  AEBRBEBEL

units based on income derived from business and has two reportable YA BRI TR B WA M Er] 23R &

operating segments as follows: KEDEUWT -

(@ the residential segment develops and sells residential @ FEI ERERMKEIMNEK
properties, and provides property management services, HERHEEEYE TRETE
project management services and other services to residential MERBYEEERE EEE
properties in Chinese Mainland and Canada; IR AR TS I EL A AR 5

(o) the commercial segment develops and sells commercial (b) FEEDH EREAM - BEARK
properties, leases investment properties, owns and operates HEMEMREERmBYE  HE
hotels and provides project management services and other KEYE BERKSERE I
services to commercial properties in Chinese Mainland, Japan BEAYEREEE EERY
and United Kingdom. T ELAARFS o

Management monitors the results of the Group’s operating segments EBEEEERERAERE 2SN

separately for the purpose of making decisions about resource HEBUMEHARE RS kR E

allocation and performance assessment. Segment performance HYRTE o D ERRIRIBIHE AT R 5 72 30 F)

is evaluated based on reportable segment profit/loss, which is a BB ENURETFE,BEE)

measure of profit/loss before tax. Intersegment sales and transfers TG D EREITHE R E 2 IRIR
are transacted with reference to the selling prices used for sales BERBTHERZE=SFHNHE
made to third parties at the then prevailing market prices. FIRARNEEETRS
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Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

OPERATING SEGMENT INFORMATION 4. &E5IER (48)
(CONTINUED)
Residential Commercial Total
€ [5ES 4zt
RMB’000 RMB’000 RMB’000
Year ended 31 December 2025 HF2025F12831HILEE ANBEFT AREFT ABEFT
Segment revenue DERUA
Sales to external customers HINFRFIHE 8,034,833 739,703 8,774,536
Intersegment sales DERESHE 19,691 - 19,691
Sales to external customers HIMNPERIHE 8,054,524 739,703 8,794,227
Reconciliation: V1= 1
Elimination of intersegment sales D EP R 6 & HE (19,691)
Revenue WA 8,774,536
Segment results DEEE (333,353) (369,233) (702,586)
Segment assets PBEE 15,964,520 14,015,112 29,979,632
Reconciliation: FEE
Elimination of intersegment receivables %328 il & U TR IB ¥ 65 (1,059,592)
Total assets BEE 15,964,520 12,955,520 28,920,040
Segment liabilities NHBEE 10,664,356 8,377,113 19,041,469
Reconciliation: FEE
Elimination of intersegment payables DEEIE(S TIEY (1,059,592)
Total liabilities HER=Ei 9,604,764 8,377,113 17,981,877
Other segment information: HittyrBEN
Share of profits and losses of: DMEF)E KA
Associates = /N=I| 13,483 (11,050) 2,433
Joint ventures AEbE 206,748 - 206,748
Impairment losses recognised in the BRRANERZ
statement of profit or loss BEEBRE 68,720 137,966 206,686
Investments in joint ventures REELENEKSE 662,166 - 662,166
Investments in associates REERABNEE 1,217,998 677,605 1,895,603
Depreciation and amortisation & R 5 8,719 112,809 121,528
Capital expenditure BB 8,255 72,045 80,300
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

4. OPERATING SEGMENT INFORMATION 4. KE9MER (B8
(CONTINUED)
Residential Commercial Total
€ [HES wast
RMB'000 RMB'000 RMB'000
Year ended 31 December 2024 EHZE2024F12H31HIEEE NEBTFT ANEBEFT N A
Segment revenue DEBA
Sales to external customers HIMBRRHE 9,826,423 4,103,756 13,930,179
Intersegment sales DEBEHE 31,474 - 31,474
Sales to external customers PR FIHE 9,857,897 4,103,756 13,961,653
Reconciliation: 5B .
Elimination of intersegment sales D EPEEH E HiH (31,474)
Revenue WA 13,930,179
Segment results DEEE 118,900 1,130,382 1,249,282
Segment assets PBEE 25,877,013 18,577,036 39,454,049
Reconciliation: SBAD .
Elimination of intersegment receivables 47 &5 & & R IE $ 85 (191,309)
Total assets BEE 25,877,013 13,385,727 39,262,740
Segment liabilities AHEE 18,532,091 8,043,593 26,575,684
Reconciliation: SHET .
Elimination of intersegment payables D ER R FE(T TR IB 84 (191,309)
Total liabilities FCN=N 18,340,782 8,043,593 26,384,375
Other segment information: HtAEHEN
Share of profits and losses of: DIEH B
Associates A= YNEI (136,847) - (136,847)
Joint ventures aEhE (161,411) 7,264 (154,147)
Impairment losses recognised in the B RANER ZRERBE
statement of profit or loss 196,761 77,664 274,425
Investments in joint ventures REEEENKLE 971,523 24,499 996,022
Investments in associates REEARNERE 1,236,041 = 1,236,041
Depreciation and amortisation e Rk 21,167 121,784 142,951
Capital expenditure BEXRMS 17,693 44,990 62,683
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Notes to Financial Statements (Continued)

OPERATING SEGMENT INFORMATION
(CONTINUED)

Geographical information

(@) Revenue from external customers

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

RENBER (B

i@ =il
@ REIMPERHUWA

2025 2024
20254 20244
RMB’000 RMB’000

ARETFT ARETT

Chinese Mainland HR B 8,774,011 13,929,432
Others Hih 525 747
8,774,536 13,930,179

The revenue information above is based on the locations of the
customers.

(b) Non-current assets

LW ABERDIRBERERFIE
bk 1Pl

b) ERBEE

2025 2024
20254 20244
RMB’000 RMB’000

ARETFT ARETT

Chinese Mainland FRE Pt 11,998,216 10,837,321
Others HAth 59,285 405,308
12,057,501 11,242,629

The non-current asset information above is based on the
locations of the assets and excludes equity investments
designated at fair value through other comprehensive income
and deferred tax assets.

Information about major customers
No sales to a single customer or a group of customers under

common control accounted for 10% or more of the Group’s revenue
for the years ended 31 December 2025 and 2024.

LHIERBEEERDREE
EFEHE D B EEEES
BRAREBESFAHME2E KT
BRI IR E RIRIEIR IR E & ©

R EBRETFRIER
TR B — % A R HEIEH T
MEFENNHEEBBAEERE

20254 k202412 H31H IEFEE U
ABI10%8E L _E o
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

5. REVENUE, OTHER INCOME AND GAINS, NET, 5. WA -HtKA R FEE
AND OTHER EXPENSES IVY-2=8iul::E-2
An analysis of revenue is as follows: WARNDITWT :
2025 2024
20255 20244
RMB’000 RMB 000
ABEFT ANEBT T
Revenue from contracts with customers B ESAIMA 8,619,424 13,807,905
Revenue from other sources E A 7RI A
Gross rental income from investment KREYELEHERS WAL
property operating leases 155,112 122,274
8,774,536 13,930,179
Revenue from contracts with customers BEREHWA
() Disaggregated revenue information () AIFRAER
For the year ended 31 December 2025 B E2025F12H31HILEE
Property
management
Property and other Hotel
Segments 2E development services operations Total
MEEER
ESE HitiRss  BESEER st
RMB’000 RMB’000 RMB’000 RMB’000

ABEFT AREFT AREFRT AREF7T

Types of goods or services EmdiR%EEE
Sale of properties HEME 7,967,177 - - 7,967,177
Hotel operation services BEEERS - - 198,012 198,012
Property management and other services  #)3 B 12 K HthBRES - 454,235 - 454,235
Total revenue from contracts with RGN

customers 7,967,177 454,235 198,012 8,619,424
Timing of revenue recognition W g2 ) B £ R
At a point in time RE—F R 7,967,177 - 198,012 8,165,189
Over time BERS - 454,235 - 454,235
Total revenue from contracts with REEHNBALE

customers 7,967,177 454,235 198,012 8,619,424
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Notes to Financial Statements (Continued)

REVENUE, OTHER INCOME AND GAINS, NET,
AND OTHER EXPENSES (CONTINUED)

Revenue from contracts with customers (continued)

(i)

Disaggregated revenue information (continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

W A ~ EL At U A B2 U 0% BB
R HMEZ (&)

BEREHWA (@
0 DIFEAER (B

For the year ended 31 December 2024 HE2024F12831H IEFEE
Property
management
Property and other Hotel
Segments D development services operations Total
MEEER
I ELE EfiRE  BAECEER mst
RMB 000 RMB'000 RMB'000 RMB 000
ANEETFT ANBETFT ANEETFT NEETFT
Types of goods or services EmdiR%EE
Sale of properties HEWE 13,192,529 - - 13,192,529
Hotel operation services BIEEERS - - 224,586 224,536
Property management and other services  ¥)3 B IR K H th AR 7S - 390,790 - 390,790
Total revenue from contracts with BRI
customers 13,192,529 390,790 224,586 13,807,905
Timing of revenue recognition W 5 B R R
At a point in time RE—EEH 13,192,529 - 224,586 13,417,115
Over time ki = 390,790 - 390,790
Total revenue from contracts with BRI
customers 13,192,529 390,790 224,586 13,807,905

Revenue from the sale of properties recognised that
was included in contract liabilities at the beginning of the
reporting period was amounted to RMB6,792,260,000

(2024:RMB11,600,183,000).

RAREHBVNESESHNE
BHRHNERIBYEHERES
AR #6,792,260,0007T ( 2024
£ AR#11,600,183,0007T) °
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

REVENUE, OTHER INCOME AND GAINS, NET, 5.

W A ~ EL At U A B U 0% BB

AND OTHER EXPENSES (CONTINUED) UK EMEASZ (&)
2025 2024
20255 20244
RMB’000 RMB 000

ARETFT ARETT

Other income HgA
Bank interest income RITH B WA 6,228 19,859
Subsidy income(a) LA (@) 1,009 3,562
Others HAth 10,429 13,052
17,666 36,473
Gains &
Gain on remeasurement of investments in BT ERHEARKREN
an associate(b) 2 (o) 153,398 -
Changes in fair value of financial assets at MAnBEEsTE2EHESHTA
fair value through profit or loss BanlNEREBEENRADER
25 5,092 3,624
Gain on disposal of financial assets at HEMAABES 28 HES
fair value through profit or loss AN EREEN W E 4,405 -
Foreign exchange differences, net PE R A% > 3 EE 1,647 =
Gain on disposal of right-of-use assets HEFRAEEEKR 945 24,402
Compensation of lease termination KIEFAERE - 2,876
Gain on disposal of subsidiaries HERBRABNW R - 2,863
165,487 33,765
183,153 70,238
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Notes to Financial Statements (Continued)

REVENUE, OTHER INCOME AND GAINS, NET,
AND OTHER EXPENSES (CONTINUED)

(@)

(b)

There are no unfulfilled conditions or contingencies relating to
these grants.

On 7 January 2019, China New City Group Limited (‘CNC”),
an indirect non-wholly owned subsidiary of the Company, the
shares of which are listed on the Stock Exchange (stock code:
1321) allotted and issued 178,280,000 shares to settle the
consideration for the acquisition of 22.65% equity interests
in Zhejiang Xinnongdu Holdings Group Limited (“XND”) by
Zhejiang Zhongan Shenglong Commercial Co., Ltd. (the
“Purchaser”), an indirect non-wholly owned subsidiary of the
Company, from Hangzhou Oriental Culture Tourism Group
Co., Ltd. (“the Seller”) under the equity transfer agreement
dated 20 July 2018 (the “Transaction”). The Seller had filed
a lawsuit against the Company to cancel the Transaction.
By mediation through the High People’s Court of Zhejiang
Province, the Company, the Purchaser and the Seller entered
into a settlement deed, which became effective on 27 May
2024, to resolve and settle finally and absolutely all disputes
of the parties with respect to the Transaction. Pursuant to
the settlement deed, among other things, the Purchaser
was required to pay RMB210,000,000 to the Seller by 30
June 2025. As at 30 June 2025, a sum of RMB210,000,000
was fully paid by the Purchaser to the Seller and the Group
acquired 22.65% equity interests in XND. After the settlement
of the Transaction, together with a 19.85% equity interests
of XND, which was acquired by the Purchaser with cash
consideration in 2017, the Purchaser currently holds a total
of 42.50% equity interests and had a significant influence on
XND. The excess of the Purchaser’s share of the fair value of
the net identifiable assets and liabilities of XND over the cost of
the investment, amounting to approximately RMB153,398,000
as at the date of Transaction completion, was recorded as
income in the Group’s consolidated statement of profit and
loss.

j?kiﬁ%EMﬁ;I(mﬁ)

31 December 2025
2025%F12831H
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HARE o

R2019F187H » HEIFT I
EBERAR (KavZEEIE
ZEMBAT > ERMIPEER
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AREBNGHIBERR
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

5. REVENUE, OTHER INCOME AND GAINS, NET, 5.

WE A~ E At IR A T Y & 03 5B

AND OTHER EXPENSES (CONTINUED) UREMEASZ (B
2025 2024
20255 20244
RMB’000 RMB 000

ARETFT ARETT

Other expenses Hhpsz
Impairment provision for property and EERRENRER S

equipment (32,094) (59,481)
Impairment provision for right-of-use assets  f# A& ER B EEE (1,412) (2,166)
Impairment of an investment in a joint venture 1 —RI& & 2B RE (1,000) (5,626)
Loss on disposal of a subsidiary HEWB AR ZEE (26,977) -
Loss on disposal of joint ventures HEGETEZEIE 4,172) -
Loss on disposal of investment properties HEREYENEE (3,992) =
Loss on disposal of items of property and HEREKRXMBEIER ZEE

equipment (1,715) (2,812)
Loss on disposal of financial assets at HERANBES ABRDN

fair value through profit or loss TREERE - (2,374)
Compensation e (15,053) (9,274)
Donations B3 (820) (3,322)
Foreign exchange differences, net PE A ERFER - (1,735)
Others HAth (6,467) (14,295)

(93,702) (101,085)
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Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

(LOSS)/PROFIT BEFORE TAX 6. PBR¥MAT (B518) FIH
The Group’s (loss)/profit before tax is arrived at after charging/ REBFRA (B8 /FIEEMR
(crediting): (Bt A) PAIEZIE :
2025 2024
Notes 20255 20244
Kzt RMB’000 RMB’000

ARETFT ARETT

Cost of properties sold BEHEYEMA 23 7,421,159 10,970,939
Depreciation of property and EERREITE

equipment 12 115,468 117,254
Depreciation of right-of-use assets ~ fEFREEETE 15 6,060 25,697
Lease payments not included inthe st ATEEEETER

measurement of lease liabilities HEN 15 25,017 26,387
Auditor’s remuneration Z M & 6,241 6,640
Staff costs including directors’ and BT A (BFEEERTE

chief executive’s remuneration: THABME) :

— Salaries and other staff costs —TEREME TR 182,500 292,387

— Pension scheme contributions* —BIRE B R 31,672 48,386
(Gain)/loss on disposal of equity HERAAEEF=AEE

investment at fair value through T ABERIEREERN

profit or loss (Wzm) /E518 (4,405) 2,374
Foreign exchange differences, net EERER FE (1,647) 1,735

Direct operating expenses (including EE&=RS (BIEREYE
repairs and maintenance arising on  EERIHEE RIEIE)

investment properties) 14,068 5,778
Loss on disposal of investment HEREYEESIE

properties** 3,992 -
Gain on disposal HEFRESEERD

of right-of-use assets (945) (24,402)
Loss on disposal of items of property HE R = K& # I8 B E1E

and equipment™* 1,715 2,812
Loss/(gain) on disposal of subsidiaries HE& B AT EE, W) 35 26,977 (2,863)
Fair value losses, net: NABEERE F58 .
Changes in fair value of investment  REYEMN A R BEEES

properties 13 100,163 388,312

Changes in fair value of financial MAnEEFTTEEEED

assets at fair value through STAEENEREEN
profit or loss NREEED (5,092) (3,624)

Impairment provision for property and &= & & =% & 5 & #

equipment ** 12 32,094 59,481
Impairment provision for right-of-use 158 FR £ &5 & i (B 2 ™

assets™ 15 1,412 2,166
Impairment of an investment in R—EaEtENKERE"

a joint venture™ 18 1,000 5,626
Write down to net realisable value of FF{EH &R EE Y ZEMEZE

completed properties held for sale ~ RI&IRH{E 23 124,341 137,653
Impairment losses recognised for P P ERE B R ER B

properties under development 14 5,604 -
Impairment losses on financial TRBERERBE 5

assets, net 25,26 179,408 69,499
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

6. (LOSS)/PROFIT BEFORE TAX (CONTINUED) 6. PRTRAEI (B518) F)HE (&)
= There are no forfeited contributions that may be used by the Group * HEE BN BRI HEAERES
as the employer to reduce the existing level of contributions. BERBRREL BAIMEMRKF -
o Included in “Other expenses” in the consolidated statement of e SFAGHEBEmRZTHAMBEE) -

profit or loss.

7. FINANCE COSTS 7. MBER
An analysis of the Group’s finance costs is as follows: AEBNMEERDFTAT :
2025 2024
20255 20244
RMB’000 RMB’000

ARETFT ARETT

Interest on bank and other borrowings IRIT R EMERF] S 357,313 469,325
Interest on lease liabilities HESEFMNE 1,073 3,519

Total interest expense on financial liabilities not i 3R A MEEST AEBTZH

at fair value through profit or loss B ENH SR 358,386 472,844
Less: Interest capitalised B BB E 37,682 324,432
320,704 148,412
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Notes to Financial Statements (Continued)

DIRECTORS’ AND CHIEF EXECUTIVE’S
REMUNERATION

Directors’ and chief executive’s remuneration for the year, 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

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

EFREETHASME

RiIFELHR -FEBAT KRG FE
383(1)@)~ (b)~ () (M& AR AR (K E
EEMZER) RS2 FRES

(Disclosure of Information about Benefits of Directors) Regulation, is REZITHASMEREBEDOT !
as follows:
2025 2024
20255 20244
RMB’000 RMB’'000

ARETFT ARETT

Fees e 1,008 1,008
Other emoluments: ELAhFEN

Salaries, bonuses and allowances #re ~ (EAL R 8L 4,687 5,327

Pension scheme contributions BRIRE ST B 359 262

5,046 5,589

6,054 6,597

(@) Independent non-executive directors

The fees paid to independent non-executive directors during
the year were as follows:

@ BIIFRITES

ERNEMNBILFEATESRNE
T

2025 2024

20254 20244

RMB’000 RMB’000

Fees e ARETT ARETFT
Mr. Pei Ker Wei BR@EfE 336 336
Mr. Zhang Huagiao RIEFB A E 336 336
Mr. Fung Che Wai Anthony BERELE 336 336
1,008 1,008
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FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

8. DIRECTORS’ AND CHIEF EXECUTIVE’S 8. EFERFETHAEMS

REMUNERATION (CONTINUED) (48)
(b) Executive directors and the chief executive b BMTEEAFETHAER
Pension
Salaries and scheme
allowances Bonuses contributions Total
FERiER fE4  BAREHBMR iz
RMB’000 RMB’000 RMB’000 RMB’000

AREFT AREFT ARETFT ARETT

2025 20255

Executive directors HiTEE

Mr. Shi zhongan ek rinas 1,187 - - 1,187
Mr. Shen jiayang hERLE 556 - 95 651
Ms. Jin ni SERTET 761 - 70 831
Ms. Shi jinfan ik 1,168 - 114 1,282

Chief executive and executive director FETHANSR

HiTEE
Mr. Zhang Jiangang TRERE S 1,015 - 80 1,095
4,687 - 359 5,046
Pension
Salaries and scheme
allowances Bonuses contributions Total
o RRAh T4 BASHEIER it
RMB 000 RMB'000 RMB'000 RMB 000
NEBETFT NBETFT ANBEFT NEEFT
2024 20245
Executive directors HiTEZE
Mr. Shi Zhongan iilaskegis 1,532 - = 1,532
Ms. Shen Tiaojuan LREL T 821 - - 821
Ms. Jin Ni T L 768 - 69 837
Ms. Shi Jinfan iikalbe e 1,183 - 115 1,298
Mr. Shen Jiayang hERLE - - - -
Chief executive and executive director FETHASR
HiTEE
Mr. Zhang Jiangang REEEE 1,023 - 78 1,101
5,327 - 262 5589
There was no arrangement under which a director waived or FAMBREENENRENRE
agreed to waive any remuneration during the year (2024: Nil). ERE B 22 5 (20245 © #8) ©
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31 December 2025
2025%F12831H

FIVE HIGHEST PAID EMPLOYEES 9. HAEEHAL
The five highest paid employees during the year included three (2024: FREAEeFTATREE=4
three) director, details of whose remuneration are set out in note 8 (2024%F : =%) BF > HNEFH1BE
above. Details of the remuneration of the remaining two (2024: two) B ECIEE8 c FEER N (2024
non-director, highest paid employee for the year are as follows: F Wb FEERET A LTHNEEF
1BUWF

2025 2024

20254 20244

RMB’000 RMB’000

ARETFT ARETT

Salaries, bonuses and allowances #e ~ TEAL R 2R 2,004 2,419
Pension scheme contributions BRIREFTEERR 130 67

2,134 2,486
The number of non-director, highest paid employees whose FEEREFMNES ZMETE T5I5
remuneration fell within the following bands is as follows: EEHERNZ AU :

Number of employees

EEAH
2025 2024
20254 20244
Nil to HK$1,000,000 E % 1,000,000 75 1 =
HK$1,000,001 to HK$1,500,000 1,000,001 775 2 1,500,000 75 1 1
HK$1,500,001 to HK$2,000,000 1,500,001 7 75 22,000,000 75 - 1
2 2
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31 December 2025
2025%&12H831H

10. INCOME TAX 10.

The Group’s subsidiaries incorporated in Hong Kong, Canada
and Japan are not liable for income tax as they did not have any
assessable profits arising in Hong Kong, Canada and Japan during
the year (2024: Nil).

The provision for the PRC income tax has been provided at the
applicable income tax rate of 25% (2024: 25%) on the assessable
profits of the Group’s subsidiaries in Chinese Mainland.

LAT is levied at progressive rates ranging from 30% to 60% on
the appreciation of land value, being the proceeds from the sale
of properties less deductible expenditures including land costs,
borrowing costs and other property development expenditures. The
Group has estimated, made and included in taxation a provision for
LAT according to the requirements set forth in the relevant PRC tax
laws and regulations. Prior to the actual cash settlement of the LAT
liabilities, the LAT liabilities are subject to the final review/approval by
the tax authorities.

FRrigi

HRAEERESE NMEAKRBEARR
YHHBATRAEEREE NE
KR B 7S 3 4 E A FE SR AR A 0 B
EEHEB  MEAKR B AFSHRE
&5 (20244 : 4E) o

REFR 1SR E st A B E R E R BY
It B A BB FEER IR A AV A Fr 1SR
FRED25% (20244 : 25%) {EH #3515 o

TR EIRE R L IE E RIS &Y
P45 7R 28 R BY 40 R B S (B4 st Ak
ZIS EE R A K Bt 2 2 R S2) 17
TH80%E60%HIIE AR R EUL © &
EEERBIREARMIRTIERER
a5~ FH R ERBEA 52 LM (E
MEF - EURTEREE L MIEE
MEBEZE > T EREERBR
BERRKESRTRE-

2025 2024
20255 2024%
Note RMB’000 RMB 000
iz ANBETFT NEHEFT
Current — PRC corporate income tax BIEAfRIE—F R P E b2
for the year FTi9iR 188,146 419,573
Current — PRC LAT for the year BPRAFR I8 — S P9 FR 3 4 3t
EER (20,828) 590,868
Deferred IR IE 21 66,053 20,869
Total tax charge for the year FRRIESL H4E%E 233,371 1,031,310

A reconciliation of the tax expense applicable to profit before tax
using the statutory rate for the jurisdiction in which the Company and
the majority of its subsidiaries are domiciled to the tax expense at the
effective tax rate is as follows:
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31 December 2025
2025%F12831H

10. INCOME TAX (CONTINUED) 10. FR1GIR (48
2025 2024
20255 2024%
RMB’000 RMB’000
ABHEFT ANEHEFT
(Loss)/profit before tax FRIG AT (B518) /FIHE (702,586) 1,249,282
Tax at the statutory tax rate of 25% (2024 125% (20244 : 25%)
25%) EEMEFENRIE (175,647) 312,321
Different tax rate for specific provinces or BE R (DS S RS E R
enacted by local authority ENEIE S 10,731 -
Effect of withholding tax at 10% on the A & [ P B Y S 8 B A
distributable profits of the Group’s PRC DIRFEBAN10% T80
subsidiaries N2 808 7,733
Utilised tax losses not recognised in previous  Eh A 8 13 HA F5 3 EE FE SR A9
periods HIBEE - (24,009)
Profits and losses attributable to joint ventures &% 1> 2 K B A 5 FE(HHY
and associates B K g8 52,295 (72,749)
Income not subject to tax BB 2 WA (1,101) (1,029)
Expenses not deductible for tax AR 10,251 11,346
Tax losses not recognised REESBIRIEE 12 351,655 354,546
Provision for LAT o IR (E #R B B (20,828) 590,868
Tax effect on LAT THIBERNRIETE 5,207 (147,717)
Tax charge at the Group’s effective rate AEBBERRENRIBRSL 233,371 1,031,310

Tax payable in the consolidated statement of financial position
represents:

REHMBRRRNENIRESS

2025 2024

20255 20244

RMB’000 RMB’000

ARBFiT NEBETFT

PRC corporate income tax FREL PR EIR 1,340,437 1,265,869
PRC LAT H B £ Hh I (E AR 1,483,334 1,505,432
2,823,771 2,771,301
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31 December 2025
2025%&12H831H

10. INCOME TAX (CONTINUED) 10. FRSR (48)

190

Pillar Two income taxes

The Group is within the scope of the Pillar Two model rules.
The Group has applied the temporary 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.

The Group has assessed its potential exposure based on the
information available regarding the financial performance of the
Group in the current year and prior years 2024 and 2023. 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.
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11.

Notes to Financial Statements (Continued)

EARNINGS PER SHARE ATTRIBUTABLE TO
ORDINARY EQUITY HOLDERS OF THE PARENT

The calculation of basic earnings per share is based on the loss
for the year attributable to ordinary equity holders of the parent of
RMB891,613,000 (2024: profit RMB19,924,000) and the weighted
average number of ordinary shares of 5,635,809,800 (2024:
5,635,809,800) in the issue of shares during the year, as adjusted to
reflect the rights issued during the year.

The calculation of basic earnings per share is based on:

11

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

AREBERRERBEAR
LEkaET

SEREABFERES AL ER
RERFEARGERBEARK
891,613,0007T (20244 : FH AR
#19,924,0007t) * UKREARBZETH
58 B AV N7 39 2415,635,809,800 /%
(20244 : 5,635,809,8000%) 5t 2
TiREE L & E R ST o

StEEREABATIER !

2025 2024
20255 2024%
RMB’000 RMB 000
ABHEFT NEHEFT
(Loss)/profit (&538)
(Loss)/profit attributable to ordinary equity SREEBEREEREA
holders of the parent fE1h (B518) /F)E (891,613) 19,924
Number of shares
in g E
2025 2024
20255 20244
Shares B
Weighted average number of ordinary FREETEERMNEFEH
shares in issue during the year 5,635,809,800 5,635,809,800

No adjustment has been made to the basic earnings per share
amounts presented for the years ended 31 December 2025 and
2024 in respect of a dilution as the Group had no potential dilutive
ordinary shares in issue during the year ended 31 December 2025
(2024 Nil).

7 £ B M 4B B = 20254 20244
12831 AL EEE2RNEREARBT)
SHEEHBSAE  RRAHEREE
2025512831 B L F E R EEER
BETEEZER (20244F : /) °
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FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

12. PROPERTY AND EQUIPMENT

12. ERRHRE

Office Motor Leasehold Construction
Properties Machinery equipment vehicles  improvements in progress Total
ES 111 WAERME AE REEE ERIE i@t
RMB 000 RMB 000 RMB 000 RAMB 000 RMB 000 RMB 000 RMB 000
NEETFT NEETFT NEEFT NEEFT NEEFT NEETFT NEETFT
At 31 December 2024 20245128318
At 1 January 2024: R202451518
Cost B 2,563,980 42,805 97,651 91,739 171,468 164,155 3,131,798
Accumulated depreciationand Bt ERFE
impairment (515,021) 21,878) (75,853 (59,595 (87,565) - (759,912)
Net carrying amount IREFE 2,048,959 20,927 21,798 32,144 83,903 164,155 2,371,886
At 1 January 2024, net of R20245181R
accumulated depreciation MREHTERAE
and impairment 2,048,959 20,927 21,798 32,144 83,903 164,155 2,371,886
Additions 1#m 16,289 1,633 407 695 17,080 26,579 62,683
Construction in progress completed 7 T2 T - - - - 9,271 (9.271) -
Disposals e (660) (13,181) (251) (254) (556) - (14,909)
Disposal of subsidiaries HERBAR - - (174) - (6,774) - (6,948)
Depreciation provided during FREEITE
the year (84,091) (6,531) 7,843 (3,767) (15,022) - (17,254)
Impairment HfE (49,141) - - - (10,340) - (59,481)
At 31 December 2024, net of #2024 128318 »
acoumulated depreciatonand MR EHTERAE
impairment 1,931,356 2,848 13,937 28,818 77,562 181,463 2,235,984
At 31 December 2024 R2024%1258318
Cost B 2,530,274 23216 96,614 87,178 186,924 181,463 3,105,669
Accumulated depreciationand R EREE
impairment (508,918) 20,368) (82,677) (58,360 (109,362) - (869,685)
Net carrying amount IREFE 1,931,356 2,848 13,937 28,818 77,562 181,463 2,235,984
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12. PROPERTY AND EQUIPMENT (CONTINUED)

RA 5 ER R M5 ()

31 December 2025

2025%12H31H

12. EER=E (@)

Office Motor Leasehold  Construction
Properties Machinery equipment vehicles  improvements in progress Total
% 1 WAZRME AE HE%xE TEIR iy
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
NEEFT ANEEFT ANEEFT ANEBFT ANEBFT NEEFT ANEEFT
At 31 December 2025 *2025%125831H
At 1 January 2025: 202551518
Cost imS 2,530,274 23,216 96,614 87,178 186,924 181,463 3,105,669
Accumulated depreciationand Bt ERFE
impairment (598,918) (20,368) (82,677) (58,360) (109,362) - (869,685)
Net carrying amount IREFE 1,931,356 2,848 13,937 28,818 71,562 181,463 2,235,984
At 1 January 2025, net of 1202551818
accumulated depreciationand BRI ERAEE
impairment 1,931,356 2,848 13,937 28,818 77,562 181,463 2,235,984
Additions #m - 13,211 1,233 115 4115 54,527 73,201
Construction in progress completed 73 T2 T - - - - 46,734 (46,734) -
Disposals & (12 (2,609) (2,602) 99) 1,026) (1,314) (7,662)
Disposal of subsidiaries (note 35)  HEKB/AT) (Ff5£35) (279) (120) (1,230) (16) (7,235) (213) (9,093)
Depreciation provided during FREHETE
the year (86,716) (7,453) (3,488) (3,349) (14,462) - (115,468)
Impairment HfE (30,529) - - - (1,565) - (32,094)
At 31 December 2025, net of 12025128318
accumulated depreciationand BRI ERAEE
impairment 1,813,820 5877 7,850 25,469 104,123 187,729 2,144,868
At 31 December 2025 12025128318
Cost B 2,529,760 30,411 90,151 84,313 210,800 187,729 3,133,164
Accumulated depreciationand  REHTERAE
impairment (715,940) (24,534) (82,301) (58,844) (106,677) - (988,296)
Net carrying amount IREFE 1,813,820 5877 7,850 25,469 104,123 187,729 2,144,868

Although the Group had obtained the land use right certificates of
construction in progress, building ownership certificates may be not
obtained before the completion of construction work.

As at 31 December 2025, due to the downturn in the property
development market, the Group conducted an impairment test on
its cash-generating units. The recoverable amount of the cash-
generating units was determined based on a value in use calculation
using discounted cash flows derived from financial budgets approved
by senior management. The discount rate applied in the cash
flow projections ranged from 7.5% to 13.0%. As a result of the
impairment test, the carrying amount of the cash-generating units
was impaired by RMB32,094,000 (2024:RMB59,481,000). The
recognised impairment loss was included in “Other expenses” in the
consolidated statement of profit or loss.

At 31 December 2025, certain items of the Group’s property
and equipment with a net carrying amount of approximately
RMB1,792,072,000 (2024: RMB957,123,000) were pledged to
secure interest-bearing bank and other borrowings granted to the
Group as disclosed in note 31.

BEAEHENGEREIR 2 L6
PSS BERR T2 5eAl 7 A
EBSEEA R

2025512831 H > I EH ER 5%
MBEE > REBHIREELEME
TRER R - B & E 4 B A aT Ur (o]
SRENLENEABEESREERBILE
M ETEENIRE S RAESETHEA
BETEMBE - BERBEHTEA
RIBEIRER N F7.5%ZE13.0% o H R H
Bl ZBEcEEBUNEEERE
BEEE A R #32,094,0007T (20244 :
AR #59,481,0007T) ° BRERREE
g?ﬁeﬁkéf#?ézﬁéqﬂ B9 MH fth 5
JO

R2025F 128318 AEEE T
BERZFBEEEBRBFENAR
1,792,072,0007T (2024% : AR
957,123,0007%) * YNMIEE31PTIREE ' E
EAR TR ER T BIRTRAR R EAM
BRI o

M
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31 December 2025
2025%&12H831H

13. INVESTMENT PROPERTIES 13. KEYE

Completed Investment
investment properties
properties held for sale Total
[S5-357 FIEHE
KREWE KREME #ast
RMB’000 RMB’000 RMB’000
NE#EFT NEEFT ANEEFT
At 1 January 2024 12024F181H 4,840,200 18,600 4,858,800
Transfers from completed EEEREHENE RN
properties held for sale LYES 341,512 - 341,512
Transfers to investment properties & FEFEIHERE Y
held for sale (8,200) 8,200 -
Changes in fair value of investment & &Y% N A BEEE)
properties (388,312) - (388,312)
At 31 December 2024 and R20245128331H &
1 January 2025 2025FE1H1H 4,785,200 26,800 4,812,000
Transfers from completed EEEREHENE RN
properties held for sale LYES 750,463 - 750,463
Disposal HE - (19,900) (19,900)
Changes in fair value of KREMELANEEES
investment properties (100,163) - (100,168)
31 December 2025 2025%&12H31H 5,435,500 6,900 5,442,400
2025 2024
20255 20244
Note RMB’000 RMB’000
Vg2 ARBBFiT NEEFT
Non-current assets FEMENEE 5,435,500 4,785,200
Current assets MENE E (d) 6,900 26,800
5,442,400 4,812,000
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13. INVESTMENT PROPERTIES (CONTINUED)

All investment properties of the Group were revalued at the end of
the year by an independent professionally qualified valuer, Royson
Valuation Advisory Limited at fair value. Royson Valuation Advisory
Limited is an industry specialist in investment property valuation.
The fair value represents the amount at which the assets could be
exchanged between a knowledgeable and willing buyer and a seller
in an arm’s length transaction at the date of valuation, in accordance
with International Valuation Standards.

The investment properties are leased to third parties under operating
leases, further summary details of which are included in note 15 to
the financial statements.

At 31 December 2025, certain of the Group’s investment
properties with a carrying amount of RMB4,414,836,000 (2024:
RMBS3,458,315,000) were pledged to secure interest-bearing bank
and other borrowings granted to the Group as disclosed in note 31.

Fair value hierarchy

The following table illustrates the fair value measurement hierarchy of
the Group’s investment properties:

13.

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

KREWME (B)

FERZBREVENERABUE
FLERMGEMERTGEEHFRA
BRANEEEMG ERTEEAR
RABDEFBREYELENITE
HR A ABEIEEENRANBEERE
BEXRAEBERNGERRREERGE
BRELATRFZIMEENTEE

REYMEERBLEHEHATE=
7 AR EF B H N M B R RN E
150

R2025% 128318 > R M 5E31
FIiE AEBRAEAARK
4,414,836,0007T (20244 : AR
3,458,315,0007T) & THREMEE
EREBEEG T BRITEREME
TREIEIR o

NABERE

TERABAEEREENAABE
SHEER

Fair value measurement as at
31 December 2025 using
2025F12B31BM AR BEFEFE

Quoted prices in Significant Significant

active markets observable unobservable
(Level 1) inputs (Level 2) inputs (Level 3) Total

EE XA EXFH

TIENEE EBREARE ESROAYE
(E—4) (B4 (E=%) st
Recurring fair value measurement for: RMB’000 RMB’000 RMB’000 RMB’000
THEEZEEHAREEHNS: AEBTFT AEBFT AEBFT AEEFTT
Commercial properties [EE2YES - 1,974,900 3,467,500 5,442,400
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31 December 2025
2025%&12H831H

13. INVESTMENT PROPERTIES (CONTINUED) 13. BEYE (B)
Fair value hierarchy (continued) NRBEEZEE @)

Fair value measurement as at
31 December 2024 using
2024512831 AN A R BEH XA

Quoted prices in Significant Significant
active markets  observable inputs unobservable
(Level 1) (Level 2) inputs (Level 3) Total
EEE EYNG) EART
TENEE BREARE BZHAZE
(E—8) E=® E=8 st
Recurring fair value measurement for: RMB 000 RMB 000 RMB 000 RMB 000
THEEZREH AR BENE ANEEFT ANEEFT ANEEFT NEEF7
Commercial properties [EE3YES - 1,871,200 2,940,800 4,812,000
During the year, there were no transfers of fair value measurements FREF—REFHRZBENLFE
between Level 1 and Level 2 and no transfers into or out of Level 3 EfftElEmER  ITEEANEHE
(2024: there were no transfers of fair value measurements between =% (2024%F : BRAABEFENRS
Level 1 and Level 2 and no transfers into or out of Level 3). —REIE TR B A FE L IR

BAXBHE=MR) °
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31 December 2025
2025%F12831H

13. INVESTMENT PROPERTIES (CONTINUED) 13. REWME (@)
Fair value hierarchy (continued) NRBEEZEE @
@) (@)
Reconciliation of fair value measurements categorised within Level 3 PREAABEEBRIPE=HRNAD
of the fair value hierarchy: BEFTEHR
Commercial
properties
[SEZVES
RMB’000
ANEHFT
Carrying amount at 1 January 2024 R2024FE1 81 HMEREE 3,296,500
Net loss from a fair value adjustment recognised in REBEYMER DEEEEFEDH
changes in fair value of investment properties NABEAEEEERE (355,700)
Carrying amount at 31 December 2024 and 2024412831 H &2025FE181H
1 January 2025 BYBR E (B 2,940,800
Addition RhE 596,041
Net loss from a fair value adjustment recogniged in RSB RN EESEFERMN
changes in fair value of investment properties N B A 1R P 4 (69,341)
Carrying amount at 31 December 2025 2025612831 B IR EIE 3,467,500
The valuation techniques adopted are the direct comparison BRI E R T2 B E0A KR Uk
approach and the income approach (term and reversion approach), Aok FREIRERZE) > EE2 &A%
and key inputs are: A
(1) Term vyield: the higher the term yield, the lower the fair value; (1) 7THEAWEE  ARRREEES
NABEBEE ;
(2)  Reversionary yield: the higher the reversionary yield, the lower @ ERWEE ERREEES
the fair value; NABEEBIE ;
(3)  Market unit rent: the higher the market unit rent, the higher the (B T™MFZEMUEE: mBEAHAETH
fair value; and B2 AnEEEE; &
(4)  Price per square metre: the higher the price, the higher the fair @) BFHKER: BRES AR

value.

BEMz-

REEMARAR —BAFEFR

197



Notes to Financial Statements (Continued)

j}kiﬁﬁﬂﬁ.;i (H\E)

31 December 2025
2025%&12H831H

13. INVESTMENT PROPERTIES (CONTINUED)

Fair value hierarchy (continued)

(@)

(continued)

The valuation of investment properties classified as Level 2
in the fair value hierarchy is based on comparable market
transactions, with the Group considering sales of similar
properties traded in the open market.

Below is a summary of the valuation techniques used and the
key inputs to the valuation of investment properties classified
as Level 3 in the fair value hierarchy:

KREWME (&)
ARBEZRE (B

(@)

(&)

DERARBERBRPE R
E’J&ﬁ%%fﬁ@)ﬁ%ﬁf‘]ﬁtt
RhiHR5 BAEEEERE
ARTIE ERZNELIERN
HERT

UTRENERRAANEBERER
EF‘”*_ﬁls"zE’JEé%%TE{EFﬁ@
RREER EREEZHARE
e

Significant
Valuation techniques unobservable inputs Range or weighted average
R % FTERAYE HEIMETISE
2025 2024
20255 20244
Retall Income approach Term yield 5.0% to 6.5% 5.0% to 6.5%
= WA HHAIR A 2 5.0%%6.5% 5.0%%6.5%
Reversionary yield 6.0% to 7.0% 6.0% to 7.0%
BRWR@=E 6.0%%E7.0% 6.0%£7.0%
Market unit rent RMB1.6/sqm/day to RMB2.0/sgm/day to
MBS RMB5.7/sqm/day RMB5.7/sqm/day
BERREX BYTAREBXR
AR¥A1.6TE ARM2.07TE
BEHREX SEAREXR
AR#5.7T AR5 TTT
office Income approach Term yield 5.5% 4.5%
WAE WAE IR A 2
Reversionary yield 6.0% 5.5%
e
Market unit rent RMB1.4/sqm/day RMB1.5/sgm/day
BEHREX SEAREXR
MBS AR#1.47T ARH15TT
Under the discounted cash flow method, fair value is estimated RIBFRBER L 2AEE

using assumptions regarding the benefits and liabilities of
ownership over the asset’s life including an exit or terminal
value. This method involves the projection of a series of cash
flows on a property interest. A market-derived discount rate
is applied to the projected cash flow in order to establish the
present value of the income stream associated with the asset.
The exit yield is normally separately determined and differs from
the discount rate.
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Notes to Financial Statements (Continued)

13. INVESTMENT PROPERTIES (CONTINUED)

Fair value hierarchy (continued)

(@)

(continued)

The duration of the cash flows and the specific timing of
inflows and outflows are determined by events such as rent
reviews, lease renewal and related reletting, redevelopment or
refurbishment. The appropriate duration is driven by market
behaviour that is a characteristic of the class of property. The
periodic cash flow is estimated as gross income less vacancy,
non-recoverable expenses, collection losses, lease incentives,
maintenance costs, agent and commission costs and other
operating and management expenses. The series of periodic
net operating income, along with an estimate of the terminal
value anticipated at the end of the projection period, is then
discounted.

A significant increase (decrease) in the estimated rental value
and the market rent growth rate per annum in isolation would
result in a significant increase (decrease) in the fair value of the
investment properties. A significant increase (decrease) in the
long term vacancy rate and the discount 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 estimated rental value is accompanied by a
directionally similar change in the rent growth per annum and
the discount rate and an opposite change in the long term
vacancy rate.

The Group’s investment properties situated on the leasehold
land in Chinese Mainland are leased between 30 and 50 years.

Investment properties leased out under operating leases

The Group leases out investment properties under operating
lease arrangements. All leases run for a period of one to fifteen
years, with an option to renew the leases after the expiry dates,
at which time all terms will be renegotiated.

As at 31 December 2025, the Group entered into certain sales
agreements to sell certain investment properties with a carrying
amount of RMB6,900,000 (2024:RMB26,800,000). The Group
had received nil deposits (2024: nil).

j?#ﬁ%ﬂﬁﬂhi (n\ﬁ)

31 December 2025
2025%F12831H

13 j:ﬁ ¢%$ (H\E)
ARBEZRE (@

(@)

(&)

I <& 7 B9 15 48 B 8 RO AR A
MR AR R Th HEE AR
SBEIZ BB KEREE
BRNBMESHRE-BEN
FEREZMSTA (RYESE
A — BRI R E - EHHRE
MW AR ZEE s A A [
W& A~ BRI - THE 22D~
iR ENEEERKRE
ﬂﬂ?%ﬁ%ﬂ%’ﬁ%ﬁﬁ Z—ERTE
AR IR AR ER » ERITEFT R TE
EUHHE’E”:.B%E’]“\JJ:{?TEfEquﬁ
IR ERE

Lt AEEERTHEEEE
REREBEBAEEM CRL) K&
HRRBEMEN R A EEARIEEMN
(R) - REAEBEXRRIFTITRE
BIRAEEI Ol 8%
%%%E@@ﬁﬂ%fﬁkméﬁi\ (18

m e —fRms sibstAEE
BEfHNRRNES T ENHE
B EERERRITIRE L IRAML
HFREHREFRATERH
RBRALE-

AEBMUNPEAMBHEE T
IR EY EEEHB0EE
504 o

REBEEHEEHHNREY
=

AEERBLCENR ZE}?F%HHj
REVME-FREEERHA—
+£¢’j]i_JL?§ﬁAEIHHEM§Y_
EREE e FER TN EIEE

75%025&12531 B> &NEEE]

aTHEwmS HEREAE
Z%AEHA%G,QOO,OOOE (20244 :
AR #26,800,0007T) & T
REYZE AEB B WSS
(20244 : &) o
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

14. PROPERTIES UNDER DEVELOPMENT

14. FEPYE

2025 2024

20254 20244

Note RMB’000 RMB’000

byt ARETT ARETFT

Carrying amount at 1 January R1B1B ZREE 7,887,779 20,977,365

Additions 110 413,408 4,093,410
Transfer to completed properties = {EIHE BB MY

held for sale 23 (5,643,151) (17,327,972)

Transfer to long-term prepayments #4Z= R HATE {7 (191,671) =

Impairment losses transferred to BB EIFESHE Y EM

properties held for sale REEIE = 144,976

Impairment losses recognised EfEREEIE (5,604) =

Carrying amount at 31 December 12831 H Z REE 2,460,761 7,887,779

Current assets MEEE 1,270,102 6,510,845

Non-current assets ERBEE 1,190,659 1,376,934

2,460,761 7,887,779

Except for one property located in Canada and one property located
in Japan, the Group’s properties under development are all located in

PR—BR U MER KR —REAR B
WS RERRFEE DY U S

Chinese Mainland. B PR 3 o
2025 2024
20255 20244
RMB’000 RMB 000
Freehold KAERE ABEFT NEETFT
Canada MmEX 338,198 332,160
Japan Hx 59,285 59,891

Zhong An Group Limited 2025 Annual Report



14.

15.

Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

PROPERTIES UNDER DEVELOPMENT 14. &% (&)
(CONTINUED)
The carrying amounts of the properties under development situated IR A AR E T B FEEE R 3
on the leasehold land in Chinese Mainland are as follows: ZEREBEWT
Chinese Mainland R Py it
2025 2024
20254 20244
RMB’000 RMB’000
ARETT ANEHEFT
Lease terms of over 50 years FHHR B A504F 1,677,990 7,116,168
Lease terms between 30 and 50 years FHHASOE 504 385,288 379,560
2,063,278 7,495,728
At 31 December 2025, certain of the Group’s properties under R2025% 1283108 > B 5E31
development with a carrying amount of RMB93,393,000 (2024: i A"EBKREBEAARE
RMBS3,062,702,000) were pledged to secure interest-bearing bank 93,393,0007t (2024F : AR
and other borrowings granted to the Group as disclosed in note 31. 3,062,702,0007T) & TRIEE R Y=
BEEAREEERS T RIRITER R E A
EFRAVIE 1
LEASES 15. A&
The Group as a lessee REBERAEMEA

The Group has lease contracts for buildings used in its operations.
Leases of buildings generally have lease terms between 2 and
20 years. Generally, the Group is restricted from assigning and
subleasing the leased assets outside the Group.

FEERHKEMBETFRAEES
WBFHENBHR—RNF2E20
Fo—fRMs BLEAEERETAER
BSNEBEKRDAEEEE

REEMARAR —BAFEFR
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

15. LEASES (CONTINUED)

15. HE (&

The Group as a lessee (continued)

FEBFRAMEA @

202

(@) Right-of-use assets (@ FRHESE
The carrying amounts of the Group’s right-of-use assets and REEGHAESENRTER
the movements during the year are as follows: FASEFIT -

2025 2024

20255 20244

Note RMB’000 RMB’000

Vg2 AE#EFT ANEHEFT

As at 1 January ®181H8 20,790 83,274

Additions =t - 10,533

Depreciation charge TERS (6,060) (25,697)

Disposals HE - (30,141)

Disposal of subsidiaries HENBERE g5 (4,578) (15,013)

Impairment HE (1,412) (2,166)

8,740 20,790

(b) Lease liabilities

The carrying amount of lease liabilities and the movements

b) THEE&RME

HESRNREERFRES

during the year are as follows: LI
2025 2024
2025 20244
Note RMB’000 RMB’000
iz AEBHEFT ANEHFT
Carrying amount at 1 January 1818 ZREE 35,017 148,451
New leases MEE - 10,533
Accretion of interest recognised ERFESRAIA] B 10
during the year 1,073 3,519
Payments INEN (10,237) (31,352)
Disposals HE - (74,900)
Disposal of subsidiaries HEWB AT 35 (7,901) (21,234)
Carrying amount at P128318 ZREE
31 December 17,952 35,017
Analysed into Dh%
Current portion TRENER D 7,072 12,841
Non-current portion JETRENEL 10,880 22,176
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Notes to Financial Statements (Continued)

15. LEASES (CONTINUED)

The Group as a lessee (continued)

(b)

()

(d)

(e)

U]

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

15. HHE (&

AEBREREBA (@

Lease liabilities (continued) b HEEEGB
The maturity analysis of lease liabilities is disclosed in note 42 HEEENIBPBERSTEE
to the financial statements. RS IR =M 5E42
The amounts recognised in profit or loss in relation to leases () HMEENRERERBNEEANT:
are as follows:
2025 2024
20255 2024%
RMB’000 RMB’000
ABHEFT ANEBEFT
Interest on lease liabilities HESEFMNE 1,073 3,519
Depreciation charge of EREEETERS
right-of-use assets 6,060 25,697
Expense relating to leases of HEEEEEHERRNER
low-value assets (included in Gt ATTEFR)
administrative expenses) 25,017 26,387
Impairment provision right-of-use assets & A& ERE R E 1,412 2,166
Total amount recognised in profit or loss A8 MEsRAVAR S 28 33,562 57,769
Extension and termination options: d) AREARARIEEEERE
The Group has no lease contracts that include extension and AEBLEOSTEHARRIE
termination options. BRENEEGA-
Variable lease payments: (@) FIEEEMR:
The Group has no lease contracts that contain variable ?%jﬁﬁ@ﬁﬂﬁﬁ#‘m i
payments. gaie
 HEZERERAHLEERYE

The total cash outflow for leases is disclosed in note 36 (c) to
the financial statements.

KRR MIEE36(c) ©

REEMARAR —BAFEFR
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

15. LEASES (CONTINUED) 15. A& (8
The Group as a lessor REEEAHEA
The Group leases its investment properties (note 13). The terms of AEBEBEELEYE (F5E13) o
the leases generally require the tenants to pay security deposits and EMNBER—MEREL LG IREE
provide for periodic rent adjustments according to the then prevailing KRIBFERITHRIREEHAE AR
market conditions. Rental income recognised by the Group during REBRFAEDHNEERAD A
the year was RMB155,112,000 (2024: RMB122,274,000), details of FE16155,112,0007T (20244 @ AR
which are included in note 5 to the financial statements. 122,274,0007%) 5+ 1B 850 B 75 3R 2= MY
550
At 31 December 2025, the undiscounted lease payments receivable [22025%F12831H » AEBERBEAR A
by the Group in future periods under non-cancellable operating BEH R ERER R BRI EBAE
leases with its tenants are as follows: WHYRRE IR EMRAT ¢
2025 2024
20254 20244
RMB’000 RMB’000

ARETFT ARETT

Within one year —ER 138,003 71,723
After one year but within two years —FRERMENRN 111,976 54,928
After two years but within three years MEBER=FNAN 80,419 40,063
After three years but within four years = FBREREFERN 64,444 30,978
After four years but within five years MEBERAEEAN 59,746 20,690
After five years LE® 254,607 62,721

709,195 281,103
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17.

Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

EQUITY INVESTMENTS DESIGNATED AT FAIR 16. IEEAB AREBET=AEH

VALUE THROUGH OTHER COMPREHENSIVE SEEtAHMEE WS AE
INCOME mRE

2025 2024

20254 20244

RMB’000 RMB’000

ARETFT ARETT

Equity investments designated at IBEEARAREBENER
fair value through other HEHt AHMEEIRE
comprehensive income MEDRE
Unlisted equity investments, at fair value: JFERRELE  RAREE !
Zhejiang Xinnongdu Industrial Co., Ltd. AL R EBEARAE - 340,354
Emotibot Technologies Limited MEEERNEERAR 57,744 57,744
Suzhou Heyang Intelligent Manufacturing BRINA %S BE R S AR 1D
Co., Ltd. BRAE 35,000 35,000
Chinese International School =2 PR 7,001 7177
99,745 440,275

The above equity investments were irrevocably designated at fair
value through other comprehensive income as the Group considers
these investments to be strategic in nature.

L@ BRI EEtIEE /IR R
AEEFEREREFHFAHMEEY
SENRERE RESFTEERBZ
EREBEME-

LONG TERM PREPAYMENTS 17. REATA(IR
2025 2024
20254 20244
RMB’000 RMB’000
ARETT ARETFT
Prepayment for equity investment AN RELERIE - 313,648
Prepayment for land acquisition AT LU BB R IE 241,671 50,000
Maintenance fund HEES 180,217 215,182
Deposits for construction completion B T{REE 527 5,101
Others Hh 218 277
422,633 584,208

As at 31 December 2025 and 2024, financial assets included in long
term prepayments of the Group were considered to be low credit
risk and thus the Group assessed that there was no significant loss
allowance recognised in accordance with the ECL model under IFRS
9 as at 31 December 2025 and 2024.

20255 K2024F12831H » KEE
SERPBAEMHRFNEREEHTS
K15 B R kg > F I > 255 B AR 45 B B2
B 75 3R 25 #E B 5598 ST 1R 2025 K
2024128310 > A E BB EEL
BN SRR E AR

REEMARAR —BAFEFR
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Notes to Financial Statements (Continued)
B ER &R MIcE (B8)

31 December 2025
2025%&12H831H

18. INVESTMENTS IN JOINT VENTURES

18. RAELENKE

2025 2024

20254 20244

RMB’000 RMB’000

ABEFT NE¥Fir

Share of net assets TMEEEZFE 662,166 996,022

The movements in the investments in joint ventures during the
reporting period are as follows:

REEEENRENRENNNES)

me

2025 2024

20254 20244

RMB’000 RMB’000

AREFT NEBEFT

At 1 January 2025 7202518 1H 996,022 1,093,138
Investments in joint ventures KREGEhE - 1,080
Disposal HE (27,922) (565,152)
Dividends from joint ventures KEGELENRKE (98,186) (191,565)
Share of profits and losses DMEFE R B (206,748) 154,147
Impairment A (1,000) (5,626)
At 31 December 2025 72025F12831H 662,166 996,022
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18. INVESTMENTS
(CONTINUED)

Notes to Financial Statements (Continued)

Particulars of the joint ventures are as follows:

IN JOINT VENTURES

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

18. REZEEENRKRE (B)

BERERNFIBRNT

Percentage attributable to the Group

FEEEETRLL
Particulars
of paid Place of Ownership Voting Profit Principal
Name up capital registration interest power sharing activities
218 BRERNFRE Eftd A #ERER BRER FAAE FTEBEH
AEFHBEXERAE Registered capital of Chinese mainland 57% 50% 57% Project management
Shaoxing Zhongming Real Estate RMB500,000,000 PRC EEER
Co., Ltd. AMREAR R
500,000,0007T HE
ANTmRREXRRAR Registered capital of Chinese mainland 25% 25% 25%  Project management
Wenzhou Liang'ao Real Estate Co., Ltd.  RMB450,000,000 PRC EHEE
HRRAAR HE Py
450,000,0007% FE
MNENE M ERERRAR Registered capital of Chinese mainland 49% 49% 49% Project management
Hangzhou Kangguang Real Estate RMB10,000,000 PRC EEEE
Development Co., Ltd. HMBRAARE HEI Py
10,000,0007T I
BERNEELERAT Registered capital of Chinese mainland 49% 49% 49% Project management
Ningbo Guangrun Real Estate Co., Ltd. RMB10,000,000 PRC EEER
AMREAR TR
10,000,0007T HE
BEARACEERERAR Registered capital of Chinese mainland 57% 50% 57% Project management
Shaoxin Zhongming Enterprise RMB500,000,000 PRC EHEE
Management Co., Ltd. AR AR R i
500,000,0007% FE
LEHmAR CEERERA Registered capital of Chinese mainland 40% 40% 40% Investment management
Shanghai Mingji and Star Enterprise RMB30,000,000 PRC REEE
Management Co., Ltd. HMBRAAR HEI Py
30,000,0007% I
MM RZNEEHEREERAS Registered capital of Chinese mainland 50% 50% 50% Project management
Hangzhou Zhong An Hangfang Real RMB750,000,000 PRC EEER
Estate Development Co., Ltd EMRAARE TR
750,000,0007T HE
WEA IR ERLEERAE Registered capital of Chinese mainland 40% 40% 40% Project management
Hunan Xiangjiang Real Estate RMB30,000,000 PRC EHEE
Development Co., Ltd. HRRAAR HE Py
30,000,0007% FE
MR E AR R EREEAS Registered capital of Chinese mainland 10% 10% 10% Project management
Hangzhou Suiyuan Internet Technology RMB1,111,112 PRC EEEE
Co., Ltd ERAAR HEIAH
1,111,128 I

REEMARAR —BAFEFR
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

18. INVESTMENTS IN JOINT VENTURES 18 MAEGEMNKE (@)
(CONTINUED)
The amounts of the Group’s recognised share of losses of Shaoxing REBRBERHEAEEGRATHN
Zhongming Real Estate Co., Ltd. for 2025 and cumulatively were 20255 Jx R 5t B FE S8 (G ) 3 Bl
RMB222,952,000 and RMB222,952,000. A ANR#222,952,0007c & AR
222,952,0007T °
The following table illustrates the summarised financial information of TREGIAERIBEEF R QSRR
Shaoxing Zhongming Real Estate Co., Ltd.: BERE !
2025
20254
RMB’000
AREFT
Cash and cash equivalents BERIFEHEY 44,190
Other current assets HMtURsh&EE 580,871
Current assets MENEE 625,061
Non-current assets ERBEE 4
Current liabilities mEIEE (479,645)
Non-current liabilities EREEE (226,689)
Net liabilities, excluding goodwill BEFE F1EEEE (81,269)
Proportion of the Group’s ownership AEBEBEEEB DL 57%
Group’s share of net assets of the joint venture AEBEEEEECEEEFE (46,323)
Carrying amount of the investment KEREE -
Revenue A 1,300,898
Total expenses Bz 48 %8 (1,773,447)
Loss and total comprehensive income for the year FRBEREEWGELE (472,549)
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18.

19.

Notes to Financial Statements (Continued)

INVESTMENTS
(CONTINUED)

IN JOINT VENTURES

The following table illustrates the aggregate financial information of
the Group’s joint ventures that are not individually material:

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

18. REZEEENRKRE (B)

TR T AEBZ@RTERNSG
EhEMERTHEER

2025 2024
20255 20245
RMB’000 RMB’000
ARETFT ANEBFT
Share of the joint ventures’ profit for the year — fEh & & BEERFE 16,204 10,680
Aggregate carrying amount of the Group’s REBRGERENKERN
investments in the joint ventures 4EERE B 662,166 516,952
LOANS TO JOINT VENTURES 19. IEEEEEWN
2025 2024
20254 20244
RMB’000 RMB’000
AREFT ANEHTFT
Hunan Xiangjiang Real Estate Co., Ltd. R LEMERZERAR 252,522 251,840
Ningbo Guangrun Real Estate Co., Ltd. ERNAHEERRAR 5 1,492
Wenzhou Liang’ao Real Estate Co.,Ltd. BN RREEGRAR 71 407
Hangzhou Zhong An Hangfang Real Estate TN R 2247 5 P 31 22 el 3%
Development Co., Ltd. BREAT = 44
Shaoxing Zhongming Enterprise Management  #2 BRI EIEGE AT
Co., Ltd. 61,916 -
Shaoxing Zhongming Real Estate Co., Ltd. MERHEERRAR 83,632 -
398,146 253,783

During the year, the Group’s loans to joint ventures were unsecured

and interest-free and repayable on demand.

FRN AEERNSELENERRE
MR RE > WARERER
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

20. INVESTMENTS IN ASSOCIATES/LOANS TO 20. REEGCERKRE MBED

ASSOCIATES E4=
2025 2024
20254 20244F
RMB’000 RMB’000

ARETFT ANERET T

Share of net assets TMEEEZFE 1,895,603 1,236,041

The movements in the investments in associates during the reporting REE EENRERRSHANNES)
period are as follows: (I

2025 2024

20255 20244

RMB’000 RMB’000

ARETFT AEET T

At 1 January P1B1H 1,236,041 1,285,819
Investments in associates REE AT NKRE 683,555 =
Share of profits and losses MEFE R EE (2,433) 136,847
Dividends from associates KEBEATNKRE (21,560) (38,640)
Disposal HE - (147,985)
At 31 December R12831H 1,895,603 1,236,041

2025 2024

20255 20244

RMB’000 RMB 000

ARETFT ARETT

Loans to associates A E A B EM
Wenzhou Lvxin Real Estate Co., Ltd. BMNGEEERRAR 301,195 301,179
Ningde Zhaoyue Real Estate Co., Ltd. BEIVGEMERREAD 267,050 267,050
Hangzhou Tiangi Real Estate Co., Ltd. MMNKBEXERAR 24,390 152,800
Hangzhou Xitou Zhong’an Urban Development #1783 55 22 36 mh 25 @

Co., Ltd. BIRAE 58,339 50,068
Hangzhou Tianhu Enterprise MmN KECEXEIEGREAT

Management Co., Ltd. 70,911 -
Hangzhou Lvzhen Real Estate Co., Ltd. MMNEREXERAA 509 =
Hangzhou Yugui Industrial Co., Ltd. MmN EBEG R AT - 454

722,394 771,551

During the year, the Group’s loans to associates were unsecured, REN AEERZEHECENE
interest-free and repayable on demand. NAERHEREE > WEREXRE

2o
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20.

INVESTMENTS IN ASSOCIATES/LOANS TO

Notes to Financial Statements (Continued)

ASSOCIATES (CONTINUED)

Particulars of the associates are as follows:

j?iﬁﬁ Ixﬁ. I:II (n\ﬁ)

31 December 2025
2025%F12831H

5 BBE T

S
xh

E =
EER (@)
S MBI

‘I]]]}E‘“"
3

Percentage attributable to the Group

FEEREFE N
Particulars
of paid Place of Ownership Voting Profit
Name up capital registration interest power sharing Principal activities
218 BRERHFHE RS FE R RERE FEAE FEEH
MNREEXERAT Registered capital of Chinese mainland 24% 24% 24%  Investment management
Hangzhou Yugui Industrial Co., Ltd. RMB470,000,000 PRC REEE
AR A AR FERH
470,000,0007T H
MNGREXERAR Registered capital of Chinese mainland 25% 25% 25% Project management
Hangzhou Lvzhen Real Estate RMB10,000,000 PRC EEEE
Co., Ltd. ARBREARY FE A
10,000,0007T HE
AN RABEERRAE Registered capital of Chingse mainland 24% 24% 24% Project management
Wenzhou Jinghong Real Estate RMB10,000,000 PRC EEEE
Co., Ltd. A AR FEIAH
10,000,0007% HE
BEEKREMERRAR Registered capital of Chingse mainland 49% 49% 49%  Project management
Ningde Zhaoyue Real Estate Co., Ltd. RMB1,700,000,000 PRC ERER
AfEARARE FEIRH
1,700,000,00070 HE
ANEEEXERAR Registered capital of Chingse mainland 25% 25% 25%  Project management
Wenzhou Lvxin Real Estate Co., Ltd. USD95,394,800 PRC BEEE
il FEIAH
96,394,800% 7T i
BENREHEBRAR Registered capital of Chinese mainland 49% 49% 49%  Project management
Shaoxing Zhaosheng Real Estate RMB1,700,000,000 PRC EEERE
Co., Ltd EEAARE FEIAH
1,700,000,0007% i
MM KB EEERERAR Registered capital of Chinese mainland 40% 40% 40% Investment management
Hangzhou Tianhu Enterprise Management RMB100,000 PRC REEE
Co., Ltd. HEAARE FEIAH
100,0007% Hh
MNKZEEFRAT Registered capital of Chinese mainland 40% 40% 40% Project management
Hangzhou Tianai Real Estate Co., Ltd. RMB250,000,000 PRC BEEE
R ARE FEIRAH
250,000,0007% FE
MR RZHT R BERAS Registered capital of Chinese mainland 24% 24% 24%  Investment management
Hangzhou Xitou Zhongan Urban RMB100,000,000 PRC REER
Development Co., Ltd. HEEARE HE Py
100,000,0007% FE
LB EREEFRAR Registered capital of Chinese mainland 42.5% 42.5% 42.5% Project management
Zhejiang Xinnongdu Holdings RMB500,000,000 PRC EEEE
Group Limited HEEARE HE Py
500,000,0007% g
MNARRREXESERERAR Registered capital of Chinese mainland 48.98% 48.98% 48.98% Project management
Hangzhou Xitou Znong'an Industrial RMBS5,000,000 PRC EEERE
Operation Management Co., Ltd. G e INE: FERH
5,000,0007% H

REEMARAR —BAFEFR
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

20. INVESTMENTS IN ASSOCIATES/LOANS TO  20. E" FEEERE MBRED
ASSOCIATES (CONTINUED) B2 (@)
On 31 December 2025, the 49% equity interests in Ningde Zhaoyue 220255128310 » EEIKIRE M E
Real Estate Co., Ltd. was held indirectly by the Company. The A RA T BI49%A% 7S 1 75 FH 2N A Bl [E
amounts of the Group’s recognised share of losses of the associate BRI o AEE R Z = A B 2025
for 2025 were RMB53,764,000 and share of losses of the associate FERRFEEIEGLEEAARE
cumulatively were RMB14,179,000. 53,764,0007T 52 A R #14,179,0007T °
The following table illustrates the summarised financial information of TREFNEEIKREMEBRAT 2
Ningde Zhaoyue Real Estate Co., Ltd.: MBEREE .
2025
20254
RMB’000
AREFT
Cash and cash equivalents B KRIBLEHEY 38,588
Other current assets HMtURsh&EE 1,657,148
Current assets MENEE 1,695,736
Non-current assets ERBEE 53
Current liabilities MENEE (37,922)
Non-current liabilities EREEE (3,675)
Net assets BEFE 1,654,192
Proportion of the Group’s ownership AEBEBEEEB DL 49%
Group’s share of net assets of the associate KREBEEHEATDEEFE 810,554
Carrying amount of the investment KEREE 810,554
Revenue A 185,525
Total expenses sz 48 %8 (295,247)
Loss and total comprehensive income for the year FRGEREEWGELE (109,722)

The following table illustrates the aggregate financial information of
the Group’s associates that are not individually material:
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20.

21.

Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

INVESTMENTS IN ASSOCIATES/LOANS TO

ASSOCIATES (CONTINUED)

20. HAEEE

H-

LR ()

ERE mBEL

2025 2024
20255 2024%
RMB’000 RMB’000
ABBFT ANEHFT
Share of the associates’ profit for the year FE{L B = (b 2 A 51,331 81,952
Aggregate carrying amount of the Group’s ZIKiE% BREERENEEN
investments in the associates 4REEEE 1,085,049 363,456
DEFERRED TAX ASSETS AND LIABILITIES 21, RERBEEERER
The movements in deferred tax assets and liabilities are as follows: FIERBEEERBBEEEHNT -
Deferred tax assets PIETR B & EE
Losses Fair value
available adjustment at
for offsetting fair value
Impairment of Unrealised against Prepaid  through other
financial Intragroup Lease future taxable Corporate comprehensive
assets profit or loss liabilities profits Income tax income Total
RARERE
HEAHES
A S st AR A
RER RRMERR HEftt% 2EREH
REERE E@MBEE gk pilkal:ol ] Figl  AnEESEER st
RMB 000 RMB'000 RMB'000 RMB'000 RMB000 RMB000 RMB 000
NEEF NEEFT NEEFT NEEFT NEEFT NEEF NEEF
At 1 January 2024 20241818 26,543 34,027 37,168 287,304 1,627 4,234 390,908
Deferred tax credited/(charged) to AR EBERA/ (1K)
the statement of profit or loss HIRIERE
during the year 10,269 (21,048) (25,962) (83,108) (1,627) - (121,471)
Deferred tax credited to FRREMZERERA
the statement of other HIEERE
comprehensive income during
the year - - - - - 4,260 4,260
At 31 December 2024 and #2024F 128318 K
1 January 2025 20251818 36,812 12,979 11,206 204,201 - 8,494 273,692
Deferred tax credited/(charged) ~ ERRBRmFTA/ ()
to the statement of profit or HIELRE
loss during the year 6,202 1,203 (6,718) (79,189) - - (78,502)
Deferred tax charged to FRREMZERERNG
the statement of other HEERE
comprehensive income during
the year - - - - - 1,354 1,354
At 31 December 2025 2025128318 43,014 14,182 4,488 125,012 - 9,848 196,544
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

21. DEFERRED TAX ASSETS AND LIABILITIES

(CONTINUED)

The movements in deferred tax assets and liabilities are as follows:

(continued)

21, BEERBEEERER (B)

BLERMBEERSEESHNT © (@)

Deferred tax liabilities FIEIRIEE
Fair value
adjustment
of equity
investments
designated
at fair value Fair value
through other adjustment
comprehensive of investment Right-of-use Withholding
income properties assets tax Others Total
5EH
BRARERE
GEEHEH
SARMEE
WakEERE RENZ
MrEERE  AnEERE EREEE i Ht @t
RMB000 RMB000 RMB000 RMB000 RMB 000 RMB 000
NEEF NEEF NEEF NEEF NEEF NEEFm
At 1 January 2024 202451818 5,484 561,740 23,408 59,762 188,286 838,680
Deferred tax (credited)/charged to ERPEER GIA) / (N8
the statement of profit or loss KRB
during the year - (94,879) (18,211) 7,733 4,748 (100,602)
At 31 December 2024 and 12024512831 K&2025%1 818
1 January 2025 5,484 466,868 5,197 67,495 193,034 738,078
Deferred tax (credited)/charged to ERPEEE GTA) /15
the statement of profit or loss WIELHE
during the year - (24,941) (3,012) (1,434) 16,938 (12,449)
At 31 December 2025 1202551258318 5,484 441,927 2,185 66,061 209,972 725,629
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21.

Notes to Financial Statements (Continued)

DEFERRED TAX ASSETS AND LIABILITIES
(CONTINUED)

For presentation purposes, certain deferred tax assets and liabilities
have been offset in the statement of financial position. The following
is an analysis of the deferred tax balances of the Group for financial
reporting purposes:

21.

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

RERMBEEERAR (B)

A2V EN ETRIERESERE
BERPHRTRAMEHE - LT RAE
EEFEH RS B RBELEIRIBEER
PAR/IN

2025 2024
20255 20244
RMB’000 RMB’000
ARBHEFT ANEBIETFT
Net deferred tax assets recognised in the RE B RRERN
consolidated statement of financial position R IEE EFE 203,780 268,495
Net deferred tax liabilities recognised in the RE B RRERN
consolidated statement of financial position RIERIBEAEFE 732,865 732,881

In accordance with the PRC laws and regulations, tax losses could
be carried forward for five years to offset against its future taxable
profits. Deferred tax assets relating to unutilised tax losses are
recognised to the extent that it is probable that sufficient taxable
profit will be available to allow such deferred tax assets to be utilised.

The Group has no accumulated tax losses arising in Hong Kong
that are available indefinitely for offsetting against future taxable
profits of the companies in which the losses arose. The Group
also has accumulated tax losses arising in Chinese Mainland of
RMB2,458,552,000 (2024: RMB3,433,876,000) that will expire in
one to five years for offsetting against future taxable profits. Deferred
tax assets have not been recognised in respect of these losses 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 amount of
unrecognised tax losses during the year ended 31 December 2025
was RMB 1,332,322,000 (2024: RMB1,418,184,000).

RIEPEAR R AR REEEEA LS
ERENRHEABNERRAE
BRI ARB AR B EBNRERIBEE

P IEERE BHERERAELUE
ZERIIRMIBEEE SRS SR
Sl
NEBREBABEESETHUIKH
EHIREBEBATG HENEZRRFE
HRFARIBEEIE - ANERB K FEA
MTEENRARBEEAARE
2,458,552,0007T (20244 : AR
3,433,876,0007%) * R —ERAFER
> LUK B B M ERRFE - /i
RZEMBABEEEREE —KRE
> BRAILEAAEE A BIEINRAR
HE RN ERRAE I ERZE
EIERE R IEIEIRIB S E © #{ £ 202545
12831 IEFEZ RERBRIEBLFIE
£EEA AR 11,332,322,0007T (2024
F . AER#1,418,184,0007T) °
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

21.

22.

DEFERRED TAX ASSETS AND LIABILITIES
(CONTINUED)

Pursuant to the PRC Corporate Income Tax Law (the “New CIT
Law”), a 10% withholding tax is levied on dividends declared to
foreign investors from the foreign investment enterprises established
in the PRC. The requirement is effective from 1 January 2008 and
applies to earnings after 31 December 2007. A lower withholding tax
rate may be applied if there is a tax treaty between Chinese Mainland
and the jurisdiction of the foreign investors. For the Group, the
applicable rate is 10%. The Group is therefore liable for withholding
taxes on dividends distributed by those subsidiaries established in
the PRC in respect of earnings generated from 1 January 2008.

Other than the above deferred tax liability in relation to the PRC
withholding income tax provided, no deferred taxation has been
provided for the distributable retained profits of approximately
RMB5,826,941,000 (2024: RMB5,722,117,000), which were derived
from the PRC subsidiaries as the Group is able to control the timing
of the reversal of the temporary differences and it is probable that the
temporary differences will not reverse in the foreseeable future.

PARTLY-OWNED SUBSIDIARY WITH MATERIAL
NON-CONTROLLING INTERESTS

Details of the Group’s subsidiary that has material non-controlling
interests are set out below:

Percentage of equity interest held by non-controlling interests:

21.

22.

BIERMBETERER (B)

RIFPE B EFERZE (FEEME
%) A E R EREE SRR
B PRI INE (2 2 BR SR
10% 83077 - B R E B20085%1 81
HEEAE RG> w7 8 F R2007F12831H
BEIEEZRF] o fw R E P BRI E
KREEFMBR AHEZHNEERGEE
BRI RREENREGR AEE
ZHEALEERA10% - FAIL AEEE
PEZET P AL 2 8 A Bl 52008
FE1R1HRREEZBAIMDIKZEE
B TEINR

PR % B9 R E FEI0 A8 AR 4B R
FERERIBEEIN  HELRE F
B A B BAY A R 1£5,826,941,0007T

(20244 : AR #5,722,117,0007T)
Ao KRB EERRERIEEE
(Rl 2 7 52 [ A 120 1) BRF 14 A= BB B 9
B B R E RN R B R AR AT 5E
EN=EE

BH BB NG BRI R
iR B9 H B A 7

BERERFEREGNAEEREA
BIMEEESIRWT

FFEREDRAREEDLL

2025 2024
20255 20244

China New City Commercial PEFHRTmEEEREBRAR
Development Limited (‘CNC”) (TR E Ik ) 28.01% 33.98%
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Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

22. PARTLY-OWNED SUBSIDIARY WITH MATERIAL 22, EOEERIMIAE EARIEEZER

NON-CONTROLLING INTERESTS (CONTINUED) EENMEATE (B
Accumulated balances of non-controlling interests at the reporting RiRE B EAIE R e i REH G 65 ¢
date:
2025 2024
2025% 20244
RMB’000 RMB’000

ARETFT ANEET T

CNC FR [ 7 3k T 1,220,434 1,309,858
(Loss)/profit for the year allocated to non-controlling interests: FRDIKTIEZERERD (18 F)
b
2025 2024
2025% 20244F
RMB’000 RMB’000

ARETFT ARETT

CNC FR B 38 (89,424) 180,567
The following tables illustrate the summarised financial information of TEREHIL LB A BN FEE R
the above subsidiary. Fo
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

22. PARTLY-OWNED SUBSIDIARY WITH MATERIAL 22. S92 #A MM B EAKIEIZRR
NON-CONTROLLING INTERESTS (CONTINUED) DM E AT (B
The amounts disclosed are before any inter-company eliminations: TR B8 BV & BB 2 A (E Al A Bl R E 8H Al
ZiEE
2025 20254
CNC
FhE i
RMB’000
AREFiT
Revenue WA 739,703
Other income and gains E AW Bz Wz 206,659
Changes in fair value of investment properties LEMENABEEE (90,263)
Total expenses Bz 48 %A (1,225,332)
Loss for the year FREIE (369,233)
Total comprehensive loss for the year FAREEEIBERE (350,465)
Current assets MENEE 4,526,685
Non-current assets EREEE 8,428,835
Current liabilities mEEE 2,908,695
Non-current liabilities EREERE 5,468,418
Net cash flows used in operating activities SEAERAREREFEE (1,415,085)
Net cash flows used in investing activities CE R REREFEE (986,610)
Net cash flows generated from financing activities MEETHEEIRE NS 35 1,638,771
Net decrease in cash and cash equivalents BERIVEEBY R FEE (762,924)
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Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

22. PARTLY-OWNED SUBSIDIARY WITH MATERIAL 22, EOEERIMIAE EARIEEZER
NON-CONTROLLING INTERESTS (CONTINUED) EmBMEB AT (@)

The amounts disclosed are before any inter-company eliminations: T B8 BV & BB 2 (Al A B R $ 8E Al
(continued) ot € )
2024 20244
CNC
FR BT
RMB’000
ANEHEFIT
Revenue WA 4,103,756
Other income and gains H U A Rz Wz 54,956
Changes in fair value of investment properties LEMENABEEE (495,100)
Total expenses Bz 48 %A (3,177,844)
Profit for the year FRF)H 485,768
Total comprehensive profit for the year FREEF)EERE 500,471
Current assets MENEE 5,648,736
Non-current assets JERENE E 7,736,991
Current liabilities mMEAE 5,055,477
Non-current liabilities EREEE 2,988,116
Net cash flows generated from operating activities EEEEL RS NETE 1,092,763
Net cash flows used in investing activities KEEFERRESRE T (410,662)
Net cash flows used in financing activities MEITHERAREREFEE (23,413)
Net decrease in cash and cash equivalents REMREEEYR L EER 658,688
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

23. COMPLETED PROPERTIES HELD FOR SALE

23. FEHEEEMME

2025 2024
20255 20244
Notes RMB’000 RMB’000
Kz AR¥BFT NEEFT
Carrying amount at 1 January PR1B1HZEREE 13,284,073 7,551,181
Transfer from properties under EEEEERYE
development 14 5,643,151 17,327,972
Cost of properties sold EHEYERA 6 (7,421,159) (10,970,939)
Transfer to Investment properties B E B (750,463) (341,512)
Impairment losses from properties B 2% F#) 2 B T (B E5 18
under development - (144,976)
Write down to net realisable FEHECERYEMRE
value of completed properties A EIRFE
held for sale (124,341) (137,653)
Carrying amount at 31 December 72128318 Z REE 10,631,261 13,284,073

As at 31 December 2025, certain of the Group’s completed
properties held for sale of RMB5,599,385,000 (2024:
RMB6,385,415,000) were pledged to secure interest-bearing bank
and other borrowings granted to the Group as disclosed in note 31.

R2025F€12831H  KEEE T
FEHEEZEUVWEAARE
5,599,385,0007T (20244 : AR
6,385,415,0007t) * ZAf5E31FT% 55 »

BEEAETAERFBRTERRA

AR RV IR o
The movements in provision for impairment of completed properties RIEHENEEZMYENBEREE
held for sale are as follows: BUF -
2025 2024
20255 20244
RMB’000 RMB 000
ANB¥EFT NB¥FiT
Carrying amount at 1 January M B1EMEREE (335,840) (563,211)
Write down to net realisable value of FIEHENEZRYEMRE
completed properties held for sale A &R EE (124,341) (137,653)
Impairment losses from properties under FEE R YR REEE
development - (144,976)
Carrying amount at 31 December M12B831HBYEREE (460,181) (335,840)
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24.

25.

Notes to Financial Statements (Continued)

FINANCIAL ASSETS AT FAIR VALUE THROUGH
PROFIT OR LOSS

24.

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

UAasEEtEEHEHS
ABZmNEMEE

2025 2024

20254 20244

RMB’000 RMB’000

ARETT ANEHEFT

Listed equity investments at fair value FHREERE RANEE 18,258 10,769
Wealth management products T EEEE MR 59,608 64,690
77,866 75,459

The above equity investments were classified as financial assets at
fair value through profit or loss as they were held for trading.

TRADE RECEIVABLES

The Group’s trading terms with its customers are mainly on credit,
except for new customers, where payment in advance is normally
required. The credit period is generally one month, extending up to
three months for major customers. Each customer has a maximum
credit limit. The Group seeks to maintain strict control over its
outstanding receivables to minimise credit risk. Overdue balances
are reviewed regularly by senior management. In view of the
aforementioned and the fact that the Group’s trade receivables relate
to various 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. The balances of
trade receivables are non-interest-bearing and unsecured.

25.

AR EAREREFIFERZHE
R B URREEFEEHET
SPABRENEREE -

FEUR & 5 AR TR

FEBEBEERTUZRZIHERE
ZUEEAT EMERABE AR
AR EEHRER—ER &%
ERE=EA MEEBZRME) - &
LEFARSEERBE AEETRN
B H R E I R R IR M RS B9 BR
7 LURBEE R - B RE S
REEREERER EN LXK
FEERKEZERREZEFRZR
ERNFE HUEEREEERA
B o A EE @ ML H A UL E 5 AR
BRI A R A 1R an S EL IR (S HE T o
W E ZRREGFR /T B RER
o
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

25. TRADE RECEIVABLES (CONTINUED) 25. FEUNE 5 ERER (48)

An ageing analysis of the trade receivables as at the end of the
reporting period is as follows:

FEWE ZERMIN IR S HATE A H 2 IREL
DI -

2025 2024
20255 20244
RMB’000 RMB'000

ARETFT ARETT

Within six months NEB A 805,583 566,066
Over six months but within one year BaENERAE—FRN 124,409 19,820
Over one year but within two years B —FERERN 14,406 15,343
Over two years but within three years HBiEMmEE=FRA 5,021 62
Over three years BiE=F 1,125 1,120
950,544 602,411
Impairment A (47,267) (20,755)
903,277 581,656

The movement in the loss allowance for impairment of financial
assets included in trade receivables is as follows:

StABZRWRIEN SR E ERRE
BIEEHEESHNT

2025 2024
20255 20244
RMB’000 RMB'000

ARETFTT ARETT

At beginning of year g 20,755 12,784
Impairment losses B8 26,512 7,971
At end of year REXR 47,267 20,755

An impairment analysis is performed at each reporting date using a
provision matrix to measure expected credit losses. The provision
rates are based on days past due for groupings of various customer
segments with similar loss patterns (i.e., by customer type and
service type). 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.

The Group writes off trade receivables when there is information
indicating that the counterparty is in severe financial difficulties and
there is no realistic prospect of recovery, e.g.; when the counterparty
has been placed under liquidation or has entered into bankruptcy
proceedings, whichever occurs sooner, also taking into account legal
advice where appropriate.
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Notes to Financial Statements (Continued)

26. PREPAYMENTS, OTHER RECEIVABLES AND

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

26. A -HMEWRRERHE

OTHER ASSETS thEE
2025 2024
2025% 20244
RMB’000 RMB’000
AREFIT ANEEFT
Prepaid other tax FEf EAMAMRIE 719,772 1,133,379
Recoverable deposit for cancelled & 8 1 # U & B9 7T Uk [B] 3% &
land acquisition 70,086 70,086
Advance to suppliers I EEmIIE 234,565 203,562
Project construction guarantee HEEERES
deposits 122,337 130,513
Other receivables H W =IE 1,094,235 1,634,875
2,240,995 3,172,415
Impairment E (326,288) (173,392)
1,914,707 2,999,023

The movement in the loss allowance for impairment of financial
assets included in prepayments, other receivables and other assets is
as follows:

StATRAM R HfEWRRIE R B Ath &
ENTRMEEREGEREBEEZDN
T

2025 2024

20255 20244

RMB’000 RMB’000

ANE#EFT ANEHFT

At beginning of year REH) 173,392 111,864
Impairment losses AR 152,896 61,528
At end of year REXR 326,288 173,392

Financial assets included in prepayments, other receivables and
other assets are unsecured, non-interest-bearing and repayable on
demand. The impairment of financial assets included in prepayments,
other receivables and other assets was measured based on
12-month expected credit losses if they had not a significant increase
in credit risk since initial recognition. Otherwise, they were measured
based on lifetime expected credit losses. As at 31 December 2025
and 2024, for the balance of RMB152,896,000 and RMB61,528,000
with special risks, impairment allowance were assessed individually
and fully recognised.

FFATEMR - EtERRIE R EME
ENEHEEABRER T EKRE
BERER ST ATANR EMEIK
MEREMEENEMEENRKE
Z12E A B E EFIET 2 AR
B 1) %6 58 LUk H {5 F R B Wt oK 58
E@me &8 HAZA2HEHES
585t & o 20254 K% 2024F 128
318 MEBRKEMRNERARE
152,896,0007T & A & #561,528,0007T

S HREBEEERETG T2
MEsd o
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

27. CASH AND CASH EQUIVALENTS AND

27. BERREFEVRZRE

RESTRICTED CASH HE
2025 2024
20255 20244
RMB’000 RMB 000
ABHEFT NEHEFT
Cash and bank balances RS R IR{TAE R 601,397 2,779,691
Time deposits EHATER 297,332 7,450
898,729 2,787,141
Less: Restricted cash B ZIREIIRE 521,552 963,801
Cash and cash equivalents REMREEEY 377,177 1,823,340
Current assets MENEE 224,220 956,351
Non-current assets EREBEE 297,332 7,450
Restricted cash ZIREIIRE 521,552 963,301

Cash at banks earns interest at floating rates based on daily bank
deposit rates. Short term time deposits are made for varying periods
of between one day and three months depending on the immediate
cash requirements of the Group, and earn interest at the respective
short term time deposit rates. The bank balances and restricted
cash are deposited with creditworthy banks with no recent history of
default.

Pursuant to relevant regulations in the PRC, certain property
development companies of the Group are required to place certain
amounts of cash in the designated bank accounts for a specified
use, and therefore the cash disbursement from these accounts
is subjected to some restriction. As at 31 December 2025, such
guarantee deposits amounted to approximately RMB66,642,000
(2024:RMB925,838,000).

As at 31 December 2025, Group’s restricted cash amounted to
approximately RMB8,151,000 (2024:RMB7,191,000) were pledged
to banks as guarantees for mortgage facilities granted to purchasers
of the Group’s properties.
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27.

28.

Notes to Financial Statements (Continued)

CASH AND CASH EQUIVALENTS AND
RESTRICTED CASH (CONTINUED)

Besides, certain of the Group’s bank accounts of approximately
RMB261,000,000(2024: nil) were pledged to banks for the timely
repayment of the loans as disclosed in note 31.

As at 31 December 2025, pursuant to relevant regulations in the local
government, Group’s restricted cash amounted to approximately
RMB2,082,000 (2024:RMB30,772,000) were required to place
in designated bank accounts as guarantee deposits for the
construction of the related properties.

At the end of the reporting period, the cash and bank balances and
restricted cash of the Group denominated in RMB amounted to
RMB837,729,000 (2024: RMB2,751,523,000). The RMB is not freely
convertible into other currencies, however, under Chinese Mainland’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.

TRADE PAYABLES

An ageing analysis of the Group’s trade payables as at the end of the
reporting period, based on the payment due dates, is as follows:

27.

28.

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

RERBRESFEMRZRE
RE (&)

B REBETIRITERROAR
#5261,000,0007T (20244 : ) #1H T
R1T LUHIZREEER PAMIsE3 13
B o

220255128311 » iR iE# 5 BUFRY
HEER AEENZRAIRSHA
FE#2,082,0007T (20244 : AR
30,772,0007t) B MR IEERITER
B ERERY =B RNIERIEE -

RIBERRR > REBUARKEN
HERIBTEFRUARSRFIRES £
2 N R 1837,729,0007T (20244 : A
R #2,751,528,0007T) ° #EAAN R AR
EEEHRRRAEMER  BRIEPE
P 1 S BB B R ARG e A B ~ 5 B e (T
EEERE  AEE T EEEEE
TIHINEXEBRNIRTEARKRBAH
E -

FE1T & 5 BRTR

REFEEN B Z R | S HARZAN
MEEA B ERIRE DTN

2025 2024

20254 20244

RMB’000 RMB’000

ARETT ARETFT

Within six months NEB A 1,092,301 3,687,315
Over six months but within one year BENEAE—FEA 1,820,268 1,182,655
Over one year but within two years B3 — FE M E A 84,969 16,394
Over two years but within three years BB MmEE=FRA 12,806 20,002
3,010,344 4,906,366

The above balances are unsecured and interest-free, and are
normally settled based on the progress of construction. Certain
suppliers have alleged claims against the Group relating to
construction and services contracts, which have been adequately
accrued and included in the above construction payables.

LA ER R R R B Rk —RITE
REEER - ETHERERTER
NERERRBEARNBERE A
RREE R D FHER T A L2 RAE
AHRIE
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29. OTHER PAYABLES AND ACCRUALS 20, HthFEHRIERESTEH
2025 2024
20255 20244
RMB’000 RMB 000

ARETFT ARETT

Due to non-controlling shareholders FE(T IEFE R A BRI FRIE 130,138 756,814
Deposits related to construction ERARENEZE 53,512 75,528
Other tax payables HihERE 267,226 273,902
Other payables H i RIE 617,648 603,296
1,068,524 1,709,540

Other payables are unsecured, interest-free and have terms of 3 to HihEARIBAEIKIE s R E MR

12 months. A3E12(@ 8 °
30. CONTRACT LIABILITIES 30. X8R

2025 2024
20254 20244
RMB’000 RMB’000

ARETFT ARETT

Advances received from customers BWEE AN 2,040,872 8,072,903
Contract liabilities represent sales proceeds received from buyers in BHERIEEETMAEEYETEE
connection with the Group’s pre-sale of properties. BREANEEMSRIE

226 Zhong An Group Limited 2025 Annual Report



Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

31. INTEREST-BEARING BANK AND OTHER 31. st ERITREMMBER
BORROWINGS

2025 2024
20254 20244
RMB’000 RMB’000

ARETFT ARETT

Group &
Current: BPEA :
Bank loans — secured IRTTER—BIKHE 593,695 2,098,730
Other loans — secured HthEm—BigHE 73,153 308,032
666,848 2,406,762
Non-current: JERPHR :
Bank loans — secured IRTTER—BIKHE 6,033,287 3,775,390
Other loans — secured HthEm—BigH 75,000 360,650
6,108,287 4,136,040
6,775,135 6,542,802
Repayable: AR AR EE
Within one year or on demand — RN EKEF 666,848 2,406,762
Over one year but within two years ZR—FBLDRWE 1,621,404 1,517,610
Over two years but within five years ZHRMEBLDRAE 1,366,612 1,364,250
Over five years HEEUE 3,120,271 1,254,180
6,775,135 6,542,802
Except for certain bank and other borrowings amounting to FaTRITEREMERARE
RMB1,272,998,000 (2024: RMB 795,540,000) that bear interest at 1,272,998,0007T (20244 : AR #&
fixed rates, all bank loans bear interest at floating rates. 795,540,0007T) #ZE EF E5T B4

FRERITERIZZBAN RS -
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31. INTEREST-BEARING BANK AND OTHER 31. st ERITREMMBERR (&)
BORROWINGS (CONTINUED)

The Group’s bank and other borrowings bear interest at average REBMIRIT R EMMERIZLUT FH
effective interest rates as follows: BEEMEEFE
2025 2024
20254 20244
Effective interest rates BEA= 4.98% 4.34%
The carrying amounts of all the Group’s borrowings during the year AEBRFAMBERNEREN
were as follows: T
2025 2024
20255 20244
RMB’000 RMB’000

ARETFT ANEETF T

RMB loans and borrowings ARBERRER 6,775,135 6,542,802
At 31 December 2025, the Group’s bank and other borrowings were 12202512831 H » AEBEBIRIT K
secured by: HMMERBHUTEIEIRE
2025 2024
20254 20244
Notes RMB’000 RMB’000
=3 ARETT AERETFT

Carrying value of the Group’s AEBESEZRAEE :

assets:
Investment properties KEME 13 4,414,836 3,458,315
Properties under development FAEE R % 14 93,393 3,062,702
Property and equipment MERRE 12 1,792,072 957,123
Completed properties held for sale #F{EHE BE MY 23 5,599,385 6,385,415
Restricted cash ZRHIIRS 27 261,000 -
12,160,686 13,863,555
At 31 December 2025, nil of the Group’s borrowings (2024: R20255F 12831 H » AEBE I EE R
RMB489,000,000) were guaranteed by Mr. Shi Zhongan (note 37(d)). (20244 : N\ E#489,000,0007T) H

HEpZ AR (EE37(d)) °
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SHARE CAPITAL 32. %
Shares vl
2025 2024
20254 20244
'000 ‘000
Fz FT
Authorised: JERE

10,000,000,000 (2024: 10,000,000,000)
ordinary shares of HK$0.10 each

10,000,000,0008% (20244 :
10,000,000,0008%) & fE EA

HK$1,000,000 HK$1,000,000

0.1078 T Z @ AR 1,000,000#7c 1,000,000/ 7T
Issued and fully paid: BETRERE
5,635,809,800 (2024: 5,635,809,800) 5,635,809,8008% (20244 :
ordinary shares of HK$0.10 each 5,635,809,800/%) &R E & RMB498,653 RMB498,653

0.10/8 TRy E AR

AR #5498,6537T A R #5498,6537C

A summary of movements in the Company’s issued share capital is
as follows:

AARERTRAZ HBBANT :

Share
Number of Share premium
shares in issue capital account Total
BETRHHE A {7 iE B Eoh
RMB'000 RMB'000 RMB'000
ANEEFT ANEEF NE¥F
At 31 December 2025 and 2024 120254 K20245
12H31H 5,635,809,800 498,653 2,989,383 3,488,036
SHARE OPTION SCHEME 33. HEfRtESTE|

The Company operates a share option scheme (the “Scheme”)
for the purpose of providing incentives and rewards to eligible
participants who contribute to the success of the Group’s operations.
Eligible participants of the Scheme include the directors, including
independent non-executive directors, other employees of the Group,
suppliers of goods or services to the Group, customers of the
Group, the Company’s shareholders, third parties, and any non-
controlling shareholder in the Company’s subsidiaries. The Scheme
became effective on 15 May 2009 and, unless otherwise cancelled or
amended, will remain in force for 10 years from the offer date.

AABRIY—EHFERES B (M5t
g2 URARtEREERINFEE
MR EEKRS RBERHEB R -
ZEEINGERZ2HEECQRES (8
EEIFNTES) hEAERHME
E-AFrERRHEERABRBHHE
A AEENER AATNRRF
= URAERBWEA B BIERIFE
B A% =R o Z 5t 87020095 5168 &
o BRIFFITREHNESR] » BRIKH
SNHBEETERBEN -
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The initial maximum number of shares which may be allotted and
issued upon exercise of all options granted (excluding options which
have lapsed in accordance with the terms of the Scheme and other
share option schemes of the Group, if any) under the Scheme and
other share option schemes of the Group (if any) must not exceed
10% of the shares of the Company in issue as at 15 May 2009,
being the date of approval of the Scheme by the shareholders at the
annual general meeting of the Company. Such maximum number
may however be refreshed at a general meeting of the Company
by shareholders. In addition, no options may be granted under the
Scheme or other share option schemes adopted by the Group (if
any) if the grant of such options will result in the maximum number
of shares which may be allotted and issued upon exercise of all
outstanding options granted but yet to be exercised under the
Scheme and other share option schemes adopted by the Group
(if any) exceeding 30% of the issued share capital of the Company
from time to time. The maximum number of shares issuable under
share options to each eligible participant in the Scheme within any
12-month period is limited to 1% of the shares of the Company in
issue at any time. Any further grant of share options in excess of this
limit is subject to shareholders’ approval in a general meeting.

Share options granted to a director, chief executive or substantial
shareholder of the Company, or to any of their associates, are subject
to approval in advance by the independent non-executive directors.
In addition, any share options granted to a substantial shareholder or
an independent non-executive director of the Company, or to any of
their associates, in excess of 0.1% of the shares of the Company in
issue at any time or with an aggregate value (based on the price of
the Company’s shares at the date of grant) in excess of HK$5 million,
within any 12-month period, are subject to shareholders’ approval in
advance in a general meeting.

The offer of a grant of share options may be accepted by the grantee
within 21 days from the date of offer at a consideration of HK$1.00.
The exercise period of the share options granted is determinable by
the directors, and commences after a vesting period of one to five
years and ends on a date which is not later than 10 years from the
date of offer of the share options or the expiry date of the Scheme, if
earlier.

Zhong An Group Limited 2025 Annual Report
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Notes to Financial Statements (Continued)

33. SHARE OPTION SCHEME (CONTINUED)

The exercise price of share options is determinable by the directors,
but may not be less than the highest of:

(i) the Stock Exchange closing price of the Company’s shares on
the date of offer of the share options;

(i)  the average Stock Exchange closing price of the Company’s
shares for the five trading days immediately preceding the date
of offer; and

(i) the nominal value of a share of the Company.

Share options do not confer rights on the holders to dividends or to
vote at shareholders’ meetings.

The exercise prices and exercise periods of the share options
outstanding as at the end of the reporting period are as follows:

The Group recognised no share option expense under the Scheme
during the year ended 31 December 2025 (2024: Nil).

The expected life of the options is the validity of the options upon
the grant date and until expiry. It is not necessarily indicative of the
exercise patterns that may occur. The suboptimal exercise behaviour
multiple is applied to the exercise price, and indicates the stock price
at which the holders of the option may exercise prior to expiration.
The expected volatility reflects the assumption that the historical
volatility is indicative of future trends, which may also not necessarily
be the actual outcome.

No other feature of the options granted was incorporated into the
measurement of fair value.

The Company had no (2024: Nil) share options exercised during the
year.

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

33. BRRESTE (&)

BREZTEEREFRET  EFH
BRUTRS

) TRIROPBREZLNEE
TERR PR 2 W 1B 5

i) FTRERMGREZZHEHA
LEZX 7 BR3P 2 IR
B ; &

(i)  FABRMHIEE-

BRETERFRFAAZAREIN
RERE EREZHER -

REBEHRERITEBREZTEE
FATERRT ¢

AEBREE2025F12831HLEF
ERBZta B TTHNERERSZAS
(20244 | &)

BREZAGFEHARKZBEERE
B iR tE 2 AL BRATARA
BEEBELEZITHEEL - REBITETH
BREBARTEERETBRESA
AR @A TR Z IR E - Fa 57
R NG BR IR AR FE 2R IR P TR R 2R 8
TR EEERER

PR B A e 2 LAt IS RE 0 SR A AL
AEEZFERN-

ABIE A AT ER AR (2024
FiE)o
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2025%&12H831H

34. RESERVES

(@)

Share premium

The share premium represents the excess of ordinary shares
paid by the shareholders over their nominal value.

Contributed surplus

The contributed surplus of the Group represents the difference
between the aggregate of the nominal value of the paid-
up capital of the subsidiaries acquired pursuant to the
reorganisation of the Group from 2006 to 2007 for the purpose
of preparation for the listing of the shares of the Company on
the Main Board of The Stock Exchange of Hong Kong, and
the nominal value of the Company’s shares issued in exchange
therefor.

Capital reserve

Capital reserve represents the additional contribution made
by the shareholders of the Company’s subsidiaries and, in the
case of acquisition of an additional non-controlling interest of a
subsidiary, the difference between the cost of acquisition and
the carrying value of the non-controlling interest acquired.

Statutory surplus reserve and statutory reserve
fund

In accordance with the Company Law of the PRC and the
respective articles of association of the PRC group companies,
each of the subsidiaries of the Group that is domiciled in
Chinese Mainland is required to allocate 10% of its profit after
tax, as determined in accordance with the PRC Accounting
Regulations, to the statutory surplus reserve (the “SSR”) until
such reserve reaches 50% of its registered capital.

In addition, certain of the PRC group companies are foreign
investment enterprises which are not subject to the SSR
allocation. According to the relevant PRC regulations applicable
to foreign investment enterprises, each of these subsidiaries
is required to allocate a certain portion (not less than 10%) of
its profit after tax, as determined in accordance with the PRC
Accounting Regulations, to the statutory reserve fund until such
reserve reaches 50% of its registered capital.
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35. DISPOSAL OF SUBSIDIARIES 35. HEMBAT
2025 2024
20254 20244
Notes RMB’000 RMB’000
k=3 ARETT ARETFT
Net assets disposed of: HESETFR !
Property and equipment MER K 12 9,093 6,948
Cash and cash equivalents HERIREEEY 322 840
Trade receivables FEULE 2 BR TR 286 685
Inventories =75 - 123
Long term prepayments REAFEMR 17,905 =
Right-of-use assets ERESE 18 4,578 15,013
Prepayments, other receivables FEATFR ~ ELAt R WA TE e E At
and other assets BE 151,488 51,530
Trade payables & B 2 8RR (13,651) (2,357)
Other payables and accruals HMEMRIE R ET & A (135,910) (42,305)
Contract liabilities HHEE 2,217 =
Lease liabilities HEESRE 15 (7,901) (21,234)
Reserves Ei] (882) -
Non-controlling interests 2 682 (1,406)
28,227 7,837
Loss on disposal of subsidiaries HEMNB AR 218 6 (26,977) 2,863
1,250 10,700
Satisfied by: “EAN
Other receivables H A e IA 1,250 10,700
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31 December 2025
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35. DISPOSAL OF SUBSIDIARIES (CONTINUED) 35

An analysis of the net outflow of cash and cash equivalents in respect

. HEHRB2R (&)

ERAHERBAENRERREEE

of the disposal of subsidiaries is as follows: YIm R BRI S -
2025 2024
20254 20244
RMB’000 RMB’000

ARETFT ARETT

Cash consideration RERE - =
Cash and cash equivalents disposed FTHEMNIRE MRS EEY (322) (840)
Net outflow of cash and cash equivalents in ~ BRIHERWBATNIRES &

respect of the disposal of subsidiaries BEEEBYIRH $EE (322) (840)

36. NOTES TO THE CONSOLIDATED STATEMENT 36
OF CASH FLOWS

(@) Major non-cash transactions

During the year, the Group had non-cash additions to
right-of-use assets and lease liabilities amounted to Nil
(2024: RMB10,533,000), respectively, in respect of lease
arrangements for property and equipment. The Group had
non-cash transactions related to disposal of lease liabilities as
disclosed in note 15.

During the year, the Group acquired non-controlling interests
amounted to RMB535,314,000, which did not result in any
cash flow.

During the year, the Group disposed of investments in

joint ventures and an associate with a carrying value of
RMB27,922,000 and Nil, which did not result in any cash flow.

234 Zhong An Group Limited 2025 Annual Report

. aREERERMEE

@

TEIFRERH

ER AEERERRZBHEZHE
EZHEREABEEEHEE
ERBAEEES AT (2024
&£ AR %10,533,0007T) ° A&
EERMEEREaEMNIERS
RS E15H 58 o

FERN ANERURBIEERER A
R #8535,314,0007T » b 4 &= 4
FERIRERE

FER AERHERAESAR
527,922,000t TR EE
EERMEATNKRE  WHEE
FEMRERE



Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

36. NOTES TO THE CONSOLIDATED STATEMENT 36. aHEERERME (@)
OF CASH FLOWS (CONTINUED)

(b) Changes in financial liabilities arising from b ®MEGEFMELEEHMER
financing activities Z &
Interest-bearing Advances
bank and other Lease from joint Advances
borrowings liabilities ventures  from associates
SHEET
REMfEHR HaaE RELEBR HEATBR
RMB'000 RMB'000 RMB000 RMB 000

ARETT ARETT ANBE T ANBETT

At 1 January 2025 1#2025%181H 6,542,802 35,017 704,140 906,056
Changes from financing cash flows ~ REER&HEEE (124,980) (9,164) (107,639) 6,557
Disposal of subsidiaries HERBAR - (7,901) - -
Interest expense FBRY 357,313 1,073 = =
Interest paid classified as operating  HEALEREREL

cash flows BRFIE - (1,073) - -
At 31 December 2025 120255128318 6,775,135 17,952 596,501 912,613
At 1 January 2024 1#2024%181H 8,486,159 148,451 1,273,867 1,209,012
Changes from financing cash flows ~ BEHEHEEH) (2,412,682) (27,833) (478,177) (264,316)
Distributions by joint ventures BELED - - (91,550) -
Distributions by associates BEAT DK - - - (38,640)
New leases WHE - 10,533 - -
Disposals HE - (74,900) - -
Disposal of subsidiaries HEMBAR - (21,234) - -
Interest expense FEFE 469,325 3,519 = =
Interest paid classified as operating ~ HEAKEREREZ

cash flows B8 - (3,519) - -
At 31 December 2024 120245128310 6,542,802 35,017 704,140 906,056
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36. NOTES TO THE CONSOLIDATED STATEMENT
OF CASH FLOWS (CONTINUED)

(c) Total cash outflow for leases

The total cash outflow for leases included in the consolidated

36.

SHERETRERME (B

© MBEZIREMLELR

StAGEREMNERZAERE M

statement of cash flows is as follows: AEEEUNE -
2025 2024
20255 20244
RMB’000 RMB’000
ABEFT ANEBEFr
Within operating activities ERERHHE A 26,090 29,906
Within financing activities B AN E A 9,164 27,833
35,254 57,739

37. RELATED PARTY TRANSACTIONS 37. FABERS

The Group had the following material transactions carried out with

FERRERRARBSETT TIE

related parties during the year: NI
(@) Repayment from/loans to joint ventures and (B BEPFEMIHENEIEMR
associates /AEERERE AT
(= E
2025 2024
20255 20244
RMB’000 RMB’000
ARETT ARETFT
Repayment from joint ventures and EERERBE L FER
associates
Joint ventures HEhE - 562,315
Associates /N 49,157 -
49,157 562,315
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37. RELATED PARTY TRANSACTIONS (CONTINUED) 37. MBS (B)

(@) Repayment from/loans to joint ventures and (B BEFEKIENBEMNR
associates (continued) S AEERENE AT
M@
2025 2024
20254 20244
RMB’000 RMB’000

ARETFT ARETT

Loans to joint ventures and associates — [B& S 1L E R E LGB
Joint ventures et 144,363 -
Associates & AT - 31,447
144,363 31,447
Loans to joint ventures and associates are interest-free, MeEtERBKEEATDERS
unsecured and have no fixed terms of repayment. RENBIEPRIEEEER
#Ho
(b) Advances from/repayment to joint ventures and b) 2REBGELEREEAE
: SE o At
associates BN B &S 1 2 R Bk
ek — 3o+
=YNEIF=E
2025 2024
20254 20244
RMB’000 RMB 000
ANBHEFT ANEHEFT
Advances from joint ventures and KESEFPEREELE]
associates e
Associates & A 6,557 =
2025 2024
2025% 20244
RMB’000 RMB’000
AEBHEFT NEHEFT
Repayment to joint ventures and EEPERBE L FEL
associates
Joint ventures aEhE 107,639 478,177
Associates &N - 264,316
107,639 742,493
Advances from joint ventures and associates are interest-free, REGELERBEATNER
unsecured and have no fixed terms of repayment. RAERE BRI NIEEEE

TRHA
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37. RELATED PARTY TRANSACTIONS (CONTINUED)

(©

(d)

Compensation of key management personnel of the Group
which comprises the remuneration of the directors is disclosed
in note 8.

As disclosed in note 31, nil of the Group’s borrowings (2024:
RMB489,000,000) were guaranteed by Mr. Shi Zhongan at 31
December 2025 at nil consideration.

38. COMMITMENTS

(@)

The Group had the following commitments for property

37. AR
©

@

38. #KiE

(@

X5 (18)

AEETZEEASIE (8
BESRFM) SO SR EE

WY 31 FT I B2 » 220254512
B31H » AREE M EER (2024
& : AR #%489,000,0007T) I
PR S B IR R o

PRERE IR > NEE LY E R 2

development expenditure at the end of the reporting period: SHB AT
2025 2024
20255 20244
RMB’000 RMB’000
ANEBBFT ANEHFT
Contracted, but not provided for: B AERERE .
Properties under development FalEadasky/ES 192,493 1,477,939

39. CONTINGENT LIABILITIES

(@)

Mortgage facilities granted by banks

The Group provided guarantees in respect of the mortgage
facilities granted by certain banks to the purchasers of the
Group’s properties. Pursuant to the terms of the guarantee
arrangements, in case of default on mortgage payments by
the purchasers, the Group is responsible for repaying the
outstanding mortgage loans together with any accrued interest
and penalty owed by the defaulted purchasers to the banks.
The Group is then entitled to take over the legal titles of the
related properties. The Group’s guarantee periods commence
from the dates of grant of the relevant mortgage loans and
end after the execution of individual purchasers’ collateral
agreements.
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39. CONTINGENT LIABILITIES (CONTINUED)

(@)

Mortgage facilities granted by banks (continued)

The Group did not incur any material losses during the
reporting period in respect of the guarantees provided for
mortgage facilities granted to the purchasers of the Group’s
properties. The directors consider that in case of default on
payments, the net realisable value of the related properties
can cover the repayment of the outstanding mortgage
loans together with any accrued interest and penalty, and
therefore no provision has been made in connection with the
guarantees.

j§2$E%§M1DI(m§)

31 December 2025
2025%F12831H

i

39. HBEHRRE (@)

(@

IRTTIRMEZ IZIBER (@)

RERE A AEET B AL
EYEMNEKERTHIRIEE
EFffRHNERMEEERNE
REEHE - BFRR MHEREREE
BBV > RV ERI I E IR
FERUERG THIZIBEM
RAEFIFE ST ) B A SR > (Rt
B SEARELEE

2025 2024
20254 20244
RMB’000 RMB’000

ARETFT ARETT

Guarantees given to banks for:
Mortgage facilities granted to
purchasers of the Group’s properties BIRE

PN IE B 4 T IRTHHER
FEBYEERBERIRT

2,407,909 5,736,610
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40. FINANCIAL INSTRUMENTS BY CATEGORY 40. LRI oRVERT A

The carrying amounts of each of the categories of financial ZHEcM T ARKRSHARNEREEN
instruments as at the end of the reporting period are as follows: e S

2025 2025%F

Financial assets

at fair value Financial
through other assets
comprehensive at fair value
income through
BAREE
TERHES RAREE
HAEM  HERHEH
2EKEN AR ER
EREE EMBEE
Financial
assets Mandatorily
at amortised Equity designated
cost investments as such Total
REBHERAE
5B Ay
EHEE Bk E SEHIIEE o
RMB’000 RMB’000 RMB’000 RMB’000
AREFT AREFT AREFT ABEFT
Financial assets TREE
Equity investments designated at fair value through 15 AR A A EE 8
other comprehensive income BEEEHH AHM
2EAENERRE - 99,745 - 99,745
Financial assets included in long term prepayments 5t A REATE AT 8T
EHEE 180,744 - - 180,744
Trade receivables FEW & 7 R 903,277 - - 903,277
Financial assets at fair value through profit or loss A EBEtEEH
ZEst ABEMN
SHEE - - 77,866 77,866
Loans to joint ventures AEEREER 398,146 - - 398,146
Loans to associates AHEATER 722,394 = = 722,394
Financial assets included in prepayments, other 5t A TB{ 51~ ELAfifELL
receivables and other assets FEREMEEN
SHEE 960,370 - - 960,370
Restricted cash ZRERE 521,552 - - 521,552
Cash and cash equivalents BeRBEEEEY 377,177 - - 377,177
At 31 December 2025 1R2025%12831H 4,063,660 99,745 77,866 4,241,271
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Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

40. FINANCIAL INSTRUMENTS BY CATEGORY 40. UFERIE| DRI T A (48)
(CONTINUED)

The carrying amounts of each of the categories of financial ZHEcM T ARRSHARNEREEN
instruments as at the end of the reporting period are as follows: IEE)
(continued)
2025 20255
Financial
liabilities at
amortised cost
FRIBEH PR A
HIBRAY &AL & &
RMB’000
ARKTT
Financial liabilities FRIEE
Trade payables BT B Z R 3,010,344
Interest-bearing bank and other borrowings 5T EIRIT M EAMERR 6,775,135
Financial liabilities included in other payables FFAEMENRIEBERESERTHN
and accruals TRAaRE 1,068,524
Lease liabilities HESRE 17,952
Advances from joint ventures G RN 596,501
Advances from associates =N R 912,613
At 31 December 2025 12025F12H31H 12,381,069

REEMARAR —BAFEFR
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FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

40. FINANCIAL INSTRUMENTS BY CATEGORY 40. UFERIE| DRI T A (48)

(CONTINUED)
The carrying amounts of each of the categories of financial ZHEcH T ARRSHARNEREEN
instruments as at the end of the reporting period are as follows: IEE)

(continued)

2024 20244

Financial assets

at fair value Financial
through other assets
comprehensive at fair value
income through
BANEBE

STEEHEZE BAREE
stAHfM  SHEEHES
2EKEN STABZH

TREE TRBE
Financial
assets Mandatorily
at amortised Equity designated
cost investments as such Total
RN A
5I|BRRY
EHEE EaiE SflEE imst
RMB 000 RMB 000 RMB 000 RMB 000

ABET T ARBETT ANEE T ANEETFT

Financial assets THEE
Equiity investments designated at fair value through  15TE A#A A EES S
other comprehensive income BEEEHH AHM
2ENRNERRE - 440,275 - 440,275
Financial assets included in long term prepayments 5t A REATE AT 8T
EHMEE 220,283 - - 220,283
Trade receivables e E 5 8RR 581,656 - = 581,656
Financial assets at fair value through profit orloss A A BEFEEE
23t ABmH
SHEE - - 75,459 75,459
Loans to joint ventures AREREER 253,783 - - 253,783
Loans to associates B E AR ER 771,551 - = 771,551
Financial assets included in prepayments, other 5t ATB{TF~ EAhFE
receivables and other assets WHEREMEEN
SHEE 1,661,154 - - 1,661,154
Restricted cash ZREIRE 963,801 - - 963,801
Cash and cash equivalents ReRREEEY 1,823,340 - - 1,823,340
At 31 December 2024 1R2024%12831H 6,275,568 440,275 75,459 6,791,302
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RA 5 ER R M5 ()

31 December 2025
2025%F12831H

40. FINANCIAL INSTRUMENTS BY CATEGORY 40. UFERIE| DRI T A (48)
(CONTINUED)

The carrying amounts of each of the categories of financial ZHEcM T ARRSHARNEREEN
instruments as at the end of the reporting period are as follows: IEE)
(continued)
2024 20245
Financial
liabilities at
amortised cost
PRI A A
HIBRRY
Gz =]
RMB’000
ANEHEFT
Financial liabilities TREE
Trade payables FE{T E Z AR 4,906,366
Interest-bearing bank and other borrowings 5T EIRIT M EAMERR 6,542,802
Financial liabilities included in other payables FFAEMENRIEBERESERTHN
and accruals TRAaRE 1,702,919
Lease liabilities HEaRE 35,017
Advances from joint ventures G RN 704,140
Advances from associates = NSTE- 906,056
At 31 December 2024 12024F12831H 14,797,300
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FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

41. FAIR VALUE AND FAIR VALUE HIERARCHY OF

FINANCIAL INSTRUMENTS

The carrying amounts and fair values of the Group’s financial
instruments, other than those with carrying amounts that reasonably
approximate to fair values, are as follows:

M. THTANIABERAR

BEXR

FERSRTENKREERANEE
W EREEEAAREBEGERS

EEROH -

Carrying amounts Fair values
IREME AREE
2025 2024 2025 2024
20255 2024 20254 20244F
RMB’000 RMB'000 RMB’000 RMB 000
ABEFT NBETFT ABETFT ANBEFT
Financial liabilities ERAE

Interest-bearing bank and other borrowings st ERTREMER 1,627,899 795,540 1,325,030 815,703

Management has assessed that the fair values of cash and cash
equivalents, the restricted cash, trade receivables, loans to joint
ventures, loans to associates, trade payables, financial assets
included in prepayments, other receivables and other assets,
advances from joint ventures, advances from associates and financial
liabilities included in other payables and accruals approximate to their
carrying amounts largely due to the short term maturities of these
instruments.

The fair values of the financial assets included in long term
prepayments, financial assets at fair value through profit or loss and
financial assets at fair value through other comprehensive income
have been calculated by discounting the expected future cash flows
using rates currently available for instruments with similar terms,
credit risk and remaining maturities or market approach methods.

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 the interest-bearing bank and other borrowings
have been calculated by discounting the expected future cash flows
using rates currently available for instruments with similar terms,
credit risk and remaining maturities.
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41.

Notes to Financial Statements (Continued)

FAIR VALUE AND FAIR VALUE HIERARCHY OF
FINANCIAL INSTRUMENTS (CONTINUED)

The fair values of listed equity investments are based on quoted
market prices. The fair values of unlisted equity investments
designated at fair value through other comprehensive income, have
been estimated using a market-based valuation technique based on
assumptions that are not supported by observable market prices or
rates. The valuation requires the directors to determine comparable
public companies (peers) based on industry, size, leverage and
strategy, and to calculate an appropriate price multiple, such as
price to book ratio (“P/B”) multiple and price to earnings (‘P/E”)
multiple, for each comparable company identified. The multiple
is calculated by dividing the enterprise value of the comparable
company by an earnings measure. The trading multiple is then
discounted for considerations such as illiquidity and size differences
between the comparable companies based on company-specific
facts and circumstances. The discounted multiple is applied to the
corresponding earnings measure of the unlisted equity investments
to measure the fair value. The directors believe that the estimated
fair values resulting from the valuation technique, which are recorded
in the consolidated statement of financial position, and the related
changes in fair values, which are recorded in other comprehensive
income, are reasonable, and that they were the most appropriate
values at the end of the reporting period.

For the fair value of the unlisted equity investments at fair value
through other comprehensive income, management has estimated
the potential effect of using reasonably possible alternatives as inputs
to the valuation model.

41.

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

THMIAENARBERAR
BERE (&)

=)

EHEERENDERERBEH
BEARARNBEFELEEH A
Htem WS IF EHRERER
AREBERAERHHHGEERM G
B 2MERMER TR AHENT
SERIAEZRHRR - GEEXR
EFERBTE RE BTN
BREERL EHAT (A% ILAE
—EEENA AR A EBRAERE
B WUHERRERTEX) - FHNEE
73 AR A EE A B R B ERR U
@R RBREBEABDRENEEN
1BA > EREFILE AR 2 ER=Z R E
MNBRERFHAR  HRXZEHE
TR - RATREREANIE LT R
BERENHARN=E UFEER
AEE -BEFRA EEaHPHTRR
RPTHVEERMEENGST AR
BENREHMEE R ZE R E1E
BANBEESHESEN BHNEK
SRR BENEEB-

HRNBARBESEEEEH AR
theEmRENIFETREREN AR
BE EEECRGERTHNERS
HERLEREHA RS-
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FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

41.

FAIR VALUE AND FAIR VALUE HIERARCHY OF
FINANCIAL INSTRUMENTS (CONTINUED)

Below is a summary of significant unobservable inputs to the
valuation of financial instruments together with a quantitative

EHQIEE’\J’ AREERAR
BERE ()

LU Th 8 2 2025F 2024512831 H
HEmT AEENEANATERREA

sensitivity analysis as at 31 December 2025 and 2024: HIEREEHRHMEDTHEE
Valuation Significant
technique unobservable inputs Range Sensitivity of fair value to the input
EARFAHRE
fh{ERAM BARE EE ARBEHEABENHRE
RMB’000
ANE BT
Unlisted equity Valuation Adopted P/B 2025: n/a n/a (2024: 5%) increase/decrease in
investments multiples multiple of peers (2024: 1.3) multiple would result in increase/
decrease in fair value by nil
(2024: 17,018)
FEmEREE BB BETHRREMGEH 202655 | FEH FUBI,/ RO AER (20244 1 5%)

(20244 1.3

Discount for lack of 2025: n/a

marketability

R mBmENTE

The discount for lack of marketability represents the amounts of
premiums and discounts determined by the Group that market
participants would take into account when pricing the investments.

All financial instruments for which fair value is recognised or disclosed
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:

Fair value hierarchy

All the above financial assets and liabilities had Level 2 inputs other
than the financial assets at fair value through profit or loss and equity
investment designated at fair value through other comprehensive
income which had Level 1 and Level 3 inputs respectively. The fair
value hierarchy of investment properties is disclosed in note 13 to the
financial statements.
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(2024: 17%)

20254 | M
(20244 :

ﬁﬁﬂz’&ﬁt";@‘tﬂ/ml\ﬁ (2024
£ :17,018)

n/a (2024: 5%) increase/decrease in
discount would result in decrease/
increase in fair value by nil
(2024: 3,485)

RGN, RAER (20245 1 5%)
FERARBERLD ENE (2024
£ 3,485)

TRZ 5B TR s A S HFE E RY
TH2AERREEERME ERE
ERATINEEE -

BAREIHAREBANEENFETR
TERAABERBANDENT
DBERBEANBEFERRMSEE
EANROFREBARBEMET

NABERE

FRELiEMEERERRFES R
WMARE ERANEEFABREN
THEERFE —RBABBRERE
%?ﬁ’&ﬁﬁfﬁﬁ)\ﬁ%%ﬁﬂ& 1B

RERFEE = RBABERRI R
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Notes to Financial Statements (Continued)

41. FAIR VALUE AND FAIR VALUE HIERARCHY OF

FINANCIAL INSTRUMENTS (CONTINUED)

Fair value hierarchy (continued)

The following table illustrates the fair value measurement hierarchy of

the Group’s financial instruments:

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

. EMTANARBERAR

BESR

18 (@)

ARBEEZRE (@

TRITAERETRTIANAAEE

stEze

1%

Fair value measurement using

ARBESFERARE
Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
EIETIE BEATHE EAFTHE
HE WA WA
(E—8) (B4 (E=%4) - Hy
RMB’000 RMB’000 RMB’000 RMB’000
AEBFT AREFT ARETFT ARETFT
Financial assets at fair value through profit or loss A A BEEEE
2E ABEN
SHEE 18,258 59,608 - 77,866
Equiity investments designated at fair value through  #57€ A#A A EEST A
other comprehensive income Hith2mamm
BakE 57,744 - 42,001 99,745
As at 31 December 2025 1R2025%12831H 76,002 59,608 42,001 177,611
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FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

41.

42.

FAIR VALUE AND FAIR VALUE HIERARCHY OF
FINANCIAL INSTRUMENTS (CONTINUED)

Fair value hierarchy (continued)

M. TMIANRABERAIR

BERE ()
ARBEZRE (@

Fair value measurement using

ARBESEMARZE
Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
GRS BAAHRE EAFHEER
RE BA SR BAIE
E—HR) (B4R (B=H) &t
RMB'000 RMB'000 RMB'000 RMB'000
NEHFT ABETFT ANEETFT ANEETFT
Financial assets at fair value through profit or loss A A BEEEE
23t ABmN
SHEE 10,769 64,690 - 75,459
Equiity investments designated at fair value through  #57€ A#A A EEST A
other comprehensive income Hith2mamn
BakE 57,744 - 382,531 440,275
As at 31 December 2024 1R2024%12831H 68,513 64,690 382,531 515,734

During the year ended 31 December 2025, there were no transfers
of fair value measurements between Level 1, Level 2 and Level 3.
(2024 Nil)

FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES

The Group’s principal financial instruments comprise cash and
cash equivalents, restricted cash, lease liabilities and interest-
bearing bank and other borrowings. 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.

Zhong An Group Limited 2025 Annual Report

42.

HE2025F12H31HIEEE » F—
BAE_RBRFEZRENARLEBE
St EERS o (20244 )

M5 EL bR B IR B A R BUER

FEENEMIETZAERERE
TEEY ZRFRZ -HEAGK
StRIBTREMER -BLETHMTA
TEARAETEREEEEES F
EEESHMSESREERAR
B0 FE UL B 5 bRk B FE A & 32 BR AR
REHEUHEEES-



(@)

Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

42. FINANCIAL RISK MANAGEMENT OBJECTIVES 42. B RAKEEBEREE
AND POLICIES (CONTINUED) (48)
The main risks arising from the Group’s financial instruments are AEBETMTAEMEENEERR
interest rate risk, credit risk and liquidity risk. The Group does not =ENERER - EERENREE TR
hold or issue derivative financial instruments for trading purposes. o AREBREFAERETITESR
The board of directors reviews and agrees policies for managing TEHEEERR - UTAEEGTR
each of these risks and they are summarised below: i [F) R B I ki 518 & bR Y B R 8T
CERY
Interest rate risk @ FIERz
The Group has no significant interest-bearing assets. The REBUBEAGFTEEE -AE
Group’s exposure to the risk of changes in market interest B pL i S R EE AR AR
rates relates primarily to the Group’s bank and other B EARNEBN T ERT K
borrowings with floating interest rates. The Group has not used HMERER - A EBREEH
any interest rate swaps to hedge its interest rate risk. FERI A ZRfe HR ¥ B ZE R g o
The following table demonstrates the sensitivity to change TERAIEFZES) T > FBFH
in interest rates, with all other variables held constant, of MEGENZE  NEBERRA
the Group’s profit before tax (through the impact on floating MERAEEERNSRE (FT
rate borrowings) and the Group's equity, assuming all the BHMARGRREAE > WIRHKPT
increases or decreases are dealt with in profit or loss, without BN RIERREE BFR
consideration of interest capitalisation. ERMEEARL) o
(Decrease)/
Increase/ increase (Decrease)/
(decrease) in in profit increase
basis points before tax in equity
HEs B A8 i A1 s
gm, Gri) VNS )| GRe2L) /380
RMB'000 RMB’000
ARETFT ANEBETFT
2025 20255
RMB AR 50 (25,736) (19,302)
RMB AR (50) 25,736 19,302
2024 20245
RMB AR 50 (28,327) (21,245)
RMB AR (50) 28,327 21,245
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FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

42. FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (CONTINUED)

(o)

Credit risk

The Group trades only with recognised and creditworthy
third parties. 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.

Maximum exposure and year-end staging

The tables 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 as at 31 December.

42.

BERAGEREEERESE
(48)
b =EEERR
AEEERRTIDTRES
RIFHE= AR - AEE
MBI BT AL B
EARENEE AT
BB o 15 AEEEE
PR W RIBAS 85 > TS SE RO 1R
ERESEBARERK-

AR R O R AL PR

NEEHERRKNEE AR
O HEXZANBEARRAER
HEEMENSBRNETUE
BIRL A 2055 BN B BVAS BV B )
AIFRSN > U 12831 B &

EEER D 4E

12-month ECLs

As at 31 December 2025 12(8 B 781 Lifetime ECLs
1#2025512A31H EEBR EHBEBEERA
Simplified
Stage 1 Stage 2 Stage 3 approach Total
PR FRRER BRE EA 4t
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AEEF7 AEEF7 AEEFT ABEF7T ABEEFT
Trade receivables* P B 5 R - - - 903,277 903,277
Loans to joint ventures HAEELEEN 398,146 - - - 398,146
Loans to associates ABEATER 722,394 - - - 722,394
Financial assets included in SABAR EftiE
prepayments, other receivables  FUBREMEER
and other assets EREE
- Normal** —E&E™ 634,082 - - - 634,082
- Doubtful™ —RER™ - - 326,288 - 326,288
Financial assets included inlong st ARHIBATA
term prepayments — Normal™ SHEE-LEE" 180,744 - - - 180,744
Restricted cash - Not yet past due S [RHIE & — i K 521,552 - - - 521,552
Cash and cash equivalents RERREEEY
— Not yet past due — R 377,177 - - - 377,177
2,834,095 - 326,288 903,277 4,063,660
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42. FINANCIAL RISK MANAGEMENT OBJECTIVES

Notes to Financial Statements (Continued)

AND POLICIES (CONTINUED)

(b) Credit risk (continued)

(%)

RA 5 ER R M5 ()

31 December 2025

2025%12H31H

b EERR @)

42. HEAKREEBERER

12-month ECLs

As at 31 December 2024 128 A 8 Lifetime ECLs
20245128318 EEBE SHEREERR
Simplified
Stage 1 Stage 2 Stage 3 approach Total
F—FEE HREER SRR kR st
RMB 000 RMB000 RMB 000 RMB000 RMB 000
ANBETFT NEETT ANBETFT NEETT NEETT
Trade receivables* e - = = 581,656 581,656
Loans to joint ventures AEELEER 253,783 = = = 253,783
Loans to associates ABE AT &M 771,551 - - - 771,551
Financial assets included in SFAFAR EE
prepayments, other receivables  FUBKRE B ER
and other assets EREE
- Normal** =IEE™ 1,487,762 - - - 1,487,762
- Doubtful™ —RER™ - - 173,392 - 173,392
Financial assets included inlong st ARHIBATA
term prepayments — Normal™ EREE-EE” 220,283 - - - 220,283
Restricted cash - Not yet past due 52 BR#%13R&— R HH 963,801 - - - 963,801
Cash and cash equivalents RERREEEY
— Not yet past due e Nk 1,823,340 - - - 1,823,340
5,520,520 - 173,392 581,656 6,275,568

in note 25 to the financial statements.

Hok

assets is considered to be “doubtful”.

For trade receivables to which the Group applies the
simplified approach for impairment, information is disclosed

The credit quality of the financial assets included in
prepayments, other receivables and other assets and the
financial assets included in long term prepayments are
considered to be “Normal” when they are not past due
and there is no information indicating that the financial
assets had a significant increase in credit risk since initial
recognition. Otherwise, the credit quality of the financial

*x

FAEBEEREESAEE
HMEZEREZRRMES
BER N BRERNF26H

o

5t A TE {3 H fth FE U R
BERHMEENSREER
FARHMEMRNEHEE
TWiEas  mATEEHE
TEMEE BB RERLUE
HESERKB@EEHM &
EEEEHBAIER &
B tMEENEEERR
HATRIR] ©
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31 December 2025
2025%&12H831H

42. 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 lease
liabilities, bank and other borrowings.

The maturity profile of the Group’s financial liabilities as at
the end of the reporting period, based on the contractual

42.

FA 5 B B

(&)

© mEE

AR

BEERBE

AEERBERERBESS
B TEERHESERER Z
TEEEHEHSMIARTHMEE

(W FE UL & 57 BRR) M & 2 AR
BRAEEET 2 AAHEE M

AEENENNEBENBES
BEUKRIRTREMER > R

fhro

MEER R R 1 2 R

REBESHARMBOR ~EEE
MEERBRERERNEIAEH

undiscounted payments, is as follows: M -
2025 20255
Less than
3 months or 3 to less than 1to5 Over
on demand 12 months years 5 years Total
DR3MER 3Z
BREKX Lir12(8R 1E55 5EHN L st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AEEFT AEEFT AEEFT AEEFT AEEFT
Interest-bearing bank and S ERTREMBER
other borrowings 340,772 585,408 3,613,492 4,028,163 8,567,835
Advances from joint ventures HELERN - 10,000 586,501 - 596,501
Advances from associates BENBER 6,317 2,940 903,356 - 912,613
Trade payables R EZRR 3,010,344 - - - 3,010,344
Financial liabilities included in other &t A E A& B K
payables and accruals Rt ERNERER 1,068,524 - - - 1,068,524
Lease liabilities HESE 4,448 2,623 5,093 5,788 17,952
4,430,405 600,971 5,108,442 4,033,951 14,173,769
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42. FINANCIAL RISK MANAGEMENT OBJECTIVES

Notes to Financial Statements (Continued)

AND POLICIES (CONTINUED)

(©

Liquidity risk (continued)

42.

RA 5 ER R M5 ()

MBERE

(&)

31 December 2025
2025%F12831H

EERRRER

© REBETREMRE @

2024 20245
Less than
3 months or 3o less than 11056 Over
on demand 12 months years 5 years Total
DRIEAK KES
BER DiM2{ER 1256 5L E A5t
RMB000 RMB'000 RMB 000 RMB000 RMB'000
ANEETFT NEETFT AT NEETT ANEETFT
Interest-bearing bank and S ERTREMBER
other borrowings 853,699 1,829,722 3,345,961 1,687,030 7,716,412
Advances from joint ventures BELERN 71,624 3,000 629,516 - 704,140
Advances from associates HEATIBN - 47,998 858,058 - 906,056
Trade payables EREZRR 4,906,366 = = - 4,906,366
Financial liabilities included in other &t A EftfE I B K
payables and accruals A ERNEREE 1,435,638 - - - 1,435,638
Lease liabilities HESE 3,575 10,970 17,046 10,110 41,701
7,270,902 1,891,690 4,850,581 1,697,140 15,710,313
Capital management @ BXREIE

The primary objectives of the Group’s capital management are
to safeguard the Group’s ability to continue as a going concern
and to maintain healthy capital ratios in order to support its
business and maximise shareholders’ value.

The Group manages its capital structure and makes
adjustments to it in the light of changes in economic conditions
and the risk characteristics of the underlying assets. To
maintain or adjust the capital structure, the Group may adjust
the dividend payment to shareholders, return capital to
shareholders or issue new shares. The Group is not subject to
any externally imposed capital requirements. No changes were
made in the objectives, policies or processes for managing
capital during the years ended 31 December 2025 and 2024.

AEESAEENTIZENE
EREAEEENHFECSE R
MREBHNERLE DUZFHE
EHRERREEERAE-

AEBEBHEARERE  WiRE
KB T EN R E EW
RSB EE L AT c B
WRAREAER  NEB A AN
BEL A FRENRE BB AR
BEFRENEBITHRD - AEE
B 78 58 ST A SN SR B A0 AV B
ER o B 20254 2024412
B3 1RLEEE  AEBBEMR
EABENEE BREEFE
HAEAIEE o
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

42. FINANCIAL RISK MANAGEMENT OBJECTIVES 42.

AND POLICIES (CONTINUED)
(d) Capital management (continued)

The Group monitors capital using a gearing ratio, which is
net debt divided by capital plus net debt. Net debt includes
interest-bearing bank and other borrowings, trade payables,
other payables and accruals, and lease liabilities, less cash
and cash equivalents. Capital represents equity attributable to
owners of the parent. The gearing ratios as at the end of the
reporting periods were as follows:

MR EEEEREER
(&)

o BXBE®

rEEEREEARILRER
B ZBERRLEEXRAFER
FRUBRIFETE o B RIREE
SERBRITREMER EBNES
SRR EMENRIERES B
ARBEEE BRERIREEE
BY) - BEATB AT R NEL
BE@ - RERSHAARNEEER
EERG0H

As at 31 December

#12831H
2025 2024
20255 20244
RMB’000 RMB’000

ARETFT ARETT

Interest-bearing bank and other 5T S IRIT R E A AR

borrowings 6,775,135 6,542,802
Trade payables FE{T E Z BRI 3,010,344 4,906,366
Other payables and accruals H eI & E s & A 1,068,524 1,709,540
Lease liabilities HESRE 17,952 35,017
Less: Cash and cash equivalents A BERREEEY (379,806) (1,823,340)
Net debt FRIE 10,492,149 11,370,385
Equity attributable to owners of the BABHER AR

parent 8,911,933 10,270,529
Capital and net debt BEARMNZFEEE 19,404,082 21,640,914
Gearing ratio BEAS/BLEX 54% 53%
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COMPANY

43. STATEMENT OF FINANCIAL POSITION OF THE 43.

Information about the statement of financial position of the Company

at the end of the reporting period is as follows:

Notes to Financial Statements (Continued)

RA 5 ER R M5 ()

31 December 2025
2025%F12831H

RRBEIRHBIKRR

BERAARBRREARZHHRRE
BB :

2025 2024
20255 20244
RMB’000 RMB’000
ABHEFT NBEFiT
Non-current assets EREEE
Interests in subsidiaries R B A B = 3,529,042 3,399,808
Property and equipment EEKRHE 313 490
Equity investments designated at fair value EEAEANEESEHEHEED
through other comprehensive income SAEMEEWRGENERRE 7,001 7177
Total non-current assets ERMEEEMLE 3,536,356 3,407,475
Current assets RBEE
Amounts due from subsidiaries JFE U B /BB A B 3R I8 100,000 100,000
Amount due from related parties JFE Uit R Bt 7 =B 11,527 =
Prepayments, other receivables and AN Mt ERERIE K
other assets Hth&EE 4,145 54,620
Financial assets at fair value through UAnEEFEEEEHA
profit or loss BaNEmEE 638 655
Cash and cash equivalents B RIBEEEY 5,338 2,115
Total current assets MENEELE 121,648 157,390
Current liabilities B =Rt
Amounts due to subsidiaries FE{T B B A B 318 824,890 653,135
Other payables and accruals HthEARIBRESTER 1,150 1,179
Total current liabilities P B (B4R EE 826,040 654,314
Net current liabilities BB EREE (704,392) (496,924)
Total assets less current liabilities WEERTEAR 2,831,964 2,910,551
Net assets REE 2,831,964 2,910,551
Equity HEm
Share capital RN 498,653 498,653
Reserves (Eigic] 2,333,311 2,411,898
Total equity Mg 2,831,964 2,910,551
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Notes to Financial Statements (Continued)

FAF5ER R M5 (48)

31 December 2025
2025%&12H831H

43. STATEMENT OF FINANCIAL POSITION OF THE 43.

COMPANY (CONTINUED)

EABMBARRRE (B)

Note: Wizt -
A summary of the Company’s reserves is as follows: KA EEBRT -
Share Exchange
premium fluctuation ~ Accumulated Capital
account reserve losses reserve Total
RIVEER ERRBEE BEtE5HE BEAGE st
RMB000 RMB'000 RMB 000 RMB000 RMB 000

ARETT NRETT

ANRETT ANRETT NRETT

At 1 January 2024 202451 H1H 2,989,383 (555,291) (346,208) 274,275 2,362,159
Total comprehensive income for the year — ER 2 EUi % 4848 - 60,148 (10,409) - 49,739
At 31 December 2024 and 1 January 2025 722024128318 Kk
20251 A1H 2,989,383 (495,143) (356,617) 274,275 2,411,898
Total comprehensive income for the year ~ ERZE N @HAEEE - (69,083) (9,504) - (78,587)
At 31 December 2025 120255128318 2,989,383 (564,226) (366,121) 274,275 2,333,311
44. EVENT AFTER THE REPORTING PERIOD 44. FREHABREIE
There are no material subsequent events undertaken by the R2025F12H31HE » A AR AL
Company or by the Group after 31 December 2025. BERimEAREEIE
45. APPROVAL OF THE FINANCIAL STATEMENTS 45. HtAERIFEIRER
The financial statements were approved and authorised for issue by B IRFR ER2026E3H26HEE =
the board of directors on 26 March 2026. S E I IR S o
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Properties Held for Investment

FEIRBENYZE

As at 31 December 2025
112025512831 H

% of interest

attributable
GFA  to the Group
BEmE FEE
Project Location Property type sq.m. FEfL SR
HR Uk MEBE FHK Bt
Guomao Building Hangzhou, Zhejiang Integrated Commercial Complex 12,061 58.3%
Ei=PNE] HOLAM EEFS=y
Hidden Dragon Bay Hangzhou, Zhejiang Integrated Commercial Complex 18,053 66.6%
R AN EEFS=y
Xiaoshan Zhongan Square Hangzhou, Zhejiang Integrated Commercial Complex 63,418 64.8%
RLURZES HOLAM EEFS=y
Integrated Service Center Hangzhou, Zhejiang Integrated Commercial Complex 5,913 64.8%
iR E R HOLAM EEFS=y
International Office Center Hangzhou, Zhejiang Integrated Commercial Complex 65,988 72.0%
BRI A O AL EES =y
La Vie Shanghai Commercial 341 64.8%
ks & [EE=
Landscape Garden Hangzhou, Zhejiang Integrated Commercial Complex 936 64.8%
Llizk3a HTAM EEFS=y
Xixi New City Hangzhou, Zhejiang Commercial 16,680 72.0%
GRS iPARIBA [EE=
Yiwu Zhongan Square Yiwu, Zhejiang Commercial 45,812 72.0%
ERERZES IR [EE=
Yuyao Zhongan Square Yuyao, Zhejiang Integrated Commercial Complex 92,489 64.8%
BRIk R L2 ES HOL Bk EEFS=y
Zhong An Times Square Phase | Yuyao, Zhejiang Integrated Commercial Complex 22,852 64.8%
ML ES (—H) HOL Rk EEFS=y
Long Ying Hui Jin Zuo (Bin He Yin) Hangzhou, Zhejiang Office 13,012 64.8%
PEREESE CEHMED) iPARIBA WAE
Cixi New City Cixi, Zhejiang Province Office/Commercial 44,787 64.8%
ROZEHE ™ HIL#Z LN S
Xiaoshan Lotus Mansion Hangzhou, Zhejiang Residential unit 14,713 90.0%
7 LR A RiPARIR Ry
Chun’an Lotus Mansion Hangzhou, Zhejiang Residential unit 3,846 90.0%
Z LRI RiPARIRN Ry
420,902
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Properties Held for Development and/or Sale

FEERE,NIHEYE

As at 31 December 2025
R2025612831H

Land Cost
per sg.m. Total Land % of interest
(RMB) Cost  attributable to
BEAK (RMB'000) the Group
Project City/district Project type IEmt(E THERE FEBEGES
R i/ & MERAME NE#7w)  NEETFT) WESL
Zhejiang
I
1 Landscape Bay Hangzhou Residential 485 145,367 92.6%
28 Al e
2 Hidden Dragon Bay Hangzhou Residential/retail/office 1,491 360,360 66.6%
e i 5/ EH/ WA
3 International Office Centre (I0C) Phase A Hangzhou Commercial 269 215,246 72.0%
BRI A LAR i G
4 International Office Centre (IOC) Phase B and C  Hangzhou Commercial 458 502,512 72.0%
BRI AFHB CH i G
® White Horse Manor Hangzhou Residential 2,259 550,000 90.0%
A5 L i =
6 Qiaodao Lake Hotel Hangzhou Residential/hotel 4,728 220,747 72.0%
TEHEE i TE/BE
7 [deal Bay Hangzhou Residential/Retail 1,548 834,000 45.9%
BEE i 5/ 5
8 Xixi New City Hangzhou Commercial 3,371 281,100 72.0%
Fich Siip M G
9 Xixi Future Square Hangzhou Residential 6,285 689,939 90.0%
FERRE i =
10 Beverly Hangzhou Residential 6,198 160,000 90.0%
EEEE R i =
11 Xinnongdu Hangzhou Residential/commercial 559 679,994 27.5%
il i e/ B
12 Nan Hu Ming Yu Hangzhou Residential 984 400,000 59.9%
Eapeili)E Al e
13 Tuankou Fenghuangshan Hotspring Hotel Hangzhou Commercial 630 40,000 64.8%
mOBELRRBE i G
14 Fashion Color City Hangzhou Commercial 2,939 230,000 64.8%
B i [EES
15 Chenhan Mansion Hangzhou Residential 9,503 1,313,000 22.5%
= L i 3
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Properties Held for Development and/or Sale (Continued)

FFERR SHENYE (@)

As at 31 December 2025

R2025%F12H831H

Land Bank (sg.m.)
TitGktE (FR)
Project GFA* Development Phases Types
Site Area (sq.m.) e ABEH

(sq.m.) EH Completed for Under Hold for future  Residential & Commercial &
MEERE HERmE Total GFA? sale**?  development? development® Facilities | Hotel Il Office Il
(E5AK) (FrA) HEEERE  BTREE RERY RERRRES FEREE BEN EERBAN
215,334 300,012 1,348 1,348 - - 1,204 - 143
89,173 241,695 36,375 36,375 - - 23,905 - 12,469
92,610 798,795 467,471 260,227 - 207,244 104,066 101,500 261,905
207,390 1,098,065 1,098,065 - - 1,098,065 1,098,065 - -
145,265 243,497 2,656 2,656 - - 2,656 - -
119,398 46,691 46,691 46,691 - - - 46,691 -
158,743 538,856 1,027 1,027 - - 1,027 - -
39,703 83,391 665 665 - - 665 - -
65,796 109,782 618 618 - - 618 - -
89,991 25,816 25,816 - - 25,816 25,816 - -
991,736 1,217,335 1,050,901 1,050,901 - - 19,677 68,168 963,157
121,900 406,664 18,815 18,815 - - 17,077 - 1,738
37,500 63,502 63,502 - 63,502 - - 63,502 -
26,087 78,261 2,585 2,585 - - 2,555 - 29
60,074 138,170 47,817 47,817 = = 26,659 = 21,158
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Properties Held for Development and/or Sale (Continued)

RIEERR SHENYE (&)

As at 31 December 2025
R2025F12831H

Land Cost
per sg.m. Total Land % of interest
(RMB) Cost  attributable to
BEAK (RMB'000) the Group
Project City/district Project type IEmt(E THERE FEBEGES
R i/ & MERAME NE#7w)  NEETFT) WESL
16 Yungigiling Hangzhou Residential 6,449 492,000 36.0%
TE%5E LRl *E
17 Cloud Land Hangzhou Residential 26,765 2,090,000 90.0%
HERED i 3
18 Ruiyuan Mansion Hangzhou Residential 9,973 945,000 100.0%
IR i =
19 Chun'an Lotus Mansion Hangzhou Residential/hotel 5,492 268,370 90.0%
ZRAR i TE/BE
20 Long Ying Hui Jin Zuo(Bin He Yin) Hangzhou Commercial 5,700 255,740 64.8%
PEmRESE (BAED) M G
21 Large Harbor bridge Project Hangzhou Commercial 5,692 425,060 21.6%
ABEEE i G
22 Chuyue Mansion Hangzhou Residential 16,799 688,940 90.0%
AR i =
23 Zecui Ju Hangzhou Residential 6,500 467,680 90.0%
ERE i =
24 Weikechenming Mansion Hangzhou Residential 11,536 1,470,170 45.0%
RERHE AT i =
25 Zhangyuan Mansion Hangzhou Residential 4,682 278,040 57.9%
BRF i =
26 Zhong An Times Square Phase | Yuyao Commercial/hotel 1,154 352,640 64.8%
RRERES—H ER EEYAI
27 Zhong An Times Square Phase |l Yuyao Residential/office/hotel 1,030 332,760 67.0%
RREAES 8 ER 5/ WA/ BE
28 Cixi New City Cixi Residential/office/ 467 238,080 64.8%
HERET HE Commercial
e/ RFIE/ ¥
29 Comphor Tree Bay Lishui Residential 4,756 1,364,000 90.0%
EhE Bk =
30 Jiang Lin Mansion Lishui Residential 13,276 794,000 90.0%
JLEEED Bk =
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Properties Held for Development and/or Sale (Continued)

FFERR SHENYE (@)

As at 31 December 2025
R20256E12831H

Land Bank (sg.m.)
TitGktE (FR)
Project GFA* Development Phases Types
Site Area (5g.m.) GELLS REIER

(sq.m.) EH Completed for Under Hold for future  Residential & Commercial &
MEERE HERmE Total GFA? sale**?  development? development® Facilities | Hotel Il Office Il
(E5AK) (FrA) HEEERE  BTREE RERY RERRRES FEREE BEN EERBAN
69,357 76,293 8,883 8,883 - - 8,883 - -
46,737 78,087 1,641 1,641 - - 1,641 - -
39,480 94,752 38,164 38,164 - - 18,162 20,002 -
22,417 48,870 7,704 7,704 - = 7,704 = =
12,819 44,867 21,048 21,048 = = = = 21,048
21,336 74,676 74,242 74,242 - - 72,018 - 2,224
18,641 41,010 4,573 4,573 = = 4,573 = =
39,973 71,951 13,670 13,670 - - 13,670 - -
70,802 127,444 5,981 5,981 - - 5,981 - -
24,270 60,675 27,410 27,410 = = 27,049 = 360
65,159 305,473 132,475 182,475 - - 6,890 20,692 104,893
71,519 322,912 103,458 103,458 - - - 82,697 20,761
197,655 510,125 4,313 4,313 - - 2,813 - 1,500
115,890 286,769 14,159 14,159 = = 14,159 = =
33,226 59,807 1,990 1,990 - - 1,990 - -
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Properties Held for Development and/or Sale (Continued)

RIEERR SHENYE (&)

As at 31 December 2025
R2025F12831H

Land Cost
per sg.m. Total Land % of interest
(RMB) Cost attributable to
BEAK (RMB'000) the Group
Project City/district Project type IEmt(E THERE FEBEGES
R i/ & MERAME NE#7w)  NEETFT) WESL
31 Chenyue Land Lishui Residential 5,259 550,000 30.6%
RIS A Bk 3
32 Xiuhu Lotus Gardon Yiwu Residential 31,026 1,620,000 90.0%
Ak £5 3
33 Lakeside Mansion Yiwu Residential 28,967 946,000 71.9%
il £5 =
34 Sky Tree Wenzhou Residential/commercial 6,567 1,430,000 22.5%
KRR BN 5/ B
35 Sky Tree Il Wenzhou Residential 6,489 675,500 22.5%
RE-ZH BN =
36 Wenzhou Future City Wenzhou Residential 6,263 1,063,000 45.0%
BMNRRAHE bl e
37 Guyue Mansion Shaoxing Residential 21,569 1,133,000 90.0%
Erezl e =
38 Tang Song He Ming Shaoxing Residential 20,524 2,165,000 44.1%
RIEAS e =
39 Shaoxing Future City Shaoxing Residential 4,548 963,680 51.3%
BERKME e =
40 Cloud Chen Square Quzhou Residential 8,901 945,700 45.9%
EZRE B =
41 Heyuan Mansion Taizhou Residential 7,036 611,000 90.0%
IV aM =
42 Taizhou Future ity Taizhou Residential 6,570 1,860,000 90.0%
ANRRLE am =
Subtotal for Zhejiang 3,403 31,037,625

ALt
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Properties Held for Development and/or Sale (Continued)

FFERR SHENYE (@)

As at 31 December 2025
R20256E12831H

Land Bank (sg.m.)
TitGktE (FR)
Project GFA* Development Phases Types

Site Area (5g.m.) GELLS REIER
(sq.m.) EH Completed for Under Hold for future  Residential & Commercial &
MEERE HERmE Total GFA? sale**?  development? development® Facilities | Hotel Il Office Il
(E5AK) (FrA) HEEERE  BTREE RERY RERRRES FEREE BEN EERBAN
52,293 104,583 36,389 36,389 - - 35,781 - 608
49,428 52,214 7,174 7,174 - - 7,174 - -
20,411 32,658 10,417 10,417 = = 7,803 = 2,614
87,108 217,770 108,301 67,861 40,440 - 67,861 20,105 20,335
41,640 104,100 104,100 = = 104,100 104,100 = =
69,369 168,141 29,748 29,748 - - 27,980 - 1,768
43,412 52,528 22,188 22,188 = = 19,194 = 2,994
100,462 105,485 37,917 37,917 - - 36,916 - 1,000
78,484 211,907 47,163 47,163 = = 42,835 = 4,328
72,774 106,250 2,730 2,730 = = 2,316 = 413
39,742 86,838 2,768 2,768 - - 2,768 - -
122,354 283,088 87,108 87,108 - - 87,108 - -
4,087,458 9,119,804 3,820,063 2,280,896 103,942 1,435,225 1,951,261 423,357 1,445,445
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Properties Held for Development and/or Sale (Continued)

RIEERR SHENYE (&)

As at 31 December 2025
R2025F12831H

Land Cost
per sg.m. Total Land % of interest
(RMB) Cost attributable to
BEAK (RMB'000) the Group
Project City/district Project type IEmt(E THERE FEBEGES
BE4HE W/ & MERAIEE AE#ET)  (AREFT) MERLE
Anhui
ZH
43 Green Harbour Hefei Residential 492 350,453 84.2%
REBE L e
44 Vancouver City Huaibei Residential 32 50,993 100.0%
BEER, B e
Subtotal for Anhui 173 401,446
U
Jiangsu
L
45 Xuzhou New City Xuzhou Commercial 320 180,000 33.0%
M el [HES
46 Nanjing Future City Nanjing Residential 2,674 412,600 90.0%
BARARE AR e
47 Jiangyin Future City Wuxi Residential 6,642 318,300 90.0%
IRRRE g e
Subtotal for Jiangsu 1,191 910,900
LRV
Shandong
I
48 Qingdao New City Qingdao Residential/commercial 3,000 334,449 100.0%
EEHMET £S5 *E/ T
49 Zhong An Future City Qingdao Residential 1,681 266,000 90.0%
BRERRE £S5 e
50 Zhong An Square Qingdao Commercial 2,215 88,000 90.0%
P £S5 [EES
Subtotal for Shandong 2,225 688,449

Wt
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Properties Held for Development and/or Sale (Continued)

FFERR SHENYE (@)

As at 31 December 2025
R20256E12831H

Land Bank (sg.m.)
TitGktE (FR)
Project GFA* Development Phases Types
Site Area (5g.m.) GELLS REIER

(sq.m.) EH Completed for Under Hold for future  Residential & Commercial &
MEERE HERmE Total GFA? sale**?  development? development® Facilities | Hotel Il Office Il
(E5AK) (FrA) HEEERE  BTREE RERY RERRRES FEREE BEN EERBAN
1,728,376 712,218 669,394 894 - 668,500 667,532 - 1,862
1,638,758 1,609,250 398,218 144,784 - 253,434 195,856 67,061 135,301
3,367,135 2,321,468 1,067,612 145,677 - 921,934 863,387 67,061 137,163
154,802 562,371 562,371 - - 562,371 - - 562,371
67,085 154,297 88,579 66,609 21970 - 88,579 - -
29,952 47,928 1,642 1,642 - - 1,642 - -
251,839 764,591 652,592 68,251 21,970 562,371 90,221 - 562,371
51,736 111,483 85,754 7,573 = 78,181 67,907 = 17,847
58,596 158,209 96,087 43,351 52,736 - 96,087 - -
26,486 39,729 39,729 - - 39,729 13,092 10,385 16,252
136,818 309,421 221,570 50,924 52,736 117,910 177,086 10,385 34,099
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Properties Held for Development and/or Sale (Continued)

RIEERR SHENYE (&)

As at 31 December 2025
120255 12831H

Land Cost
per sg.m. Total Land % of interest
(RMB) Cost attributable to
BFHkK (RMB'000) the Group
Project City/district Project type IEmt(E THERE FEBEGES
HEAH W/ & MERBMLE NE#T) ANEEFT) MERL
Yunnan
£
51 Yunxing Imperial Palace Kunming Residential/commercial 2,251 638,708 90.0%
ZE =l T/ M
Hunan
yife]
52 Xiangtan Project Xiangtan Residential 1,106 850,000 36.0%
HEEE e e
Overseas
o
58 Amber Rise Vancouver, British Residential 11,206 86,497 100.0%
Columbia FE
HE IR RE
Total 485t 2,550 34,613,625
% including those with land use right certificate and contractual interests =S BEEEE I M ERAEEURERS %
2 i
2 Total GFA =0+@+®= | + Il + IlI #: WEAMBE=0+Q+@= | + I+l
**:including contracted and not recognized completed section > OEBEEARERNEITID
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Properties Held for Development and/or Sale (Continued)

FFERR SHENYE (@)

As at 31 December 2025
R2025F12831H

Land Bank (sg.m.)
THEE (R
Project GFA* Development Phases Types
Site Area (5g.m.) GELLS REIER

(5g.m.) ELE| Completed for Under Hold for future  Residential & Commercial &
MEERE BEEEE Total GFA? sale**?  development? development® Facilities | Hotel Il Office Il
(FFEHK) (F75K) WRERRE BIREE RER®  BERRERS EEREEI BEN EERBAN
37,020 283,785 94,664 94,664 - = 88,075 = 6,590
292,671 768,255 777,709 - - 777,709 768,809 - 8,900
15,715 7,719 7,719 = 7,719 = 7,719 — =
8,188,657 13,575,043 6,641,929 2,640,412 186,367 3,815,149 3,946,557 500,803 2,194,568
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Summary of Financial Information

B E R E

RESULTS e

2025 2024 2023 2022 2021
20255 20244 20234 20224 20214
RMB’000 RMB’000 RMB’000 RMB’000 RMB'000
AREFT ARETT ARETT AREFT AREFR

Revenue Wz A 8,774,536 13,930,179 14,490,232 9,250,499 4,968,682
Profit/(loss) before tax BRIRAEIF)E, (B518) (702,586) 1,249,282 451,207 1,318,384 226,011
Income Tax FrS# (233,371)  (1,031,310) (164,093)  (1,296,966) (187,485)
Profit/(loss) for the year FERFE, (B8) (935,957) 217,972 287,114 21,418 38,526
Owners of the parent BRATEE A (891,613) 19,924 479,442 186,734 73,132
Non-controlling interests ~ JE#Ep& = (44,344) 198,048 (192,328) (165,316) (34,606)

ASSETS, LIABILITIES AND NON-CONTROLLING EE-BERFERER

INTERESTS
2025 2024 2023 2022 2021
20254 20244 20235 20224 20214
RMB’000 RMB'000 RMB'000 RMB’000 RMB'000
ARKETFT ARBETT ARETT ARBETT ARETT
Total Assets MEE 28,920,040 39,262,740 48,569,768 59,096,852 57,240,309
Total Liabilities mam (17,981,877) (26,384,375) (35,614,568) (46,763,688) (45,310,225)
Non-controlling Interests ~ JF#E iR 2 (2,026,230) (2,607,836) (2,735,711) (2,856,461) (2,685,366)

8,911,933 10,270,529 10,219,489 9,476,703 9,244,718
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