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CORPORATE INFORMATION
DNEEH

DIRECTORS

Executive Directors:

Chan, Hoi-wan (Chief Executive Officer)
Chan, Lok-wan

Non-executive Directors:
Lau, Ming-wai (Chairman)
Amy Lau, Yuk-wai

Independent Non-executive Directors:
Chan, Kwok-wai
Leung, Yun-fai

Ma, Tsz-chun

AUDIT COMMITTEE

Chan, Kwok-wai (Chairman)
Leung, Yun-fai

Ma, Tsz-chun

INVESTMENT COMMITTEE
Chan, Hoi-wan (Chairman)

Chan, Lok-wan (Chief Investment Officer)
Chan, Kwok-wai

Leung, Yun-fai

Ma, Tsz-chun

NOMINATION COMMITTEE
Ma, Tsz-chun (Chairman)

Chan, Hoi-wan

Chan, Kwok-wai

Leung, Yun-fai

REMUNERATION COMMITTEE

Chan, Kwok-wai (Chairman)
Leung, Yun-fai

Ma, Tsz-chun

COMPANY SECRETARY
Mak, Kai-yee

AUTHORISED REPRESENTATIVES

Chan, Hoi-wan

Mak, Kai-yee

CHINESE ESTATES HOLDINGS LIMITED ANNUAL REPORT 2025

=
BITHE :
BRSVIA (7T B2
B

FHTESE :
2SR (L/E)
EE

BUFHTESE -
PRED 2
ZHE

HE&

EREES
PR EE (/)
ZEE

B

REZES
WYL ()
B A
e

R

B &

REZERS
B (ER)
YL

MEE

278

FHEES
PR EE (/)
REE

B

REAME
G
REAX
GO

B5RiE



SOLICITORS

(Listed in alphabetical order)
K&L Gates

King & Wood

Sidley Austin

S.Y. Wong & Co.

INDEPENDENT AUDITORS
HLB Hodgson Impey Cheng Limited

BANKERS

(Listed in alphabetical order)

OCBC Bank (Hong Kong) Limited

The Bank of East Asia, Limited, London Branch

PLACE OF INCORPORATION

Bermuda

REGISTERED OFFICE
Victoria Place, 5th Floor

31 Victoria Street

Hamilton HM 10

Bermuda

PRINCIPAL OFFICE IN HONG KONG

21st Floor, Chubb Tower
Windsor House
311 Gloucester Road

Causeway Bay, Hong Kong

PRINCIPAL REGISTRAR AND TRANSFER OFFICE

Appleby Global Corporate Services (Bermuda) Limited

Canon'’s Court

22 Victoria Street
PO Box HM 1179
Hamilton HM EX

Bermuda
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CORPORATE INFORMATION 2 RER

BRANCH REGISTRAR AND TRANSFER OFFICE
IN HONG KONG

Computershare Hong Kong Investor Services Limited

Shops 1712-1716

17th Floor, Hopewell Centre

183 Queen’s Road East

Wanchai, Hong Kong

Tel: (852) 2862 8555

Fax: (852) 2865 0990/(852) 2529 6087

OFFICE IN THE PEOPLE'S REPUBLIC OF CHINA

Room 1003, 10th Floor, Oriental Place
No. 9 East Dongfang Road

North Dongsanhuan Road

Chaoyang District, Beijing, PRC

Post Code: 100027

Tel: (8610) 6466 0638

Fax: (8610) 6466 0238

WEBSITE

https://www.chineseestates.com

STOCK CODE

127

BOARD LOT

500 shares

INVESTOR RELATIONS

For enquiries relating to investor relations, please contact:

Tel: (852) 2866 6999
Fax: (852) 2866 2822/(852) 2866 2833
E-mail:  investor.relations@chineseestates.com
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EXECUTIVE DIRECTORS

Ms. CHAN, Hoi-wan, aged 46, has been appointed as an Executive
Director of the Company since 2017 and acts as the Chief Executive
Officer of the Company since 2021. Ms. Chan is also the chairman of
the investment committee of the Company, and has been appointed as
a member of the nomination committee of the Company since 30 June
2025. She also acts as a director of certain subsidiaries of the Company.
Ms. Chan had joined the then associate of the Group (the Company
together with its subsidiaries, collectively the “Group”) from 2002 to 2005
and participated in its cosmetics business, including Two Girls products. She
has been appointed as a director of trustee of The Joseph Lau Luen Hung
Charitable Trust since 2016; and has been appointed as a director and the
chairlady of the board of directors of Joseph and Kimbee Lau Charitable
Foundation Limited (formerly known as Lady Lau Memorial Charitable
Foundation Limited) since 2017 and 2019 respectively. Ms. Chan has also
been appointed as Conservation Advocate of the Ocean Park Conservation
Foundation Hong Kong (OPCFHK) since 2022. She also possessed of
more than 3.5 years’ work experience in media field in Hong Kong and
gained experience in properties and securities investments through her
investments. Ms. Chan is the elder sister of Ms. Chan, Lok-wan, the step-
mother of Mr. Lau, Ming-wai and the sister-in-law of Ms. Amy Lau, Yuk-
wai. As at the date of this annual report, Ms. Chan is a director of certain
substantial shareholders of the Company within the meaning of Part XV of
the Securities and Futures Ordinance (Chapter 571 of the laws of Hong

Kong).

Ms. CHAN, Lok-wan, aged 41, joined the Group in 2008 and has
been appointed as an Executive Director of the Company since 2015.
She is the Manager of Sales and Leasing Department. Ms. Chan is also a
member of the investment committee of the Company and acts as the
chief investment officer. She also acts as a director of certain subsidiaries
of the Company. Ms. Chan holds a Bachelor Degree of Science in Business
and Management (Marketing) from Brunel University London and a Master
Degree of Science in Communication, Information and Society from The
London School of Economics and Political Science. She is responsible for
the Group’s marketing affairs, overseeing the Group’s cosmetics business,
including Two Girls products, and participated in the Group's properties’
sales and leasing businesses. Ms. Chan has over 17 years of experience in
sales and marketing. She is the younger sister of Ms. Chan, Hoi-wan and

the aunt of Mr. Lau, Ming-wai.
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PROFILES OF DIRECTORS ESE

NON-EXECUTIVE DIRECTORS

Mr. LAU, Ming-wai, aged 45, has been appointed as a Director of
the Company since 2006 and appointed as the Chairman of the board
of Directors since 2014. Mr. Lau holds a Bachelor Degree of Laws from
King's College London, a Master Degree of Laws from The London School
of Economics and Political Science, and a Doctor Degree of Philosophy
in Laws from King's College London. He worked at The Goldman Sachs
Group, Inc. and Longview Partners LP, both in London prior to joining the
Group. Mr. Lau is a registered attorney in the State of New York and a CFA
(Chartered Financial Analyst) charterholder. He is the step-son of Ms. Chan,

Hoi-wan, and the nephew of Ms. Chan, Lok-wan and Ms. Amy Lau, Yuk-wai.

Ms. Amy LAU, Yuk-wai, aged 73, has been appointed as a Non-
executive Director of the Company since 2004. Ms. Lau is a retired dentist.
She holds a Bachelor Degree of Science and a Doctor Degree of Dental
Surgery from the University of Toronto, Canada. Ms. Lau is the sister-in-law

of Ms. Chan, Hoi-wan and the aunt of Mr. Lau, Ming-wai.

INDEPENDENT NON-EXECUTIVE DIRECTORS

Mr. CHAN, Kwok-wai, aged 67, has been appointed as an Independent
Non-executive Director of the Company since 2004. He is the chairman of
the audit committee and remuneration committee, and a member of the
nomination committee and investment committee of the Company. Mr.
Chan holds a Bachelor Degree of Business Administration from the Monash
University, Australia. He is also a member of CPA Australia and a member
of the Hong Kong Securities and Investment Institute. Mr. Chan has over
46 years of experience in finance and accounting industries. He is currently
a director of High Progress Consultants Limited. Mr. Chan is also an
independent non-executive director of Hing Yip Holdings Limited, National
Electronics Holdings Limited and Tern Properties Company Limited, the
shares of all these companies are listed on the Main Board of The Stock

Exchange of Hong Kong Limited (the “Stock Exchange”).
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INDEPENDENT NON-EXECUTIVE DIRECTORS

(Cont'd)

Mr. LEUNG, Yun-fai, aged 68, has been appointed as an Independent
Non-executive Director of the Company since 2023. He is a member of
the audit committee, remuneration committee, nomination committee
and investment committee of the Company. Mr. Leung holds a Degree
of Bachelor of Business Administration, Finance and Accountancy from
Newport University, United States of America. He is a member of the
Hong Kong Securities and Investment Institute. Mr. Leung has over 45
years of experience in auditing, finance, accounting and corporate advisory
industries, including 20 years audit experience at Kwan Wong Tan & Fong
and Deloitte Touche Tohmatsu. He is currently a director of Safestyle

Consulting Limited.

Mr. MA, Tsz-chun, aged 60, has been appointed as an Independent
Non-executive Director of the Company since 2008. He is the chairman
of the nomination committee, and a member of the audit committee,
remuneration committee and investment committee of the Company.
Mr. Ma holds a Master Degree in Business Administration and a Master of
Science Degree in E-Commerce (Business Programme), both from The
Chinese University of Hong Kong as well as a Master of Science Degree
in China Business Studies from The Hong Kong Polytechnic University. He
is a fellow member of The Association of Chartered Certified Accountants
in the United Kingdom and an associate member of Hong Kong Institute
of Certified Public Accountants. Mr. Ma has over 38 years of experience
in auditing, finance and accounting industries. He is currently a director
and the general manager of Sino-Bridge China Consulting Limited. Mr. Ma
is also an independent non-executive director of Lotus Horizon Holdings
Limited, the shares of the company are listed on the Main Board of the

Stock Exchange.
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PROFILES OF SENIOR EXECUTIVES
BRITBRAEEHN

Ms. Rhoda CHAU, Yuen-fun, aged 61, first joined the Group (the
Company together with its subsidiaries, collectively the “Group”) in 1993
(thereafter left the Group for a short duration during 2009 and re-joined
the Group in the same year) and is the Group Financial Controller.
Ms. Chau holds a Master of Professional Accounting degree from The
Hong Kong Polytechnic University. She is a fellow member of both of the
Hong Kong Institute of Certified Public Accountants and the Association of
Chartered Certified Accountants. Ms. Chau is responsible for the accounting,
financial reporting and taxation affairs. She has over 36 years of experience
in the fields of auditing, accounting, financial reporting and taxation.

Ms. Chau also acts as a director of certain subsidiaries of the Company.

Mr. Simon CHEUNG, Sung-fung, aged 44, joined the Group in 2007
and is the Head of Leasing Department. Mr. Cheung is a chartered
surveyor. He holds a Bachelor Degree of Business Administration (Honours)
in Marketing from the City University of Hong Kong and a Master Degree
of Science in Real Estate from The University of Hong Kong. He is also
a member of The Royal Institution of Chartered Surveyors. Mr. Cheung
is responsible for the real estate asset management. He has over 22
years of relevant experience. Mr. Cheung also acts as a director of certain

subsidiaries of the Company.

Mr. Lawrence KWAN, Chai-ming, aged 60, joined the Group in
2009 and is the Senior Legal Counsel of Legal Department. Mr. Kwan is
a practicing solicitor. He holds a Bachelor Degree of Laws from University
of London. Mr. Kwan is responsible for overseeing legal aspects of the
Group's various businesses, including mergers and acquisition, project
development, commercial investment, real estate transaction. He has over

37 years of legal experience.
Various businesses and functions of the Company are significantly under

the direct responsibilities of the Executive Directors who are also regarded

as senior executives of the Company.
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I would like to present the results of the Company and its subsidiaries
(the “Group”) for the year ended 31 December 2025 (the "Year") to the
shareholders of the Company (the “Shareholders”).

RESULTS

Loss for the Year attributable to owners of the Company was HK$388.5
million as compared to HK$2,108.3 million for last year. The reduction in
loss for the Year was mainly due to decrease in loss on fair value changes
of investment properties. Loss per share for the Year was HK$0.20 (2024:
HK$1.11).

If the net loss on the major non-cash items of HK$547.6 million (2024:
HK$1,834.5 million) is excluded, but the share of accumulated realised fair
value gain recognised in prior years on disposals of investment properties
of an associate of HK$5.6 million (2024: accumulated realised fair value
loss recognised in prior years on disposals of investment properties of
HK$215.5 million) is included, the Group will have a core profit for the
Year attributable to owners of the Company of HK$164.7 million (2024:
core loss of HK$489.3 million) and a core profit of HK$0.09 (2024: core
loss of HK$0.26) per share.

The major non-cash items represented the attributable net unrealised fair
value loss on investment properties together with their respective deferred
tax (if applicable) from the Group and its associates of HK$547.6 million
(2024: HK$1,834.5 million).

DIVIDENDS

The board of directors of the Company (the “Directors” or the “Board”) has
not recommended the payment of final dividend for the Year (2024: HK3
cents per share (the “2024 Final Dividend")).

The Company had paid the 2024 Final Dividend on 10 June 2025 and
an interim dividend for the Year of HK1 cent per share on 9 September
2025 (2024: nil). Such dividend distributions were primarily due to the
disposals of certain investment properties during the relevant period, which

generated one-off significant extra cash inflows.

Having considered the Company's dividend policy and there was no
significant disposal transaction during the Year, to preserve more cash for
the Group's future financial, property investment or securities investment
opportunities, the Board has not recommended the payment of final
dividend for the Year (2024: HK3 cents per share).
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CHAIRMAN'S STATEMENT FEHEE

DIVIDENDS (contd)

Under the Company’s dividend policy, there is no predetermined dividend
payout ratio. Dividend distribution will be made in the interests of the
Company and its Shareholders as a whole. In considering any declaration
or recommendation of dividends, the Board will take into account factors,
including but not limited to, business condition and strategy, capital
requirement, earnings, financial and cash flow position, distributable

reserves, and such other factors that the Board considers relevant.

To enhance investors’ return, the Company intends to pursue measures
including preserve more resources for reinvestment into its core business
operations, selective acquisitions/investments to strengthen growth
momentum, and continue cost optimisation to improve profitability. The
Board believes these initiatives will support long-term value creation for the
Shareholders.

CLOSURE OF REGISTER OF MEMBERS

For the purpose of ascertaining the members' eligibility to attend and vote
at the forthcoming annual general meeting of the Company to be held on
22 May 2026 (the "2026 AGM"), the register of members will be closed
from 19 May 2026 to 22 May 2026, both days inclusive. In order to
eligible to attend and vote at the 2026 AGM, all properly completed share
transfers documents accompanied by the relevant share certificates must
be lodged for registration with the Company's Branch Registrar and Transfer
Office in Hong Kong, namely Computershare Hong Kong Investor Services
Limited, at Shops 1712-1716, 17th Floor, Hopewell Centre, 183 Queen's
Road East, Wanchai, Hong Kong not later than 4:30 p.m. on 18 May 2026.

CULTURE

With over 100 years of its establishment, Chinese Estates instils a culture
that emphasises on quality and strives for perfection in all aspects of its
operations, innovation and creativity. Historically, the Group specialised in
developing mid to high-end commercial and residential property projects
and earned its reputation for place making its investment properties

through redevelopment and renovation.

Directors play a leading role in promoting the Company’s desired culture.
Management and employees instil the culture across the Group through
different channels from time to time. The desired culture is developed
and reflected consistently in the operating practices of the Group. The

Company's purpose, values and strategy align with the Company's culture.
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PURPOSE, VALUES, STRATEGY AND BUSINESS
MODEL

The Group’s core businesses comprise property investments for rental
and property development as well as securities investments. Investment

properties are primarily located in Hong Kong and the United Kingdom.

The Group's investment properties in Hong Kong include retail and office
assets. Most of the investment properties of the Group are highly accessible
and strategically located in prime commercial areas and generate stable
and recurrent rental income for the Group. The Group also participates in

developing modern industrial properties in Hong Kong.

In the United Kingdom, all the Group’s commercial and residential
properties are located in the prestigious areas. The Group aims at
enhancing value and recurrent revenue of investment properties through
conceptualising and implementing redevelopment, renovation works and
repackaging programmes for properties as well as actively managing a
balanced tenant mix for retail properties to achieve long-term sustainable
growth. Through the redevelopment and revitalisation of its “120 Fleet
Street” project, the Group strives to achieve exceptionally high standard of
environmental sustainability and develop a business platform with art and
commerce thriving in unison. In view of the pioneer design and the new
feature of the redevelopment, the Group looks forward to attracting top
grade international financial corporations and first tier professional firms to

occupy the office floors.

Apart from the aforesaid, the Group has conducted variety of securities
investment business, such as equity investments, debt investments and
other treasury products, with the aim to yield enhancement for treasury

management.

Meanwhile, the Group has been monitoring the property markets of Hong
Kong and overseas closely, in order to capture investment opportunities at
opportune times. The Group continues its strategy in quality partnerships
with property developers or other parties to the extent commercially

feasible and beneficial to the Group’s development.

The Group believes that the stable rental income from its investment
properties, together with the property development and trading as well as
securities investments, forms a diversified cash flow stream which allows

the Group to weather the cyclicality of the real estate business.
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CHAIRMAN'S STATEMENT FEHEE

MANAGEMENT DISCUSSION AND ANALYSIS

Hong Kong Property Investment and Development

As at 31 December 2025, the occupancy rate of the shops of Causeway
Place in Causeway Bay was approximately 98.22% (2024: 92.80%).

During the Year, the average occupancy rate of the office property, Harcourt
House in Wanchai was approximately 68.319% (2024: 71.56%). Together
with the retail portion, the average occupancy rate of Harcourt House was
approximately 70.34% (2024: 73.39%) during the Year.

MATAKOK, located at No. 18 Ma Kok Street, Tsuen Wan, is a 25-storey
redeveloped industrial building (including 2 basement levels for parking
and loading/unloading facilities). Its total gross floor area is approximately
227,950 square feet. Superstructure works were completed, and
occupation permit was issued in September 2025. As at 31 December
2025, the occupancy rate of the workshops was approximately 2.72% and
the parking spaces were fully let.

Nos. 86 and 88 Apliu Street is a 25-storey residential-cum-commercial
building in Sham Shui Po. During the Year and 2024, ground floor retail
portion was fully let while other floors were let to a non-governmental
organisation to operate a youth hostel in the name of Joseph's House
under the "Youth Hostel Scheme — Subsidy Scheme for Using Hotels and
Guesthouses as Youth Hostels” approved by the Government. Joseph's
House consists a total of 42 rooms with up to 84 hostel places.

No. 1 Hung To Road (33.33% interest), a 33-storey industrial building
in Kwun Tong, the occupancy rate was approximately 89.07% (2024:
99.44%) as at 31 December 2025. The decline in occupancy rate was
primarily attributable to the departure of anchor tenants from two floors.

Olympian City 3 (25% interest), the retail mall in The Hermitage residences
in West Kowloon, the average occupancy rate was approximately 92.15%
(2024: 94.15%) during the Year.

Coronation Circle (15% interest), the retail mall in The Coronation
residences in West Kowloon, was fully let (2024: 29.85%) as at 31
December 2025. The improvement in occupancy rate was attributable to
the leasing of previous vacant areas to an anchor tenant commencing from
November 2025.

Kai Tak Project (Kai Tak Area 2A Site 2 and Site 3) (10% interest) is a
joint venture development project of the Group awarded by Government
tender. Its total site area is approximately 145,303 square feet and its total
gross floor area is around 992,279 square feet. It will be developed into a
residential and retail development together with government, institution or
community facilities. The development is expected to be completed by the
fourth quarter of 2030. Site 2 and Site 3 were both undergoing foundation
works.
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MANAGEMENT DISCUSSION AND ANALYSIS

(Cont'd)

Mainland China Property Investment

Hilton Beijing (50% interest), a five-star international hotel having 506
rooms. 198 rooms located on 5th to 14th floors of the hotel main tower
were pending for renovation, relevant construction permits were being
obtained in order to resume construction, with target resumption scheduled
in early 2026. Therefore, as at 31 December 2025, there were 308 rooms
available for rent and the occupancy rate was approximately 94.91%
(2024: 91.60%).

Oriental Place (50% interest), a 10-storey office building next to Hilton
Beijing. As at 31 December 2025, the occupancy rate was approximately
67.20% (2024: 84.28%). Decrease of occupancy rate was mainly due to

the departure of major tenants from two floors.

Overseas Property Investment and Development

“120 Fleet Street” consists of a freehold office building known as River
Court and the Grade II* listed Daily Express Building, situate at 116-129
Fleet Street, London, United Kingdom. River Court will be redeveloped
into a 21-storey high rise Grade A office led, mixed use building with 2
basement levels, and is expected to comprise approximately 540,800
square feet of office space and approximately 18,600 square feet of retail
space and will be renamed as Evergo Tower, while Daily Express Building

will be retained and refurbished.

1-67 Oxford Street and 11-14 Soho Street” is a mixed use freehold
building located in London, United Kingdom, comprising approximately
55,151 square feet in aggregate. The building provides retails, office and
residential accommodation, occupying approximately 33,843 square feet,
13,694 square feet and 7,614 square feet respectively, over lower ground,
ground and six upper floors. During the Year, the average occupancy rate
was approximately 93.86% (2024: 99.90%), dropped by 6.04% when
compared with 2024, as a result of a whole floor office tenant moved out
in August 2025. The said office area will be renovated, alternation and

upgrading works are expected to commence in July 2026.

CHAIRMAN'S STATEMENT FEHESE

EEENWES e

PERBYERRE

IR FREBE (h50%#m) A —BRE506M%E
ENREREBEE - (AEEEESE 14E/1198
MEE 2B II2MF#sT - B AT EMIEMERMET
HAENFEL  WHEFAR S NFFORER
T-Alt RZZT-RF+=ZA=+—8 #F
08 A MHEHEEE « AMEELARI491%(ZZF =
4 1 91.60%) °

R BB RE (155004 %) A4t 2 7 B EE IS 618
—EERIOEHRAE R_Z_FF+=-_A=+—
HZ HHELF67.20%(ZF M4 : 84.28%) © i
AETHREZEAMELEAMNEZZHSBLAN -

BOMIERERBRR

[Fleet Street 12057 I > 22 Bl f #Fleet Street 116-
1295% * M #& BRiver CourtZ kA BB TIE KT
B B S #EY) 2 Daily Express Building(& B
R ARIE) H K o River Courtﬂﬁ?ﬁiégﬁ—f@@%
Q1B ERMEMENGE RERE  UWFRET
BREE  FEFHRH49540,800°F 77 Rey it A 2=
M#18,600F FRMZEZEH - I ¥F & SEvergo
Tower * T Daily Express Building(& B PR KX4E) #4%
RE REE

[Oxford Street 61-675% & Soho Street 11-145% | & —1E
R RBERBZKAERIEERRET  HESH
Z55151F AR - ZMERBTE  BFEREE
B EHEDRIA33,843FFR - 13,694F FR K
7,614FHR - B MEE - T RELXEEN °
RARFEERN - FHEEERL AI3.860 (=T =N
F £ 99.90%) =T PUF TF86.04% + THEMR—
F%ﬁﬁ’]#ﬁ“*iﬂﬁﬁ:%:ﬁi)\ﬂ BHFTE »

PN E R A TR - g B TIEER
B/\_y_/\itﬁ@l?ﬂ

“ECREFHR FEABESE

13



14

CHAIRMAN'S STATEMENT FEHEE

MANAGEMENT DISCUSSION AND ANALYSIS

(Cont'd)

Securities Investment

The Group's investment policy is to maintain a securities investment
portfolio for treasury management with the objective of achieving a prudent
balance between liquidity, risk management and return. The Group's
primary objectives when managing capital are to safeguard the abilities
of the entities in the Group to continue as a going concern, so that it can
continue to provide returns for the Shareholders while maintaining the
Group's liquidity. The Group's strategy for future investments is to invest in
a diversified portfolio to minimise risks with attractive yield, good liquidity
and issuers from reputable entities, so as to maintain a healthy financial

status and grasp every good investment chance.

As at 31 December 2025, the Group's securities investment portfolio
comprised of listed equity investments, bonds and treasury products.
Investments were made by utilisation of internal resources and/or margin
financing. As at 31 December 2025, the portfolio of securities investments
and treasury products of HK$417.3 million (2024: HK$365.7 million)
comprised listed investments held-for-trading, bonds and derivative
financial instruments (presented as financial assets/liabilities measured
at fair value through profit or loss (“FVTPL")), representing 2.8% (2024:
2.3%) of total assets. The carrying amount of investment portfolio has
been increased by HK$51.6 million, mainly due to the net realised and
unrealised gain (excluding transaction costs) of HK$62.0 million and net

disposal of security investments of HK$10.4 million.

During the Year, the Group disposed of listed investments held-for-trading
and recognised a realised gain of HK$25.1 million (2024: HK$15.9 million)
(the gains/losses of which were included in revenue). In addition, realised
gain on bonds of HK$1.8 million (2024: HK$1.5 million) and minimal
realised gain on derivative financial instruments (2024: realised loss of

HK$1.8 million) were recorded during the Year.

During the Year, the Group recorded an unrealised gain of HK$34.9 million
(2024: unrealised loss of HK$33.0 million) representing the changes
in fair value of listed equity investments, bonds and derivative financial
instruments, comprised unrealised gain on listed investments held-for-
trading of HK$14.3 million (2024: unrealised loss of HK$20.5 million),
unrealised gain on bonds of HK$20.7 million (2024: unrealised loss of
HK$12.6 million) and unrealised loss on derivative financial instruments of
HK$0.1 million (2024: unrealised gain of HK$0.1 million), which had no
effect on the cash flow of the Group.
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MANAGEMENT DISCUSSION AND ANALYSIS

(Cont'd)

Securities Investment (Cont'd)

The Group recognised interest/dividend income from investments and
treasury products at FVTPL of HK$19.5 million (2024: HK$12.8 million) for
the Year.

The net profit recognised from investments and treasury products at FVTPL
for the Year was HK$81.1 million (2024: net loss of HK$4.4 million). More
details of the performance of securities investments are disclosed in the

“Financial Operation Review" of this annual report.

Financial risk management objectives and policies of the Group can
be found in Note 5(b) to the consolidated financial statements. The
management of the Group manages this exposure by maintaining a
portfolio of investments with different risk profiles and also appointing
a specific team to monitor different risks, including price risk, credit risk,

liquidity risk and foreign currency risk.

The Group continues to closely monitor its portfolio of securities investment

to achieve satisfactory returns and to maintain liquidity.

Environmental, Social and Governance (“ESG”) Performance and

Climate Resilience

The Group is committed to environmental awareness and the integration
of sustainability practices into its operations to create long-term business

value.

We have solid ESG governance structure to oversee and manage material
ESG risks. During the Year, the Group has identified key physical and
transition risks and are progressively implementing adaptation measures to
bolster our climate resilience. The Group has also applied scenario analysis
to examine the potential impacts of climate-related risks across various time

horizons.

The Group continues to strengthen our environmental framework to

safeguard our organisation and the communities we serve.

Further details of the Group’s ESG performance and climate resilience are

disclosed in the "ESG Report” of this annual report.
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CHAIRMAN'S STATEMENT FEHEE

OTHER INFORMATION AND EVENT AFTER
THE REPORTING PERIOD

Change of Member of Nomination Committee

The Board appointed Ms. Chan, Hoi-wan, an Executive Director and the
Chief Executive Officer of the Company, as a member of the Nomination
Committee of the Company with effect from 30 June 2025. The Company

had made relevant announcement on 30 June 2025.

Leasing of Windsor House - Connected Transactions and

Continuing Connected Transactions

On 23 July 2025, the Group (as tenant) entered into tenancy agreements
in relation to the renewal of the leasing of the whole of 19th to 21st
and 39th floors of Chubb Tower, Windsor House (the “Premises”) with
a company indirectly wholly owned by Ms. Chan, Hoi-wan (an Executive
Director, the Chief Executive Officer of the Company and a trustee of the
substantial shareholders of the Company (who are her minor children))
as trustee of her minor children (as landlord) (the “Transactions”), for the
purpose of continuing to use the Premises as the headquarters of the
Group. The Transactions constituted connected transactions and continuing
connected transactions for the Company under the Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong Limited (the
“Listing Rules”) as more described in the Company’s announcement dated
23 July 2025.

Advances to, and Financial Assistance and Guarantee to an
Entity

On 22 January 2026, the Company issued an announcement pursuant
to Rule 13.13 of the Listing Rules, as (i) the loan advances together
with accrued interest of HK$414,585,743.93 made by the Group to an
entity, and (i) the guarantee given by the Company under a loan facility
agreement entered into by that entity of up to HK$800,000,000, in an
aggregate amount of HK$1,214,585,743.93, exceeded 8% under the
assets ratio of the Group as defined under Rule 14.07(1) of the Listing

Rules.
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INVESTOR RELATIONS

The Company is continuously committed to maintaining good
communication with Shareholders, investors and analysts in order to
ensure their thorough understanding of the Group's strategies and business

development, thereby enhancing transparency and investor relations.

The Company maintains a Company’s website (https://mww.chineseestates.com)
to make the Company's information available on the internet, including the
dissemination of statutory announcements and circulars etc.,, to facilitate
its communication with Shareholders and to provide important information
to the investing public on corporate governance structure, policies and
systems, profiles of the Directors and senior executives as well as terms of

reference of Board committees.

The up-to-date information of the Group is available for public access on
the Company's website. The Company encourages its Shareholders to
take advantage of the Company's website and welcomes suggestions
from investors and Shareholders, and invites them to share their views and

suggestions by contacting the Company at investor.relations@chineseestates.com.

Shareholders can raise their enquiries to the Board or the company
secretary of the Company in writing by sending such written enquiries
to the principal office of the Company in Hong Kong at the address
disclosed in “Corporate Information” of this annual report or by email at
investor.relations@chineseestates.com. Shareholders also have right to raise

questions at general meetings.
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PROSPECTS

After an eventful year, the global economy entered 2026 with resilience
but also new challenges. The escalation of the war in Iran has heightened
uncertainties for the global economy. Although geopolitical, fiscal, and
monetary risks persist, expectations of easing trade tensions, further interest
rate reductions, and policy stimulus provide support for sustaining growth
in 2026. Despite these risks, the outlook remains cautiously optimistic.
In 2026, Mainland China's economy is expected to deliver resilient yet
modest growth of 4.5%, according to forecasts from the International
Monetary Fund (IMF) and UBS (a global investment bank). As the 15th
Five-Year Plan begins, policy priorities are shifting toward boosting domestic
consumption and stabilizing the property sector to counter external

challenges.

In Hong Kong, the stock market recorded solid gains over the past year,
supported by robust Initial Public Offering (IPO) activity, easing borrowing
costs, stable Hong Kong Interbank Offered Rate (HIBOR), and favorable
government policies. These factors are expected to keep the equity
market vibrant and lift sentiment in the residential property sector. The
Group's newly redeveloped industrial property in Tsuen Wan presents both
opportunities and challenges, and efforts will continue to drive occupancy

and sales amid headwinds.

The retail sector regained stability in 2025, driven by rising tourist arrivals,
stronger equity performance, and a steadier housing market. Consumer
confidence improved, boosting local consumption, and retail sales are
expected to strengthen further in 2026, supported by mega-events that
sustain visitor inflows. While retail leasing conditions are projected to
improve, office leasing remains under pressure, with overall rental levels

likely to stay sluggish.

In the United Kingdom, labour market conditions have moderated and
business investment remains fragile, constraining overall growth potential.
Persistent macroeconomic uncertainty and muted demand outlook
reinforce the Group's view that its asset-light strategy remains the most
prudent approach. Accordingly, the Group will continue to manage its
London properties with caution, focusing on preserving flexibility and

maintaining financial resilience.

Looking ahead, the Group maintains a sense of cautious optimism amid
divergent global forces. The Group will proactively reshape its strategy and
portfolio mix to respond to evolving market conditions, with the aim of
safeguarding financial resilience, enhancing returns for Shareholders, and

capturing opportunities in both Hong Kong and overseas markets.
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PROPOSED AMENDMENTS TO THE EXISTING
BYE-LAWS AND ADOPTION OF THE NEW
BYE-LAWS

The Board proposes to amend the existing bye-laws of the Company (the
“Existing Bye-laws") for the purposes of, among others, (i) bringing the
Existing Bye-laws in line with the Listing Rules in relation to the hybrid
general meetings and electronic voting requirements, the expanded
paperless listing regime and the electronic dissemination of corporate
communications by listed issuers; (ii) allowing the Company to hold
its repurchased shares as treasury shares and to sell or transfer such
treasury shares; and (iii) making other consequential and housekeeping
amendments (collectively, the “Proposed Amendments”). The Board also
proposes to adopt the amended and restated bye-laws of the Company
(the "New Bye-laws") incorporating the Proposed Amendments in

substitution for, and to the exclusion of, the Existing Bye-laws.

The Proposed Amendments and adoption of the New Bye-laws shall be
subject to the passing of a special resolution by the Shareholders at the
2026 AGM, and, if approved, will become effective from the close of the
2026 AGM.

APPRECIATION

I would like to take this opportunity to express my gratitude to the
Shareholders for their continuing support. | would also like to express
my sincere thanks to my fellow directors and all staff members for their

dedication and hard work.

Lau, Ming-wai
Chairman

Hong Kong, 9 March 2026
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FINANCIAL OPERATION REVIEW
Bt 35 SR 75 1B B8

RESULTS

Revenue

Revenue for the year ended 31 December 2025 (“Year") amounted to
HK$301.1 million (2024: HK$336.8 million), a decrease of 10.6% over
last year and comprised gross rental income of HK$164.8 million (2024:
HK$204.6 million), gain on sales of investments held-for-trading on a net
basis of HK$25.1 million (2024: HK$15.9 million), dividend income from
listed and unlisted equity investments of HK$32.8 million (2024: HK$40.5
million), interest income from bonds of HK$16.7 million (2024: HK$10.3
million), building and property management services income of HK$51.3
million (2024: HK$52.0 million) and others of HK$10.4 million (2024:
HK$13.5 million). The decrease in revenue was mainly due to decrease in

gross rental income of HK$39.8 million for the Year.

Gross Profit

Gross profit for the Year amounted to HK$258.0 million (2024: HK$280.2
million), a decrease of 7.9% as compared with last year which was also

mainly due to decrease in net rental income for the Year.
Property Leasing

For property leasing, the rental revenue in non-retail section declined
by 27.5% to HK$100.2 million and retail section declined by 2.6% to
HK$64.6 million during the Year. The total rental income in revenue for the
Year recorded a decrease of 19.5% to HK$164.8 million as compared with
last year of HK$204.6 million.

Together with the attributable rental revenue generated from associates
and investee companies of HK$116.4 million (2024: HK$121.4 million),
the total attributable rental revenue to the Company and its subsidiaries
(collectively the “Group”) amounted to HK$281.2 million (2024:

HK$326.0 million), which represents a decrease of 13.7% over last year.

Attributable net rental income for the Year showed HK$233.0 million, a

decrease of 13.4% over HK$269.2 million in last year.

The decline in attributable rental revenue and net rental income was mainly
due to (a) disposal of a subsidiary holding 14 St George Street, London,
United Kingdom in August 2024; (b) disposal of the property located at
11 and 12 St James's Square and 14 to 17 Ormond Yard, London, United
Kingdom in December 2024; and (c) drop in rental income from office

portion in Hong Kong.
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FINANCIAL OPERATION REVIEW

RESULTS (contd)

Property Development and Trading

During the Year, the Group did not dispose of any trading property (2024:

no disposal).

The Group received a dividend income of HK$16.8 million (2024:
HK$38.0 million) from an investee company that engages in property
development and trading which contributed to the Group’s revenue and

results during the Year.
Securities Investments

The Group has in the ordinary and usual course of business conducted
its securities investment activities, as at 31 December 2025, comprised
listed equity investments, bonds and treasury products. During the Year,
the net profit (excluding gain/loss recognised in financial assets measured
at fair value through other comprehensive income reserve) recognised
from securities investments and treasury products representing net profit
on investments and treasury products at fair value through profit or loss
("FVTPL") of HK$81.1 million (2024: net loss of HK$4.4 million).

Investments and Treasury Products at Fair Value Through Profit

or Loss

During the Year, the Group disposed of listed investments held-for-trading
and recognised a realised gain of HK$25.1 million (2024: HK$15.9 million)
(the gains/losses of which was included in revenue) with gross proceeds of
HK$151.4 million (2024: HK$118.3 million). In addition, realised gain on
bonds of HK$1.8 million (2024: HK$1.5 million) and minimal realised gain
on derivative financial instruments (2024: realised loss of HK$1.8 million)

were recorded during the Year.

During the Year, the Group recorded an unrealised gain of HK$34.9 million
(2024: unrealised loss of HK$33.0 million) representing the changes
in fair value of listed equity investments, bonds and derivative financial
instruments, comprised unrealised gain on listed investments held-for-
trading of HK$14.3 million (2024: unrealised loss of HK$20.5 million),
unrealised gain on bonds of HK$20.7 million (2024: unrealised loss of
HK$12.6 million) and unrealised loss on derivative financial instruments of
HK$0.1 million (2024: unrealised gain of HK$O.1 million), which had no
effect on the cash flow of the Group.
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RESULTS (contd)

Securities Investments (Cont'd)

Investments and Treasury Products at Fair Value Through Profit
or Loss (Cont'd)

During the Year, interest income from bonds (which were included in
revenue) was HK$16.7 million (2024: HK$10.3 million). Together with
dividend income from listed equity investments at FVTPL (which were
included in revenue) of HK$2.8 million (2024: HK$2.5 million), the
Group recognised interest/dividend income from investments and treasury
products at FVTPL of HK$19.5 million (2024: HK$12.8 million) for the
Year.

Summing up the realised and unrealised gain/loss and adding the net
income from net dividend income, interest income and other investment
income/expenses of HK$19.3 million (2024: HK$13.0 million), the net
profit recognised from investments and treasury products at FVTPL was
HK$81.1 million (2024: net loss of HK$4.4 million) for the Year.

Other Income and Expenses

During the Year, other income increased to HK$80.7 million (2024:
HK$25.8 million), an increase of 2.1 times over last year. The increase in
other income was derived from net exchange gain of HK$65.4 million as a

result of appreciation of Pound Sterling ("GBP") during the Year.

During the Year, administrative expenses decreased by 21.8% to HK$272.2
million (2024: HK$348.2 million). The decrease in administrative expenses
was mainly due to decrease in depreciation expenses and no exchange
loss (2024: HK$39.4 million) was recorded. Finance costs decreased by
58.3% to HK$88.9 million (2024: HK$213.4 million) during the Year. The
decrease in finance costs was mainly due to decrease in interest expenses
as a result of decrease in average interest rate and average total borrowings

during the Year.

Other gains and losses recorded a net loss of HK$2.1 million (2024:
HK$110.5 million) mainly comprised loss on disposal of a subsidiary of
HK$1.2 million (2024: loss on the disposal of the entire issued share
capital of State Smart Limited, an indirect wholly-owned subsidiary of the
Company of HK$100.1 million) for the Year.
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FINANCIAL OPERATION REVIEW

RESULTS (contd)

Investments Accounted for Using the Equity Method

The share of results of investments accounted for using the equity method
for the Year recorded a loss from the share of results of associates of
HK$131.4 million (2024: HK$111.2 million). The loss from the share
of results of associates mainly comprised loss on fair value changes of

investment properties held by associates.
Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong and Mainland China
were revalued at 31 December 2025 by Peak Vision Appraisals Limited
("Peak Vision Appraisals”) whereas investment properties in the United
Kingdom were revalued by LCH (Asia-Pacific) Surveyors Limited (“LCH
(Asia-Pacific)"). Peak Vision Appraisals and LCH (Asia-Pacific) are
independent qualified professional property valuers. An unrealised loss on
fair value changes of investment properties of HK$358.4 million (2024:
unrealised loss of HK$1,654.7 million and realised loss of HK$77.1 million)
was recorded during the Year. The unrealised fair value change is a non-

cash item and will not affect the cash flow of the Group.

LOSS, CORE PROFIT/LOSS, DIVIDENDS,
REPURCHASE AND TOTAL COMPREHENSIVE
EXPENSES

Loss

Loss for the Year attributable to owners of the Company was HK$388.5
million as compared to HK$2,108.3 million for last year. The reduction in
loss for the Year was mainly due to decrease in loss on fair value changes
of investment properties. Loss per share for the Year was HK$0.20 (2024:
HK$1.11).

Core Profit/Loss

Core profit/loss is a non-HKFRS Accounting Standards measure, is arrived
at by adding (i) reported profit/loss excluding unrealised fair value changes
of investment properties and other properties together with their respective
deferred tax (if applicable) during the Year; and (i) accumulated realised
fair value changes of investment properties and other properties together
with their respective deferred tax (if applicable) recognised in prior years.
The Group believes that the presentation of non-HKFRS Accounting
Standards measure facilitates comparisons of operating performance from

period to period by eliminating potential impact of certain items.
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FINANCIAL OPERATION REVIEW 81 7% 3£ 7% 5] B

LOSS, CORE PROFIT/LOSS, DIVIDENDS,
REPURCHASE AND TOTAL COMPREHENSIVE
EXPENSES (contd)

Core Profit/Loss (Cont'd)

If the net loss on the major non-cash items of HK$547.6 million (2024:
HK$1,834.5 million) is excluded, but the share of accumulated realised fair
value gain recognised in prior years on disposals of investment properties
of an associate of HK$5.6 million (2024: accumulated realised fair value
loss recognised in prior years on disposals of investment properties of
HK$215.5 million) is included, the Group will have a core profit for the
Year attributable to owners of the Company of HK$164.7 million (2024:
core loss of HK$489.3 million) and a core profit of HK$0.09 (2024: core
loss of HK$0.26) per share.

The major non-cash items represented the attributable net unrealised fair
value loss on investment properties together with their respective deferred
tax (if applicable) from the Group and its associates of HK$547.6 million
(2024: HK$1,834.5 million).

Dividends
Final dividend for the year ended 31 December 2024 of HK3 cents (year

ended 31 December 2023: nil) per share in total amount of HK$57.2
million was paid in cash on 10 June 2025.

Interim dividend for the half year ended 30 June 2025 of HK1 cent (half
year ended 30 June 2024: nil) per share in total amount of HK$19.1

million was paid in cash on 9 September 2025.

Total dividends of HK$76.3 million were paid in cash during the Year.

Repurchase

During the Year, the Company had not repurchased any of the Company's
share.
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FINANCIAL OPERATION REVIEW

LOSS, CORE PROFIT/LOSS, DIVIDENDS,
REPURCHASE AND TOTAL COMPREHENSIVE
EXPENSES (contd)

Total Comprehensive Expenses

Total comprehensive expenses for the Year attributable to owners of
the Company was HK$79.9 million (2024: HK$2,144.8 million) or
HK$0.04 (2024: HK$1.12) per share, which comprised (a) loss for the
Year attributable to owners of the Company of HK$388.5 million (2024:
HK$2,108.3 million); and (b) other comprehensive income for the Year
attributable to owners of the Company of HK$308.6 million (2024: other
comprehensive expenses of HK$36.5 million) included GBP exchange
gain of foreign operations of HK$311.4 million (2024: exchange loss of
HK$73.4 million offset by a reclassification adjustment related to foreign
operation disposed of recognised as other comprehensive income of
HK$98.2 million).

NET ASSET VALUE

As at 31 December 2025, the Group's net asset value attributable to
owners of the Company amounted to HK$11,910.5 million (2024:
HK$12,066.7 million), representing a decrease of HK$156.2 million.
With the total number of ordinary shares in issue of 1,907,619,079 as at
31 December 2025 and 2024, the net asset value per share attributable to
owners of the Company was HK$6.24 (2024: HK$6.33). The movement in
net asset value comprised (a) total comprehensive expenses for the Year
attributable to owners of the Company of HK$79.9 million; and (b) final
and interim dividends recognised as distribution during the Year totaling
HK$76.3 million.

In view of the redevelopment plan of “120 Fleet Street” in London, United
Kingdom, certain redevelopment expenditures which have been authorised
and contracted for have been disclosed in “Capital Commitments” in
Note 41 to the consolidated financial statements. Going forward, further
investment in capital expenditures for the redevelopment property is

planned.

Other than the existing projects and those disclosed in the final results, the
Group did not have material acquisition or disposal of assets and any future

plans for material investment or capital assets.
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SECURITIES INVESTMENTS

The Group's strategy is to maintain securities investment portfolio for
treasury management and invest in securities investments and treasury
products with attractive yield and good prospect in order to bring stable and

satisfactory realised return in long run.
Securities Investments and Treasury Products

As at 31 December 2025, the portfolio of securities investments and
treasury products of HK$417.3 million (2024: HK$365.7 million)
comprised listed investments held-for-trading, bonds and derivative financial
instruments (presented as financial assets/liabilities measured at FVTPL),
representing 2.8% (2024: 2.3%) of total assets.

RISK MANAGEMENT

The Group has established adequate risk management procedures that
enable it to identify, measure, monitor and control various types of risk it
faces. This is supplemented by active management involvement, effective
internal controls and adequate internal audit in the best interests of the

Group.
EQUITY

The number of issued ordinary shares as at 31 December 2025 and 2024
were 1,907,619,079.

DEBT AND GEARING

As at 31 December 2025, the Group had a strong financial position, the
Group had cash and deposits at banks of HK$1,840.2 million (2024:
HK$2,779.5 million), comprised unpledged cash and deposits HK$321.1
million (2024: HK$1,742.3 million) and pledged deposits of HK$1,519.1
million (2024: HK$1,037.2 million). After netting off the total debt of
HK$2,475.4 million (2024: HK$2,967.2 million), comprised bank and
other borrowings of HK$2,389.0 million (2024: HK$2,928.5 million)
and lease liabilities of HK$86.4 million (2024: HK$38.7 million), the net
debt (including lease liabilities) amounted to HK$635.2 million (2024:
HK$187.7 million).
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FINANCIAL OPERATION REVIEW

DEBT AND GEARING (contd)

Total debt to equity ratio (including lease liabilities) was 20.7% (2024:
24.5%) and net debt to equity ratio (including lease liabilities) was 5.3%
(2024:
debt, respectively, over the total equity of HK$11,934.8 million (2024:
HK$12,090.7 million).

1.6%), which are expressed as a percentage of total debt, and net

If the securities investments and treasury products of HK$417.3 million
(2024: HK$365.7 million) are included, the net debt and net debt to
equity ratio would be HK$217.9 million and 1.8% respectively (2024: net
cash position of HK$178.0 million).

As at 31 December 2025, the Group’s bank and other borrowings of
HK$2,389.0 million, 84.19% and 15.9% were repayable on demand
and/or within 1 year and more than 1 year but within 2 years respectively.
Of which the Group’s bank and other borrowings were denominated in
HK$ (78.6%) and GBP (21.4%). As at 31 December 2025, the Group's
bank and other borrowings were carried at interest rates calculated
with reference to cost of funds, Hong Kong Interbank Offered Rate or
compounded reference rate and all the Group’s bank and other borrowings
were on floating rate basis. No hedging for interest rate is subsisted at the

end of the reporting period.

PLEDGE OF ASSETS

As at 31 December 2025, the Group had pledged the following assets with

their respective carrying amounts:

(@) The Group's investment properties of HK$2,798.4 million (2024:
HK$4,054.5 million) and bank deposits of HK$82.7 million (2024:
HK$112.3 million) were pledged to the banks to secure general

banking facilities granted to the Group.

(b) The Group's bonds and listed equity investments at FVTPL with
carrying amounts of HK$283.7 million (2024: HK$231.7 million)
and cash deposits of HK$1,436.4 million (2024: HK$924.9 million)
were pledged to a financial institution to secure margin facility
granted to the Group.

(¢) Interests in certain subsidiaries of the Company have been pledged
as part of the security to secure certain bank borrowings granted to

the Group.
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FINANCIAL AND INTEREST INCOME/EXPENSES

Interest income was included in revenue and investment income, net.
Interest income for the Year increased to HK$93.5 million (2024: HK$68.1
million), representing an increase of 37.3% as compared with last year
which was mainly due to increase in interest income from time deposits
as a result of the increase in average total time deposits during the Year as

compared to that of last year.

Finance costs included interest expenses on bank and other borrowings
and lease liabilities; and arrangement fee and facility and commitment
fee expenses. Interest expenses (excluding interest expenses on lease
liabilities) for the Year amounted to HK$86.4 million, representing a
decrease of 57.4% over last year of HK$202.9 million. The decrease in
interest expenses was mainly due to decrease in average interest rate
and average total borrowings during the Year. Interest capitalised for the
Year was HK$10.0 million (2024: HK$21.5 million). The average interest
rate over the year under review was 4.30% (2024: 6.09%), which was
expressed as a percentage of total interest paid (excluding interest on lease

liabilities) over the average total interest-bearing borrowings.
REMUNERATION POLICIES

As at 31 December 2025, the Group employed a total of 412 staff (2024:
476 staff) including about 212 staff (2024: 241 staff) employed under the
estate management company in Hong Kong and 5 staff (2024: 8 staff) in
the United Kingdom.

Employees were remunerated on the basis of their performance,
experience and prevailing industry practice. Remuneration packages
comprised salary and year-end discretionary bonus based on market
conditions and individual performance. The executive directors of the
Company continued to review employees’ contributions and to provide
them with necessary incentives and flexibility for their better commitment

and performance.
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FINANCIAL OPERATION REVIEW

UNITED KINGDOM AND MAINLAND CHINA

As at 31 December 2025, the Group's investment properties in the
United Kingdom with carrying amount of GBP400.2 million (equivalent to
approximately HK$4,194.3 million) (2024: GBP395.9 million (equivalent
to approximately HK$3,856.9 million)) contributed a net profit of HK$10.6
million (2024: incurred a net loss of HK$412.5 million) to the Group for
the Year, the profit mainly included in gross profit, fair value changes on
investment properties, administrative expenses, finance costs and taxation.
Due to appreciation of GBP against HK$ during the Year, GBP exchange
gain of foreign operations included in other comprehensive income for the
Year amounted to HK$311.4 million (2024: exchange loss of HK$73.4
million). As at 31 December 2025, the Group's net investment in the
United Kingdom amounted to HK$3,709.1 million (2024: HK$3,401.8
million) representing 31.1% (2024: 28.1%) of the Group's total equity.

Loss incurred by the Group's investment in Mainland China (mainly
included in gross profit, fair value changes on investment properties,
administrative expenses, share of results of investments accounted for
using the equity method and taxation) for the Year amounted to HK$12.8
million (2024: HK$3.6 million). Due to appreciation of Renminbi (“RMB")
against HK$ during the Year, RMB exchange gain of foreign operations
included in other comprehensive income for the Year amounted to
HK$13.0 million (2024: exchange loss of HK$9.7 million). The Group's
net investment in Mainland China as at 31 December 2025 amounted to
HK$344.5 million (2024: HK$345.0 million) representing 2.9% (2024:
2.9%) of the Group's total equity.

PROPERTY VALUATION

As at 31 December 2025 and 2024, property valuations in respect of the
Group's investment properties in Hong Kong and Mainland China were
carried out by Peak Vision Appraisals, whereas the investment properties
in the United Kingdom were carried out by LCH (Asia-Pacific), both are
independent qualified professional property valuers. The valuations were
based on investment method and/or direct comparison method and/or
residual method as the valuation methodologies and were used in

preparing 2025 final results.

The Group's investment properties were valued at HK$9,888.2 million
(2024: HK$9,719.2 million), a decrease of 3.5% over 2024 after adjusted
for the additions and exchange adjustments of investment properties during
the Year. The unrealised fair value loss of HK$358.4 million was recognised
in the consolidated statement of comprehensive income for the Year. The
Group also shared unrealised fair value loss of investment properties of

associates of HK$189.2 million for the Year.
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PROPERTY VALUATION (contd)

The unrealised fair value loss of HK$358.4 million was mainly derived
from the decrease in fair value of properties located in Hong Kong. The
unrealised fair value change is a non-cash item and will not affect the cash

flow of the Group.
MONEY LENDING BUSINESS

As one of the principal activities of the Group, the Group conducted its
money lending business through its wholly-owned subsidiary (“Money
Lending Subsidiary”), to grant loans to individuals and corporations in return
for interest income. The Money Lending Subsidiary has either maintained
a valid money lenders licence (“Licence”) granted by the Licensing Court
or made loans which are exempted under the Money Lenders Ordinance
(Cap. 163) ("MLQO"). The licensing of money lenders and regulation
of money-lending transactions are governed by the MLO. The Group is
required to and has, at all times, strictly complied with all relevant laws
and regulations including the MLO, Guideline on Anti-Money Laundering
and Counter-Financing of Terrorism as well as Guidelines on Licensing
Conditions of Money Lenders Licence issued by the Companies Registry of
Hong Kong in conduct of money lending business. The Group has followed
all forms and procedures prescribed under the provisions of the MLO when
making relevant application for the renewal of money lenders licence and

conducting money lending business.

During the Year, the Group has no money lending transaction transacted
(2024: nil) and no loan outstanding as at 31 December 2025 (2024: nil).

The Group has put in place procedural manual on money lending
business which sets out policies and procedures including (a) customer
due diligence check and reporting suspicious transactions; (b) ongoing
monitoring of existing borrower; (c) loan drawdown control; (d) loan

repayment control; (e) record keeping; and (f) staff training.

The Group has adopted a credit policy to manage its money lending
business which includes compliance with all applicable laws and
regulations, credit assessment on potential borrower and the potential
borrower’s assets, the credibility, the necessity in obtaining collaterals
and determination of suitable interest rate to reflect the risk level of the
provision of loan. The Group has adopted various commercial terms for
granting loan facilities to its potential borrowers, such commercial terms
will depend on the credit assessment and/or collateral level of particular
borrower. Where collaterals are required, such loans are generally secured
by properties by first or second mortgages, equitable mortgages or other

assets as collaterals.
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FINANCIAL OPERATION REVIEW

MONEY LENDING BUSINESS (contd)

Under the Group's current credit policy, unless otherwise approved by the
directors of the Company under special circumstances (i) no loan, whether
secured or unsecured, shall be granted by the Group that exceeds the
maximum loan amount preset by the Group, (ii) for secured loans, the
loan to collateral value ratios shall not exceed 90% and the tenor shall
not exceed 30 years, and (iii) for unsecured loans, they should meet the
requirement that the debt to income ratio of a borrower shall not exceed

70% and the tenor shall not exceed 36 months.

The Group will only provide money lending services and grant loan facilities
to a relevant borrower after the borrower has passed the Group's due
diligence process and other applicable internal control procedures. Due
diligence performed by the Group generally involves know your client
procedures including obtaining information as to source and amount of
income, proof of other net assets, identity document copy and address

proof.

Most of the potential borrowers of the Group’s money lending services are
the Group's potential customers interested in acquiring properties sold by
the Group who during commercial negotiation with the Group has indicated

that they will require financing arrangements in purchasing the properties.

For ongoing monitoring of the loan performance and their risk levels,
the Group will closely monitor the status of interest and loan principal
collections and perform annual valuation of the collaterals held by the

Group to assess the recoverability of the loans granted by the Group.

There is also internal audit function within the Group to examine the
operation of money lending business to ensure proper procedures and
control are implemented, and reported the result of the audit to the audit

committee of the Company.

The Licence of the Money Lending Subsidiary expired in January 2026 and
the Group decided not to renew the Licence and cease operation of the

money lending business.
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CORPORATE GOVERNANCE REPORT
TREREES

CORPORATE GOVERNANCE PRACTICES

The board of directors (the “Directors” or the “Board”) and management of
the Company (together with its subsidiaries, the “Group™) are committed to
principles of good corporate governance so as to safeguard the interests of

shareholders and enhance value to the shareholders.

Throughout the year ended 31 December 2025 (the “Year"), the Company
had applied the principles and complied with substantial code provisions
(the “Code Provisions”) and certain recommended best practices set
out in the then applicable Corporate Governance Code (the “CG Code”")
contained in Appendix C1 to the Rules Governing the Listing of Securities
on The Stock Exchange of Hong Kong Limited (the “Stock Exchange”) (the
“Listing Rules”).

CULTURE

The Company's purpose, values and strategy align with the Company's
culture. Directors play a leading role in promoting the Company's
desired culture. Management and employees instil the culture across
the Group through different channels from time to time. The desired
culture is developed and reflected consistently in the operating practices
of the Group. Description of the Company's culture can be found in the

“Chairman'’s Statement” of this annual report.
THE BOARD

Board Composition

During the Year, the Board comprised two Executive Directors (“ED(s)"),
two Non-executive Directors (“NED(s)") and three Independent Non-
executive Directors ("INED(s)"), with INEDs representing more than one-
third of the Board. Names of each member of the Board are set out in this

“Corporate Governance Report”.

During the Year, Mr. Lau, Ming-wai acted as the Chairman of the Board (the
“Chairman”) and Ms. Chan, Hoi-wan acted as the Chief Executive Officer
("CEO").

“List of Directors and their Role and Function” has been maintained at
the websites of the Company and the Stock Exchange. The Directors’
biographies and the relationship among the Board members, if any, are
set out in the “Profiles of Directors” of this annual report and available on
the Company's website. Save as disclosed in such profiles, there is no
financial, business, family or other material/relevant relationship among the

Directors.
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THE BOARD (contd)

Retirement by Rotation, Specific Term of Office and Tenure of
Office

The Company's Bye-laws provides that no Director (save for the executive
chairman and any managing director) shall hold office for a continuous
period in excess of three years, or past the third annual general meeting,
following the Directors’ appointment or re-election, whichever is longer,
without submitting himself/herself for re-election by the shareholders at
the annual general meetings. Accordingly, Directors shall retire by rotation
at least once every three years and a specific term of office has been fixed
for appointment of Directors. During the Year, there was no executive

chairman or managing director in the Board.
Length of tenure and current period of appointment of each member

of the Board up to the date of this annual report are set out in the table

below:

Name of Directors

EEgw

WMESR REFHREEFH

ARRZ ARARIREEE(BRTERREFNES
BEEINTBERANKRRBFAG LESHRE
BZBAT  BELEEFRUBB=F  NE
ZENEEEERUEEFRABA=RERBF
ARG MEARRAHERE - Bt - EFEKIE
ZERFEER-R UREBEBREZZESETHEME
H-RAFE EFGWRARTIFHEFTLK
o

HEEAFHAY BEFe8KBZEEFHREA
REHERIINTEX

Current Period of

Length of

Tenure (Year(s))

EEFH(EF)

Appointment (Year(s))
EAZEEHE(F)

Executive Directors HITES

Ms. Chan, Hoiwan (Chief Executive Officer) RS RE 2+ (TTIAE L) 9 1 (Note 3) (Ffi7E3)

Ms. Chan, Lok-wan PR R I 10 1 (Note 3)(Hf5£3)

Non-executive Directors FHTES

Mr. Lau, Ming-wai (Chairman) 2ISE &L (ERE) 19 1 (Note 3)(Ff5£3)

Ms. Amy Lau, Yuk-wai B EE+ 21 2 (Note 2)(FFE2)

Independent Non-executive Directors BYFHITES

Mr. Chan, Kwok-wai BRER(E L 21 3 (Note 1)(Ff5ET)

Mr. Leung, Yun-fai PN 3 3 (Note 1)(Bd5E1)

Mr. Ma, Tsz-chun SREIEE 17 2 (Note 2)(Ff7E2)
Notes: P5E

Re-elected in the annual general meeting of the Company held on:
1. 25 May 2023
2. 24 May 2024
3. 23 May 2025

PATHBRETZ ARRRRAFAS FEREMT
1. —E-FAA-1+HEHA

2. —E-NFRA=-1+MA
3, —E-RFAA-+=H
—E_REER EABXEEER
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THE BOARD (contd)

Board Skills Matrix

The Company instils a culture that emphasises on quality and strives
for perfection in all aspects of its operations, innovation and creativity.
The Group specialised in developing mid to high-end commercial and
residential property projects and earned its reputation for place making
its investment properties through redevelopment and renovation. Apart
from property investments and development, the Group has conducted
a variety of securities investment business, such as equity investments,
debt investments and other treasury products, with the aim to yield
enhancement for treasury management. Directors possess relevant
combination of skills, experience and diversity that support the Group's
operation needs and business development and serve the Company's
purpose, values and strategy, they play a leading role in promoting the
Company's desired culture. The table below sets out the skills and expertise

of the Directors:

EEgw
EEaREE

ARABRFENEEZRERA LEERE R FRIE
#@RHAE B MARIEN 2L - ARBEE TR
BRRhEBENEETYERE  WEBEENEH
HREMEREEZIRNBE - KYERE N
RO AEBTETEBESF;REED - AR
g EBREMEMPEER  "/METERKE
@ EFABABRE  KRESTAREDA
SEEEFTENERER  XTAXRFNTRE -
BEMEKE - REEHEREQIFEB T HEES
TEEM - TRIHEZT 2 RRENERTE:

Skills and Expertise H AR E£4H

Legal/
Regulatory/
Accounting/  Compliance/
Leadership/ Sales & Finance/ Risk
Directorship Leasing/ Corporate = Management
Experience Properties Advisory xR/
FE Business  Investment  Securities &5t/ BEERTE/
EEES  Management $5ERHT,  Investment B,/ B/
Name of Directors EEp iopcd BEER MERE BHERE I RBER
Executive Directors BITES
Ms. Chan, Hoi-wan BRelEi L v v v v = =
Ms. Chan, Lok-wan R#EEZLT v v v v - -
Non-executive FHTES
Directors
Mr. Lau, Ming-wai Gl fepta % % v v v v
Ms. Amy Lau, Yuk-wai fAEBnt v v - - - -
Independent Non- BYFHTES
executive Directors
Mr. Chan, Kwok-wai BREIERE v v = v v v
Mr. Leung, Yun-fai 2EELEE v v - v v v
Mr. Ma, Tsz-chun BEEEE v v - v % v

The NEDs and INEDs with diversified expertise, skills and experience play
an important role on formulating strategy and ensuring that the Board
maintains high standards of corporate governance as well as taking the lead
where potential conflict of interests arises. INEDs bring strong independent

judgment, knowledge and experience to the Board.
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THE BOARD (contd)

Board Independence

As part of the established governance framework, the Company has in
place mechanisms that underpin a strong independent Board, ensuring that
independent views and input from Directors are conveyed to the Board.
The governance framework and mechanisms are kept under regular review

to ensuring their effectiveness.

The composition of the Board (more than one-third of the members
were INEDs), the Audit Committee and Remuneration Committee (all of
the members were INEDs) exceeded the independence requirements
under the Listing Rules during the Year. The Audit Committee, Nomination
Committee and Remuneration Committee (collectively, the "Board
Committees”) were chaired by INED(s). The Company's selection,
nomination and appointment/re-appointment process for Directors
(including INEDs) is set out in this “Corporate Governance Report”. The
Directors’ fees of INEDs were subject to annual assessment with reference
to their duties and responsibilities and the prevailing market conditions
as appropriate. None of the INEDs receives remuneration based on

performance of the Group.

In performing their duties, Directors (including INEDs) could consult
independent professional advice at the Company’s expenses as and when
required and are encouraged to access and consult with the Company's
senior management or the company secretary (the “Company Secretary”)
independently. Management updates and all material information on
performance, key activities and projects were given to the Directors to
facilitate decision-making. For Board and Board Committees meetings,
proper meeting arrangements and procedures were in place to facilitate
open, constructive, informed discussions and thoughtful consideration of
relevant issues. The Chairman meets INEDs at least annually without the
presence of other Directors, which provides an open agenda enabling them

to express their views.

The INEDs have historically and consistently demonstrated strong
commitment to their roles, dedicating sufficient time to discharge their
responsibilities at the Board and relevant Board Committees. Directors
(including INEDs) had provided their annual confirmation to confirm
they were able to devote sufficient time to discharge their responsibilities
to the Board. The Board has received from each INED a written annual
confirmation of his independence and satisfied that the independence of
INEDs up to the date of this annual report is in accordance with the Listing

Rules.

The Board has conducted an annual review in December 2025 and
considered the existing mechanism to ensure Directors’ independent view
and input are available to the Board was effective and adequate during the

Year.
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THE BOARD (contd)

Directors’ Continuous Professional Development and Support

The Company encourages its Directors to possess up-to-date knowledge
in order to discharge their duties. Information regarding major changes in
HKFRS Accounting Standards and Listing Rules as well as other laws/rules/

regulations had been provided to the Directors.

During the Year, the Company has arranged a continuous professional
development (“CPD") training session for the Directors regarding
“Environmental, Social and Governance (“ESG") Market Update and
the Stock Exchange CG Code Updates”. The training was delivered by
professional. Meanwhile, Directors had provided their record of CPD to the
Company. The Board considered the CPD attended by the Directors are
sufficient to discharge their duties. A summary of the CPD attended by the

Directors during the Year is as follows:

EEgw
EERESERRER L

ARAEBSEERAZEZHTAHABITER
B - AWAAMBMEERSER R LB
REMER GO RUEREE 2 EHERHET
BEF -

RAEE  ARRREFTHT —ARBEEXHE
(HBEIXRERDIZI - AEBREORN - HERE
BUIESCH zmHEMBREBRXMER TR ZE
#le IBIHERATARER - BUtRAE - &
FEOAARFRREAFEEXERCE - EFER
REFMSHEZFEEXRBERENRBEERITHR
B -EENAFEAMSEZBEEXTRM[MEN
T

CPD Matters FEHE R REEH

Financial
Reporting/
Tax/ Business/
Risk Economic/

Management Real Estate/

and Internal Information
Corporate Control Technology
Governance/ Regulatory/ HiER [SE V4
Directors’ ESG Legal B iy
Duties TEER - EBEERAE/ BEREER EiiE
Name of Directors EEHR EERE ESG R AEBEE IR B
Executive Directors HITES
Ms. Chan, Hoi-wan [ b b
Ms. Chan, Lok-wan fREE BT b
Non-executive Directors HTES
Mr. Lau, Ming-wai Ellpeditea b b b b
Ms. Amy Lau, Yuk-wai EELLT a a a a
Independent Non-executive BV FHITES
Directors
Mr. Chan, Kwok-wai FeR B 12 4 £ a&b a&b a&b a&b a&b
Mr. Leung, Yun-fai - a&b a&b a&b a&b a&b
Mr. Ma, Tsz-chun BEEEE a&b a&b a&b a&b a&b
Notes: PsE -
Training Method =57 =
a:  attending seminar / webinar a: 2BEfFe @LHae

b:  self-study / reading
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THE BOARD (contd)

Board Meetings

The Board met regularly throughout the Year to discuss the overall strategy,
the operational and financial performance of the Group. Four regular Board
meetings were held during the Year. Advance notices of not less than
fourteen days were served upon each Director for regular Board meetings.
Agenda and accompanying meeting papers were sent to Directors in a
timely manner and at least three days before the meetings (or such other
period as agreed). Adequate explanation and information were provided
to the Directors by the management to facilitate the Directors in decision-
making. Each Director has to declare his/her interest and abstain from
voting on any resolution in which he/she or any of his/her associate has a
material interest in accordance with the Bye-laws of the Company and the

Listing Rules.

The agenda of each Board meeting is set by the Chairman in consultation
with members of the Board such that they are given an opportunity to
include agenda items. Draft and executed Board minutes were sent in
good time to all Directors for their comments and records. Minutes of the
Board meetings recorded in sufficient details were kept by the Company

Secretary.
Board and Management Functions

The functions reserved to the Board are basically provided in the Bye-
laws of the Company and the Board from time to time delegates certain
functions to senior management whenever required. In short, the Board
has reserved for its decision on matters relating to the Group's strategy,
major acquisitions and disposals, major capital expenditure, annual and
interim results, Directors’ appointment and other significant financial and

operational issues.

On top of daily business operation, senior management is responsible for
the preparation of annual and interim consolidated financial statements
for the Board's approval, execution of business strategies and initiatives
adopted by the Board, implementation of adequate system of internal
control and sound risk management practices and is required to report
to the Board and obtain its prior approval on important matters at all
times. On monthly basis, senior management provides the Directors with
operational and financial reports of the Group's performance, position and
prospects. All Directors are kept informed of and duly briefed of major
changes and information that may affect the Group’s businesses in a timely
manner. Notwithstanding the delegation, the Directors acknowledge that
it is the responsibility of the Board for preparing the financial statements,

which give a true and fair view of the financial results of the Group.
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THE BOARD (contd)

Board Performance

The Company recognises that conducting regular evaluation of board
performance is essential to good corporate governance and Board
effectiveness. Board performance review will be conducted once every two

years starting from next financial year.
BOARD COMMITTEES

The Board has established Audit Committee, Remuneration Committee
and Nomination Committee with clear written terms of reference which
are of no less exacting terms than those set out in the CG Code. Details
of the respective committee’s terms of reference are available at the
Company's and the Stock Exchange’s websites. All the INEDs, i.e. Mr. Chan,
Kwok-wai, Mr. Leung, Yun-fai and Mr. Ma, Tsz-chun are members of the
Board Committees with Mr. Chan, Kwok-wai acts as chairman of the Audit
Committee and the Remuneration Committee while Mr. Ma, Tsz-chun
acts as chairman of the Nomination Committee. The members of Audit
Committee possess appropriate professional qualifications, accounting or
related financial management expertise, which is higher than the Listing

Rules’ requirement.

Agenda and accompanying meeting papers were sent to the members in a
timely manner and at least three days before the meetings (or such other
period as agreed). Draft and executed minutes of the meetings were sent
in good time to all members for their comments and records. Minutes of the
meetings recorded in sufficient details were kept by the Company Secretary.
Professional advice and sufficient resources would be given whenever

necessary to allow the Board Committees to discharge their duties.
Audit Committee
Role and Function

The Audit Committee is responsible for reviewing the Group's corporate
governance, financial reporting, risk management and internal control. It

plays an advisory role and makes relevant recommendations to the Board.
Meetings

The Audit Committee held four meetings during the Year, with the presence
of the representative(s) of the Group's internal audit department (“Internal
Audit Department”) in those meetings involving discussion on internal
audit reports prepared by Internal Audit Department. Senior management
was co-opted to join the meetings of the Audit Committee to explain the
financial and business conditions of the Group to the committee members

from time to time.
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BOARD COMMITTEES (contd)
Audit Committee (Cont'd)
Works Performed

The works performed by the Audit Committee in the Year are summarised

below:

(1) reviewed the Group's final and interim results and draft consolidated
financial statements for the year ended 31 December 2024
and for the six months ended 30 June 2025 respectively before
recommending them to the Board for approval, with the presence of
the Company's external auditors (the “Independent Auditors”) in the

meeting reviewing final results;

(2) reviewed the overall performance including the performance of

investment properties and development properties of the Group;

(3) reviewed the accounting principles and practices adopted by the
Group and the requirements of the Listing Rules and statutory

compliance;

(4) recommended to the Board the re-appointment of the Independent

Auditors for shareholders’ approval;

(5) reviewed the Group's internal control, risk management, financial

reporting and auditing matters;

(6) reviewed and discussed significant audit findings in a meeting with

the presence of Independent Auditors;

(7) prepared and submitted to the Board an audit committee report
detailing the works performed by the Audit Committee during the
year 2024, presented its findings and made recommendations to

the Board for consideration;

(8) carried out annual review on the continuing connected transactions
of the Group;

(9) reviewed the adequacy of resources, qualifications and experience
of staff of the Group’s accounting, financial reporting and internal
audit functions as well as ESG performance and reporting, and their

training programmes and budget;

(10) discussed with Independent Auditors the nature and scope of the
annual audit and reporting obligations of the Independent Auditors

for the Year;
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BOARD COMMITTEES (contd)

Audit Committee (Cont'd)

Works Performed (Cont'd)

an

(12)

(13)

(14)

(15)

(16)

a7

(18)

(19)

(20)

@n

(22)

(23)

reviewed and approved the terms of engagement letters, and fees

for audit and non-audit services for the Year;
reviewed the arrangement for employees and those who deal with
the Company to raise concerns about possible improprieties in

financial reporting, internal control or other related matters;

reviewed and discussed internal audit reports prepared by Internal

Audit Department;

considered and approved the internal audit plan for the year 2026;
reviewed the effectiveness of internal audit function;

reviewed the Company’s policies and practices on corporate
governance, compliance with the CG Code and disclosure in the
Corporate Governance Report;

reviewed the Company's policies and practices on compliance
with legal and regulatory requirements and the compliance of such

policies and practices;

reviewed the code of conduct for the Directors and the compliance

of such code;

reviewed the code of practice for employees;

reviewed the sufficiency of training and CPD for the Directors and

senior executives;

reviewed the progress of risk management;

reviewed the effectiveness and adequacy of risk management

(include material ESG risks, if any) and internal control systems; and

reviewed the impact of adoption of new HKFRS Accounting
Standards.
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BOARD COMMITTEES (contd)
Audit Committee (Cont'd)
Works Performed (Cont'd)

In March 2026, the Audit Committee reviewed (i) the Group's final results
and draft audited consolidated financial statements for the Year; (i) the
Company's compliance with the CG Code during the Year and disclosure
in the Corporate Governance Report; (iii) the sufficiency of training and
CPD for Directors and senior executives for the Year; (iv) the effectiveness
and adequacy of risk management (include material ESG risks, if any)
and internal control systems for the Year; and (v) the effectiveness of
internal audit function of the Group for the Year. The Audit Committee also
made recommendation to the Board on the re-appointment of retiring
Independent Auditors for shareholders’ approval at the forthcoming annual
general meeting (the “2026 AGM").

Independent Auditors

In order to enhance independent reporting by the Independent Auditors,
the engagement director of the Independent Auditors is subject to
periodical rotation, and the nature and ratio of annual fees payable to the
Independent Auditors for non-audit services and for audit services are
subject to scrutiny by the Audit Committee. A policy of non-audit services
from the Independent Auditors was established. The Audit Committee
considers whether there is clear efficiency and value-added benefit to the
Company from that work being undertaken by the Independent Auditors;
whether there is adverse effect on the independence of their audit work or
the perception of such independence; the nature of the non-audit services
envisaged to be provided by the Independent Auditors; and the related fee
levels individually and in aggregate relative to the audit fees. In addition, a
policy restricting the employment of employees or former employees of
the Independent Auditors as senior executives or financial positions with

the Group has also been in place.

During the Year, the Independent Auditors had been engaged in providing
non-audit services in relation to (i) annual review of continuing connected
transactions of the Company at a fee of HK$100,000; and (ii) review
completion financial information in relation to disposal of a subsidiary at a
fee of HK$8,000. The audit fees of the Independent Auditors for auditing
the consolidated financial statements of the Group for the Year was
HK$2,008,000. The relevant engagement letters had been reviewed and
approved by the Audit Committee.
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BOARD COMMITTEES (contd)
Audit Committee (Cont'd)
Independent Auditors (Cont'd)

Prior to the commencement of the audit of accounts of the Group, the
Audit Committee had reviewed the Independent Auditors’ independence
and objectivity as required under the Code of Ethics for Professional
Accountants issued by the Hong Kong Institute of Certified Public
Accountants, reviewed the terms of their engagement as well as the nature

and scope of the audit and reporting obligations.

The Audit Committee satisfied with the findings of their review of the
engagement process, effectiveness, independence and objectivity of the

Independent Auditors.
Remuneration Committee
Role and Function

The Remuneration Committee is responsible for reviewing the
remuneration policies for all Directors and senior executives. The
Remuneration Committee is also responsible to review regularly and make
recommendations to the Board on the remuneration package of individual
EDs and senior executives as well as the remuneration of NEDs. It would
consult the Chairman or the CEO on the remuneration proposals whenever
it thinks fit.

The objective of remunerating the Directors and senior executives of the
Company is to ensure that there is an appropriate level of remuneration to
attract and retain experienced businessmen or professionals of high caliber
to act as the Directors and senior executives to oversee the Company's
businesses and development.

Meeting

The Remuneration Committee held one meeting during the Year.

Work Performed

The work performed by the Remuneration Committee in the Year is

summarised below:

(1) recommended to the Board to fix the Directors’ fee of NEDs for the

Year.
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BOARD COMMITTEES (contd)

Remuneration Committee (Cont'd)
Work Performed (Cont'd)

In January 2026, after assessing the performance of EDs, the Remuneration
Committee made recommendations to the Board and the Board has
approved the ED's remuneration packages including (i) the fixing of annual
salary of Ms. Chan, Hoi-wan at HK$100,000; and (ii) the adjustment of
monthly salary of Ms. Chan, Lok-wan to HK$73,000, for the year ending 31
December 2026 with reference to their duties and responsibilities in the

Group as well as the prevailing market conditions.
Remuneration Policy for EDs

The primary goal of the remuneration policy on EDs' remuneration package
is to enable the Company to retain and motivate EDs by linking their reward
with performance as measured against corporate objectives. In determining
guidelines for each reward element, the Company refers to remuneration

surveys on companies operating in similar businesses.
Remuneration Policy for NEDs and INEDs

The Directors' fees of NEDs and INEDs are subject to annual assessment
with reference to their duties and responsibilities and the prevailing market
conditions as appropriate. Reimbursement is allowed for out-of-pocket
expenses incurred in connection with performance of their duties. None of

the INEDs receives remuneration based on performance of the Group.
Nomination Committee

Role and Function

The role of the Nomination Committee is to lead the process and make
recommendations for appointments to the Board, whether as additional
appointment or to fill up the casual vacancy of directorship as and when
they arise, in the light of challenges and opportunities facing the Company,
as well as business development and requirements of the Company.

Meeting

The Nomination Committee held one meeting during the Year.
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BOARD COMMITTEES (contd)

Nomination Committee (Cont'd)
Works Performed

The works performed by the Nomination Committee in the Year are

summarised below:
(1)  reviewed the structure, size, composition and diversity of the Board;

(2) recommended to the Board on the re-appointment of Directors for

shareholders’ approval; and

(3) noted the appointment of Ms. Chan, Hoi-wan, an ED and the CEO as

a member of the Nomination Committee.

After the Year end, the Nomination Committee (i) made recommendation
to the Board on the re-appointment of retiring Directors for shareholders’
approval at the 2026 AGM; (ii) assessed the independence of INEDs,
who served more than nine years and are subject to re-election at the
2026 AGM; and (i) reviewed and assessed the time commitment and
contribution to the Board by each Director and considered that each
Director have gave sufficient time and attention to the affairs of the
Company, and satisfied that they can discharge their responsibilities

effectively.
Nomination Policy, Procedures, Process and Criteria

The Nomination Committee reviews the structure, size, composition
and diversity (including the evaluation of skills, knowledge, professional
experience, cultural and educational background, gender and age of the
Board members and assessment on the independence of the INEDs)
of the Board at least annually. It is responsible for assisting the Board in
maintaining a board skills matrix, and making recommendations on any
proposed changes to the Board to complement the Company's corporate
strategy and succession planning for the Directors from time to time and
selecting suitable and qualified individuals to become Board members.
In evaluating and selecting candidate(s) for directorship, the Nomination
Committee considers the character and integrity; skills and expertise;
professional and educational background; potential time commitment
for the board and/or committee responsibilities; and the elements of the
Board Diversity Policy as stated below etc. The Nomination Committee
makes recommendation to the Board to appoint the appropriate person
among the candidates nominated for directorship. The Board appoints
suitable candidate(s) in accordance with the Bye-laws of the Company and

the Listing Rules.
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INVESTMENT COMMITTEE REZEE

Investment Committee had been established since 2014 with writen HREZ8€H T —ERY - EE@BERE N
terms of reference in place. During the Year, it comprised Ms. Chan, Hoi- B #|E - RAFERN © ZEH %sﬂ&@ﬁiﬁ&'%ﬁ
wan as chairman and Ms. Chan, Lok-wan as chief investment officer, Mr.  EE#BRZ T HERERE BEELE - ZHE
Chan, Kwok-wai, Mr. Leung, Yun-fai and Mr. Ma, Tsz-chun as members. Itis £ REEELEBARKE - REZEQEEES
empowered to manage the investment business of the Group (other than EAREEZ K E XK (BHERERIN - UEHE
real estate investment) and to make recommendations and provide advice B E R EBEEREBEMNESSEFHEHARIEES

to the Board in relation to investment or potential investment. " e
ATTENDANCE RECORD OF DIRECTORS ESHETH
Attendance record of each of the Board members is as follows: FEFENE 2 HELHEHI T

Attendance Record of Directors £ i 5042

No. of meetings attended/held in 2025 (Percentage of attendance in total) R=2=FEHifF /BTEEHE BEFER)

Audit Remuneration ~ Nomination Investment Annual
Regular Ad hoc Committee Committee Committee Committee General
Board Meeting Board Meeting"  Meeting Meeting Meeting Meeting Meeting
Name of Directors Ezpe THESES3 KHEZSER BNZE0EE FHZE8S8E REZE96E REZEEEE RRAFAS
Executive Directors HiTES
Ms. Chan, Hoi-wan BIELL 474 (100%) 1/1 (100%) N/ATER N/A TiER 0/0* 4/4(100%)  1/1(100%)
Ms. Chan, Lok-wan Bamat 474 (100%) 1/1 (100%) N/AMER N/A TER N/ARER 4/4(100%)  1/1(100%)
Non-executive Directors  3#j{7&%
Mr. Lau, Ming-wai ZBREE  2/4(50%) 0/1 (0%) N/A R N/A @A N/A T ER N/A R i@ Absent £2/&
Ms. Amy Lau, Yuk-wai AEELL  4/4(100%) 1/1 (100%) N/A MER N/A MR N/A TR N/A MR 1/1 (100%)
Independent BT
Non-executive Directors g
Mr, Chan, Kwok-wai BEEEE  4/4000%)  1/1(100%)  4/4(100%)  1/1(100%)  1/1(100%)  4/4(100%)  1/1(100%)
Mr. Leung, Yundai PEELE 44 (100%) 1/1(100%)  4/4 (100%) 1/1 (100%) 1/1(100%)  4/4(100%)  1/1(100%)
Mr. Ma, Tsz-chun BG5S 44000%)  1/1(100%)  4/4(100%)  1/1(100%)  1/1(100%)  3/4 (75%)  1/1(100%)
Notes: Pt L -
» To avoid conflict of interest, Director(s) was/were absent at ad hoc Board " RBRBINRER FoESHEETERE
meeting(s) that he/she was required to abstain from voting. EWRER mZﬁﬂU%%@@% o
* Ms. Chan, Hoi-wan has been appointed as a member of the Nomination ~ * RBZtTN T _RAF~A=THEZE AR
Committee on 30 June 2025. HEEGKE -

—ECRFEFER  EABEEE 45
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DIVERSITY

Board Diversity Policy

The Company recognises and embraces the benefit of having a diverse
board, and sees increasing diversity at board level as an essential element
in maintaining a competitive advantage and achieving long-term sustainable
growth for the Group. A board diversity policy (the “Board Diversity
Policy”) had been adopted since September 2013. Elements of the Board
Diversity Policy include gender, age, cultural and educational background,
professional experience, skills and knowledge of Directors. Under the Board
Diversity Policy, candidates are selected based on merit and contribution
such candidate can bring to the Board. The Board has achieved a broadly
balanced gender representation, comprising four males and three females
members during the Year. The elements of the Board Diversity Policy
have substantially been included in the current Board composition. It was
concluded in the Board's yearly review that the Board Diversity Policy was

effective during the Year.

Workforce Diversity and Inclusion Policy

During the Year, the Board adopted a workforce diversity and inclusion
policy to promote diversity and inclusion across the Group, including
senior executives. The policy emphasises building a workforce with varied
gender, age, backgrounds, skills and perspectives to strengthen capabilities,
enhance decision making, and support sustainable business development
of the Group. The Group is committed to providing equal opportunities
in recruitment, training, compensation and promotion, while maintaining
a workplace free from discrimination and harassment. Human Resources
Department is responsible for monitoring the gender diversity profiles at

workforce level and report the status to the Board annually.

Gender Ratio

The Board put emphasis on gender diversity across all levels of the Group.
As at 31 December 2025, the male-to-female ratio in the Board, senior
executives and workforce of the Group are 57:43, 40:60 and 56:44
respectively. It was considered that the overall gender diversity of the
Group was above average. The Board targets to maintain the current level

of gender diversity at all levels of the Group.
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MODEL CODE FOR SECURITIES TRANSACTIONS

The Company has adopted a code of conduct regarding securities
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wERXGZ2BESTA
AAFERN-EEFRABERFZTA - i

HER T RAIN RCI (TR ITABBRITBAR

transactions by Directors on terms without deviation from the required
standard set out in the Model Code for Securities Transactions by Directors
of Listed Issuers contained in Appendix C3 to the Listing Rules (the “Model
Code"). All Directors, after specific enquiries by the Company, confirmed
that they had complied with the required standard set out in the Model

Code and the said code of conduct during the Year.

The Company has also adopted a code of conduct regarding securities
transactions by relevant employees on terms no less exacting than the
required standard set out in the Model Code. All the relevant employees
(the "Relevant Employees”) who, because of office or employment, are
likely to be in possession of unpublished inside information in relation
to the Group's securities had been requested to follow such code when
dealing in the securities of the Company. All Relevant Employees, after
specific enquiries by the Company, confirmed that they had complied with

the required standard set out in the said code during the Year.

RISK MANAGEMENT AND INTERNAL CONTROL

The Board acknowledges its responsibility to ensure that the Group
maintains appropriate and effective risk management (include material
ESG risks, if any) and internal control systems for the purposes of dealing
with identified risks, safeguarding the Company's assets, preventing
and detecting fraud, misconduct and loss, ensuring the accuracy of the
Company's financial reports and achieving compliance with applicable
laws and regulations, and reviews of their effectiveness through the Audit
Committee at least annually. The Board oversees the Company's senior
management in the design, implementation and monitoring of the risk
management and internal control systems on an ongoing basis. Internal
Audit Department is responsible for reviewing relevant financial, operational
and compliance controls and risk management functions, and reporting its
findings and advice to the Audit Committee. Audit Committee reviews and
provides confirmation to the Board on the effectiveness and adequacy of

the risk management and internal control systems at least annually.
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RISK MANAGEMENT AND INTERNAL CONTROL

(Cont'd)

Internal Audit

Internal Audit Department reports directly to the Audit Committee and is

independent of the Company’s management, with key tasks to:

(1) assess and monitor internal controls of the Group with unrestricted
direct access right to any levels of management whenever it

considered necessary;

(2) conduct comprehensive internal audits of the practices and
procedures, income and expenditures, and internal control of all

business units of the Group on a regular basis; and

(3) carry out special reviews and investigations on areas of concern

identified by the management for corrective actions.

Internal Audit Department produces an annual internal audit plan
based on a risk assessment methodology for the Audit Committee's
approval. Internal audits are carried out on a regular basis according to
the approved plan. Internal audit reports summarising audit findings
and recommendations are prepared from time to time for the Audit
Committee's review and discussion. Management is responsible for
ensuring that control weaknesses highlighted in internal audits are rectified
within a reasonable period. Internal Audit Department would monitor the

proper implementation of corrective measures.

During the Year, Internal Audit Department had conducted six internal
audits, relevant reports had been submitted to the Audit Committee for
consideration. The Audit Committee was satisfied with the scope and
quality of works done, and the extent and frequency of communication
of internal audit reports by the Internal Audit Department. The Audit
Committee was also satisfied with the effectiveness of the internal audit

function of the Group.

Pursuant to Whistleblowing Policy of the Group, employees and other
stakeholders can report the possible improprieties in relation to financial
reporting, internal control or other matters of the Group to Head of Internal
Audit Department, who shall then report to the chairman of the Audit
Committee. Internal Audit Department has not received any report during
the Year. The Group's anti-corruption policy is embedded in its Code of
Practice, which sets out the standards of integrity and ethical conduct

expected of employees.
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RISK MANAGEMENT AND INTERNAL CONTROL

(Cont'd)

Risk Management

Risk Management Framework

The Company established an Enterprise Risk Management Framework that
includes a risk management policy and procedures, as well as a designated
risk management officer (i.e. Head of Internal Audit Department) who

helps to deploy the risk management process across the business.

Risk Management Process

Our risk management process includes risk identification, risk assessment
and prioritisation, risk owner appointment, risk treatment and upward
reporting and monitoring of identified risks to the Audit Committee. A
corporate risk register has been established to track and document the
identified risks, risk owners, mitigating actions and control measures, and

facilitates continuous update of risk treatments.

Reviews were conducted twice a year to follow up on the significant risks
and related actions as documented in the corporate risk register, and the
results reported to the Audit Committee. The risk management assessment
results were reported to the Board through the Audit Committee. The
Company will continue to enhance and standardise our approach to

manage risks.

Subsequent to the Year, the Audit Committee had reviewed the
effectiveness and adequacy of risk management (include material ESG risks,
if any) system for the Year and the Board after receiving and considering
the report and confirmation from the Audit Committee, satisfied with the
effectiveness and adequacy of the risk management (include material ESG
risks, if any) system of the Group and confirmed that the Company had
complied with the Code Provisions in respect of risk management during
the Year.
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RISK MANAGEMENT AND INTERNAL CONTROL

(Cont'd)

Internal Control

Annual Review

Based on the annual assessment made by the Independent Auditors, the

works done by Internal Audit Department, and annual review conducted

through the Audit Committee covering all material controls, including

financial, operational and compliance controls, the Board satisfied with the

effectiveness and adequacy of the system of internal control of the Group

and concluded and confirmed that:

M
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the Company had complied with the Code Provisions in respect of

internal control during the Year;

a framework of prudent and effective controls had been established

to identify, evaluate and manage the risks;

internal control and accounting systems of the Group were effective

and adequate;

neither the changes in the nature and extent of significant risks
since last annual review nor significant risks and control failings or
weaknesses that may influence the Group were identified, through

the ongoing monitoring process;

material transactions of the Group were executed with the

management's authorisation;

the Company's processes for financial reporting and Listing Rules

compliance were effective; and

the resources devoted to risk management and internal control
systems, including qualifications and experience of staff of the
Group's accounting, financial reporting and internal audit functions
as well as ESG performance and reporting, and their training

programmes and budget were adequate.
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COMMUNICATIONS WITH SHAREHOLDERS

The Company had established a shareholders” communication policy
(the "Policy”) and the Board had undertaken to review the Policy at least
annually to ensure its effectiveness. The Policy sets out the framework
in place to promote two-way communication with shareholders. It also
aims to set out the provisions with the Company's objective of providing
the shareholders of the Company timely, ready and equal access to the
Company's information from time to time so as to allow shareholders to
exercise their rights in an informed manner, and to allow shareholders to

share with the business affairs of the Company.

Under the Policy, channels for communication mainly include: (i) holding
formal meetings including general meetings; (ii) publication of financial
reports, notices, announcements or circulars at the Company's website and
the Stock Exchange's website; (iii) disseminating latest information of the
Group or press releases issued by the Company through the Company's
website; and (iv) maintaining a continuing dialogue with shareholders and
stakeholders by allowing them to raise their enquiries to Investor Relations,
contact information is disclosed in “Corporate Information” of this annual

report and the Company's website at https://www.chineseestates.com.

The Company acknowledges that general meetings are good
communication channel with shareholders that the Directors and the
chairmen of the Board Committees are encouraged to attend and answer
questions from shareholders at general meetings. During the Year, the
Company held an annual general meeting on 23 May 2025 (the “2025
AGM") with the presences of the CEO, all of the INEDs (including the
chairmen of the Audit Committee, the Remuneration Committee and the
Nomination Committee), the Company Secretary, the Group Financial
Controller as well as the Independent Auditors to answer questions
from shareholders, and provide chance to understand the views of the
shareholders on matters affecting the Company, including governance and

performance against the Company's corporate strategy.

Sufficient advance notice of meetings and information had been given
and provided to shareholders before each general meeting. At the
commencement of each general meeting, the chairman of the meeting
had explained the procedures for conducting a poll to the shareholders and
the shareholders were allowed to raise any question concerning the poll
procedures. At each of the meetings, separate resolutions were proposed
by the chairman of the meeting and put forward to the shareholders for
poll voting. Details of poll results are available at the Company's website.
Questions from shareholders were answered during the meeting and/or

followed up afterwards as appropriate.

BRRzBHE

ARFEHERRBRBER (ZBE])  MEFED
REEVBFRNZBRABRE G - ZECR
HAERERRRERBBNER - LS EH M
ARBBFE—BHHRE - TRRAR BT RRRESE
NB - BER R FERRARRNEN  ERREMN
BEOBERTITERSEEN  XEBREDFAAA
XBEH -

REZBET  BBREBEXEZERE: ORTERE
F(BPERERE)  ()RAR A48 5 &8k 32 7 48
UEMMGRE B REIEBE  (i)BBR
AR ME M AEEEHE SR ARE T
i ROVBFRREFMHERBIREEBRG
BAZERAFER2IARER]IARARTIEE
https://www.chineseestates.com) $2 H i E M &) -
T RS R R a5 0 & HEFF IR R HIRE o

ARBREBRRRERABERR ZHRIFZEE
RE UBBEFREFEETZEGIRLFER
RAGRBEEBRRER - RAFER - THAE
ERBYGFUTEZT(BRERZES  FHZ
RREEERER)  RAONWE  SEUBER
BUZBMEEREARBANR _E_AFOA

SHRETZERRBFAE(ZT-AFRREAE
FARGDACERRIER - WHELEES TRERRY
FERNRABEE(BREMRARRNER RDEREL
KRB ZEE »

m

\

Bt )
+

ARARREXBRABRREAS AT TEE K REFRERR
RErgRRd  TRHAZEH RNERRAE
FIRE - KREEFRREBENRESARANE
F - URRREASRAERARFELRE - RS
BRAE L REEFEEBUAZER - LREXT
MRRIEE - FRARERRER 2 FHBIRAD AR
R - BEARREZIEFERNAE LRER/INE
&R (I A) o

—E_HEFR

g ABgEE 51



CORPORATE GOVERNANCE REPORT ¥ ERHES

COMMUNICATIONS WITH SHAREHOLDERS

(Cont'd)

The Company regulates the handling and dissemination of inside
information as set out in the corporate communications manual to
ensure inside information remains confidential until the disclosure of such
information is appropriately approved, and the dissemination of such
information is efficiently and consistently made. Such manual also provides
guidance for coordinating the disclosure of material information to investors,
analysts and media, identifies who could speak on the Company’s behalf,
and outlines the responsibility for communication with various stakeholder

groups.

The Company has established effective systems and procedures to ensure
a timely and structured flow of information, enabling senior management
to promptly identify, assess and escalate any material information. Control
procedures are in place to monitor the Group's financial performance,
business developments and corporate events across various business
divisions and function units, which are required to report to senior
management through regular reporting or as and when internal escalation
triggers occur. Senior management will promptly evaluate the impact
of reported matters and where appropriate, escalate the matter to ED
for further consideration. If the ED considers that the reported matter
constitutes inside information, such matter will be submitted to the Board
for consideration and determination, and, if appropriate, disclosed by the

Company in a timely manner.

As the Policy includes various channels for shareholders and stakeholders
to communicate their views on matters affecting the Company, the Board
considered it was effective and adequate during the Year in its annual

review.
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DIVIDEND POLICY

The Board has adopted a dividend policy for the Company that aims to
set out the principles and guidelines of the Company in relation to the
declaration, recommendation and payment of dividends to its shareholders
(the "Dividend Policy").

Under the Dividend Policy, the Company does not have any pre-
determined dividend payout ratio. Distribution of dividends should be
in the interests of the Company and its shareholders as a whole. When
considering dividend declaration or recommendation, the Board shall take

into account the following factors:

(1) business condition and strategy of the Group;

(2) capital requirement for the Group’s existing/potential project or

investment;

(3) earnings, financial and cash flow position and distributable reserves

of the Company and the Group; and

(4) other factors that the Board deems relevant.

The declaration and payment of dividends is subject to the provisions of
the Bye-laws of the Company, the Companies Act 1981 of Bermuda (as
amended from time to time) and any other applicable laws, rules and

regulations.

The Company's dividend distribution record in the past may not be used
as a reference or basis to determine the level of dividends that may be

declared or paid by the Company in future.

The Board has the sole discretion to recommend or not to recommend
final dividends to the shareholders for approval; and to declare or not to
declare any other dividends, including but not limited to interim and/or
special dividends, after taking into consideration the factors as stated in (1)
to (4) above. The reasons for distribution of dividends or not have been
disclosed in “Chairman’s Statement” of this annual report. It is confirmed
that all dividend decisions made by the Board were made in accordance

with the Dividend Policy.

The Dividend Policy may be updated, amended, modified and/or cancelled

from time to time as the Board may think fit and necessary.
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SHAREHOLDERS' RIGHTS

Convene a Special General Meeting

Shareholders holding at the date of the deposit of the requisition not less
than one-tenth of the paid-up capital of the Company carrying the right of
voting at general meetings of the Company can at all times submit a signed
written requisition, specifying the purpose, to the Board or the Company
Secretary to request the convening of a special general meeting (“SGM")
and deposit the requisition at the principal office of the Company in Hong
Kong or the registered office of the Company in Bermuda, the addresses

are disclosed in “Corporate Information” of this annual report.

If within twenty-one days of such deposit the Board fails to proceed to
convene the SGM, the requisitionist(s), or any of them representing more
than one half of the total voting rights of all of them, may convene a SGM,
but any SGM so convened shall not be held after the expiration of three

months from twenty-one days of the deposit.
Put Forward the Proposals at Shareholders’ Meeting

Shareholder(s) representing not less than one-twentieth of the total voting
rights of all shareholders having a right to vote at the general meeting at
the date of the requisition or shareholders not less than 100 in total can
submit a written requisition to the Board or the Company Secretary to

propose a resolution at the general meeting (the “Written Requisition”).

The Written Requisition must be accompanied by (i) the proposed
resolution; and (ii) a statement of not more than 1,000 words with respect
to the matter referred to in the proposed resolution or the business to be
dealt with at the general meeting. The Written Requisition must contain
the signatures of all the requisitionist(s). The Written Requisition must
be deposited at the principal office of the Company in Hong Kong or the
registered office of the Company in Bermuda, the addresses are disclosed
in “Corporate Information” of this annual report, not less than six weeks
before the general meeting in the case of a requisition requiring notice of
a resolution and not less than one week before the general meeting in the

case of any other requisition.
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SHAREHOLDERS' RIGHTS (contd)

Put Forward the Proposals at Shareholders’ Meeting (Cont'd)

Provided that if, after a copy of the Written Requisition requiring notice of
a resolution has been deposited at the principal office of the Company
in Hong Kong or the registered office of the Company in Bermuda, an
annual general meeting is called for a date which is six weeks or less after
the copy has been deposited, the copy though not deposited within the
time required shall be deemed to have been properly deposited for the

purposes thereof.

The shareholders concerned must deposit a sum of money reasonably
sufficient to meet the Company's expenses in serving the notice of the
resolution and circulating the statement given by the requisitionists to all
shareholders in accordance with the requirements under the applicable

laws and rules.

Propose a Candidate for Election as a Director at an Annual

General Meeting

Procedures for shareholders to propose a person for election as a
Director had been established and published at the Company's website
(https://www.chineseestates.com).

Shareholders’ enquiries

Shareholders can raise their enquiries to the Board or the Company
Secretary in writing by sending such written enquiries to the principal
office of the Company in Hong Kong at the address disclosed
in “Corporate Information” of this annual report or by email at
investor.relations@chineseestates.com. Shareholders also have right to raise

questions at general meetings.
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CONSTITUTIONAL DOCUMENTS

During the Year, there was no change in the Company's constitutional

documents.

DEVIATIONS FROM CODE PROVISIONS

Chairman/Non-executive Director Attending General Meeting

Mr. Lau, Ming-wai, the Chairman of the Board and a NED, was unable to
attend the 2025 AGM as he had business engagement. Mr. Chan, Kwok-
wai, the chairman of the Audit Committee and Remuneration Committee,
was elected as the chairman of the 2025 AGM to ensure effective
communication with shareholders of the Company at the 2025 AGM. The
chairman of Nomination Committee, Mr. Ma, Tsz-chun had also attended
the 2025 AGM.

CONCLUSION

The Company believes that corporate governance principles and practices
are essential to the business communities. Ongoing effort will be put
to review its corporate governance practices from time to time so as
to accommodate the changing circumstances. The Company will strive
to maintain and strengthen the standard and quality of its corporate

governance.
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The directors of the Company (the “Directors” or the “Board") present
to the shareholders their report together with the audited consolidated
financial statements of the Company and its subsidiaries (collectively the
“Group”) for the year ended 31 December 2025 (the “Year").

PRINCIPAL ACTIVITIES

During the Year, the Company acted as an investment holding company
and its subsidiaries were principally engaged in property investment and
development, building and property management, brokerage, securities

investment, money lending and cosmetics distribution and trading.

BUSINESS REVIEW

A review of the business of the Group during the Year, discussion on
the Group's future business development and description of possible
risks and uncertainties that the Group may be facing can be found in the
“Chairman’s Statement” of this annual report. Furthermore, the financial
risk management objectives and policies of the Group can be found in
Note 5(b) to the consolidated financial statements. Particulars of important
event(s) affecting the Group that has/have occurred since the end of the
Year (if any) are contained in the “Chairman’s Statement” of this annual
report. An analysis of the Group’s performance during the Year using
financial key performance indicators is provided in the “Financial Operation
Review" of this annual report. Discussions on the Group's environmental
policies and performance, relationships with its key stakeholders, and
compliance with the relevant laws and regulations that have a significant
impact on the Group are provided in the “Chairman’s Statement”,
the “Corporate Governance Report”, the “Directors’ Report” and the

“Environmental, Social and Governance Report” of this annual report.

OPERATING SEGMENTS INFORMATION

The Group's revenue and contribution to profit for the Year from operations
analysed by principal activities are set out in Notes 7 and 8 to the

consolidated financial statements.

SUBSIDIARIES AND ASSOCIATES

Particulars of the Company's principal subsidiaries and associates as at
31 December 2025 are set out in Notes 46 and 47 to the consolidated

financial statements.
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RESULTS AND APPROPRIATIONS

The results of the Group for the Year are set out in the consolidated

statement of comprehensive income on pages 119 to 120.

During the Year, the Board had declared and paid an interim dividend of
HK1 cent per share (payment date: 9 September 2025) (2024 nil).

The Board resolved not to recommend the payment of final dividend for
the Year (2024: HK3 cents per share).

FINANCIAL SUMMARY

A summary of the results, assets and liabilities of the Group for the last five

years is set out on pages 262 to 263.
PRINCIPAL PROPERTIES

Details of the principal properties of the Group as at 31 December 2025
are set out on pages 264 to 268.

PROPERTY, PLANT AND EQUIPMENT

Movements in property, plant and equipment during the Year are set out in

Note 20 to the consolidated financial statements.
INVESTMENT PROPERTIES

During the Year, the Group did not acquire any investment properties
(2024: nil); the Group did not dispose of any investment properties
(2024: disposed of two investment properties with total carrying amount of
approximately HK$2,844,986,000).

Other movements in investment properties during the Year are set out in

Note 19 to the consolidated financial statements.
CHARITABLE DONATIONS

Charitable donations made by the Group during the Year amounted to
approximately HK$717,000 (2024: HK$10,000).
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GROUP BORROWINGS AND INTEREST
CAPITALISED

Details of secured bank and other borrowings repayable within one year or
on demand and long-term secured bank borrowings are shown in Note 33

to the consolidated financial statements.

During the Year, interest capitalised amounted to approximately
HK$9,950,000 (2024: HK$21,546,000) by the Group.

RESERVES

Movements in the reserves of the Group during the Year are set out on
pages 124 to 128.

As at 31 December 2025, the Company's reserves available for distribution,
calculated in accordance with the Companies Act 1981 of Bermuda (as
amended), amounted of approximately HK$11,581,690,000 (2024:
HK$11,737,912,000).

SHARE CAPITAL

Movement in the share capital of the Company during the Year is set out in

Note 34 to the consolidated financial statements.
PRE-EMPTIVE RIGHTS

No pre-emptive rights exist under the laws of Bermuda, being the

jurisdiction in which the Company is incorporated.

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

During the Year, neither the Company nor any of its subsidiaries had

purchased, sold or redeemed any of the Company's listed securities.
EQUITY-LINKED AGREEMENTS

During the Year, the Company did not enter into any equity-linked

agreement.
MANAGEMENT CONTRACTS

No contracts, other than employment contracts, concerning the
management and administration of the whole or any substantial part of the

Company's businesses were entered into or existed during the Year.
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MAJOR CUSTOMERS AND SUPPLIERS

The aggregate revenue attributable to the Group's five largest customers

amounted to less than 30% of the Group's total revenue for the Year.

The aggregate purchases attributable to the Group's five largest suppliers

amounted to less than 30% of the Group's total purchases for the Year.

DIRECTORS

The Directors during the Year and up to the date of this Directors’ Report

are:

Executive Directors:
Ms. Chan, Hoi-wan (Chief Executive Officer)
Ms. Chan, Lok-wan

Non-executive Directors:
Mr. Lau, Ming-wai (Chairman)
Ms. Amy Lau, Yuk-wai

Independent Non-executive Directors:
Mr. Chan, Kwok-wai

Mr. Leung, Yun-fai

Mr. Ma, Tsz-chun

Mr. Chan, Kwok-wai, Mr. Leung, Yun-fai and Mr. Ma, Tsz-chun will retire
from office at the forthcoming annual general meeting pursuant to Bye-
law 111 of the Bye-laws of the Company and all being eligible will offer

themselves for re-election.

SERVICE CONTRACTS OF DIRECTORS

None of the Directors has a service contract with the Company or any of
its subsidiaries which is not determinable by the employer within one year

without payment of compensation (other than statutory compensation).

PUBLIC FLOAT

Based on information that is publicly available to the Company and within
the knowledge of the Directors, the Company confirms that it has complied
with the Rules Governing the Listing of Securities on The Stock Exchange of
Hong Kong Limited (the “Stock Exchange”) (the “Listing Rules”) to maintain
a sufficient public float of at least 25% of its issued share capital during the

Year, as at 31 December 2025, and up to the date of this annual report.

For the purpose of compliance with new rule 13.32B of the Listing Rules,
the Company relies on the “Initial Prescribed Threshold” of at least 25% of

its total number of issued share capital being held by the public.
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PUBLIC FLOAT (contd)

Save for the public float, the ownership of all remaining issued share capital
of the Company as at 31 December 2025 is set out in below sections
“Directors’ and Chief Executives’ Interests in the Securities of the Company
and Associated Corporations” and “Substantial Shareholders’ Interests in

the Securities of the Company”.

DIRECTORS’ AND CHIEF EXECUTIVES'
INTERESTS IN THE SECURITIES OF THE
COMPANY AND ASSOCIATED CORPORATIONS

As at 31 December 2025, 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 of its associated corporations (within
the meaning of Part XV of the Securities and Futures Ordinance, Chapter
571 of the laws of Hong Kong (the “SFO")) as recorded in the register
kept by the Company pursuant to 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 contained in

Appendix C3 to the Listing Rules were as follows:
| The Company
Number of

Shares Held
FIERAEE

Name of Director

EEns
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RABREREN  RZZE-_AF+-_R=+—H"
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Percentage of

Issued Share

Capital
ERTREIBEIL

Capacity
-37)

Ms. Chan, Hoi-wan (“Ms. HW Chan") 1,430,700,768 & Interest in controlled 74.99%
BRel B+ (B E L) corporation and interest of
children under 18
FREGNERE 2 &
R 18ER F 2 s
Note: fizE -
* These shares of the Company were indirectly owned by Sino * KR T2 ZERMDEBSIno Omen Holdings

Omen Holdings Limited (as disclosed under “Substantial
Shareholders' Interests in the Securities of the Company”), the
entire issued share capital of which was held by Ms. HW Chan as
the trustee of her minor children Lau, Chung-hok, Lau, Sau-wah
and Lau, Sau-yee.
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DIRECTORS' AND CHIEF EXECUTIVES'
INTERESTS IN THE SECURITIES OF THE
COMPANY AND ASSOCIATED CORPORATIONS

(Cont'd)

Il Associated corporations of the Company

EENBETHRAEBRAQFR
B EE 2 &S ER @

n ARFZEBEE

Percentage of

Name of Associated Number of Issued Share
Name of Director Corporations Share(s) Held Capacity Capital
Exps HEEBAR PR A8 A 5 | ERTRZASL
Ms. HW Chan Sino Omen Holdings Limited 50,000 * Interest of children under 18 100%
BelEL L Rm18ET R s
Ms. HW Chan Solar Bright Ltd. 1 J Interest in controlled 100%
BelEL L corporation and interest of
children under 18
PR ER 2 s
R85 T X 2 s
Note: PiEE

* Ms. HW Chan (as the trustee for her minor children Lau, Chung-
hok, Lau, Sau-wah and Lau, Sau-yee) directly held the entire
issued share capital of Sino Omen Holdings Limited. Sino Omen
Holdings Limited directly held the entire issued share capital of
Solar Bright Ltd.. Therefore, Ms. HW Chan as the trustee for her
said minor children was also regarded as interested in the entire
issued share capital of Solar Bright Ltd..

The interests stated above represent long position. The percentage shown
was the number of shares the relevant Director was interested in expressed

as a percentage of the number of issued shares as at 31 December 2025.

Save as disclosed above, none of the other 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 or debentures of the
Company or any of its associated corporations (within the meaning of Part
XV of the SFO) as at 31 December 2025.

During the Year, none of the Directors and chief executives of the Company
nor their spouses or children under 18 years of age were granted or had
exercised any right to subscribe for any securities of the Company or any of

its associated corporations.
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SUBSTANTIAL SHAREHOLDERS' INTERESTS IN  FERRNA QB2 & HEHR
THE SECURITIES OF THE COMPANY

As at 31 December 2025, so far as are known to any Directors or chief EEFXARNRAESTRABMAE RZZT-H
executives of the Company, the following parties (other than Directors or  F+Z=A=+—H ' AR AIREFEH LS KHIE
chief executives of the Company) were recorded in the register kept by ~ 336{§B#F 2 B MATHEBITHNSARR » HE
the Company under section 336 of the SFO, or as otherwise notified to  SkfE B #E A S5 BB AR B2 B 1TIRAN5%3K A
the Company, as being directly or indirectly interested or deemed to be ~ EEZHZ AL (BEFH AR AR RSTHRA SR 0

interested in 5% or more of the issued share capital of the Company: ™

Percentage of

Number of Issued Share

Name of Substantial Shareholders Shares Held Capacity Capital

FERRER Fris R4 8 B ; 54 EBTREABIL

Mr. Joseph Lau, Luen-hung (“Mr. Joseph Lau”) 1,430,700,768 A Interest of spouse and 74.99%
Bl S A ([ BB SR A& D) interest of children under 18
Bl 2 #Eam &
R 188 T R 2w

Sino Omen Holdings Limited 1,430,700,768 e Interest in 74.99%
(Incorporated in the British Virgin Islands) controlled corporation
(7 52 /88 4 FR A S R T AR SZ) Pz A B 2 #e s

Solar Bright Ltd. 1,430,700,768 & Beneficial owner and interest 74.99%
(Incorporated in the British Virgin Islands) in controlled corporation
(P32 /88 4 R R A S e A SZ) BERBEAAR
FRYEHIER 2 #

Century Frontier Limited 476,425,000 k3 Beneficial owner 24.97%
(Incorporated in the British Virgin Islands) BB A

(A R 4 R R B S e A SL)

Joseph Lau Luen Hung Investments Limited 230,984,820 * Beneficial owner 12.10%
(Incorporated in the British Virgin Islands) EmEA A

(R R 4 B R B & R A L)
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SUBSTANTIAL SHAREHOLDERS' INTERESTS IN
THE SECURITIES OF THE COMPANY (contd)

Notes:

o Mr. Joseph Lau was deemed to be interested in the same parcel of
shares that his spouse, Ms. HW Chan, and his minor children, Lau,
Chung-hok, Lau, Sau-wah and Lau, Sau-yee, were interested or deemed
to have interests.

* Solar Bright Ltd. held the entire issued share capital of Century
Frontier Limited and Joseph Lau Luen Hung Investments Limited and
therefore was deemed to be interested in 476,425,000 shares of the
Company held by Century Frontier Limited and 230,984,820 shares
of the Company held by Joseph Lau Luen Hung Investments Limited
respectively. In addition, Solar Bright Ltd. directly held 723,290,948
shares of the Company. As such, Solar Bright Ltd. was interested or
deemed to have interested in a total of 1,430,700,768 shares of the
Company. Sino Omen Holdings Limited held the entire issued share
capital of Solar Bright Ltd. and therefore was deemed to be interested
in 1,430,700,768 shares of the Company, which were referred to in
the interests of Ms. HW Chan as disclosed under “Directors’ and Chief
Executives' Interests in the Securities of the Company and Associated
Corporations”.

All the interests stated above represent long positions. As at 31 December
2025, no short positions were recorded in the register kept by the

Company under section 336 of the SFO.

ARRANGEMENTS TO PURCHASE SHARES OR
DEBENTURES

There were no arrangements to which the Company or any of the
Company's subsidiaries was a party to enable the Directors to acquire
benefits by means of the acquisition of shares in, or debentures of, the

Company or any other body corporate during the Year.
DIRECTORS’ INDEMNITIES

According to the Company's Bye-laws, each Director shall be entitled to
be indemnified out of the assets of the Company against all losses or
liabilities (to the extent allowed by the Companies Act 1981 of Bermuda
(as amended)) which such Director may sustain or incur in or about the
execution of the duties of the Director's office or otherwise in relation
thereto. The Company has provided indemnity to independent non-
executive directors of the Company (“INEDs") by issuing a letter to each
of the INEDs. The Company has also arranged appropriate directors’
and officers’ liability insurance coverage for the Directors and officers of
the Group which was in force during the Year and up to the date of this

Directors' Report.
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DIRECTORS' INTERESTS IN COMPETING
BUSINESSES

During the Year, Ms. HW Chan and Mr. Lau, Ming-wai had personal and/or
directorship interests in private companies engaged in property investment
business and securities investment business; Ms. HW Chan had personal
and/or directorship interests in private companies engaged in money
lending business and property development business; and Mr. Lau, Ming-
wai had personal and directorship interests in a private company engaged
in property management business. As such, they were regarded as being
interested in such businesses, which competed or might compete with the

Group.

In addition, Mr. Joseph Lau, a former executive Director, Chairman of the
Board and Chief Executive Officer of the Company, had through the then
private companies wholly-owned by him acquired the retail shops of York
Place, Excelsior Plaza (include Laforet) and Southorn Centre (also known as
Wanchai Computer Centre) from the Group in 2010, certain floors and car
parking spaces constituted part of the properties known as Silvercord and
the properties known as The ONE from the Group in 2015 as well as the
properties known as Windsor House from the Group in 2016 (collectively
the “Private Properties”). Ms. HW Chan was a director of and deemed to
have interests in the companies directly or indirectly holding the Private
Properties during the Year. There might be potential leasing competition
for existing and prospective tenancies between the Private Properties and
investment properties held by the Group. In order to manage such potential
leasing competition, Mr. Joseph Lau had provided certain undertakings and
the Company had agreed with the Stock Exchange to implement certain
measures for monitoring the compliance of such undertakings. Details of
such undertakings and monitoring measures were set out in the circulars
of the Company dated 18 June 2010, 23 September 2014, 7 January
2015 and 15 January 2016. The INEDs had carried out an annual review
on the compliance of the said undertakings and monitoring measures and
confirmed that such undertakings and monitoring measures were duly
complied with and considered adequate monitoring measures were in

place to avoid the potential leasing competition during the Year.

The Directors are aware of their fiduciary duties and will act honestly and
in good faith in the interests of the Company and will avoid any potential
conflict of interests and duties. The Company comprises three INEDs and
all of them are members of the audit committee of the Company, so that

the interests of its shareholders can be adequately represented.

Other than as disclosed above, none of the Directors were interested in
any businesses apart from the Group’s businesses, which competed or was

likely to compete, either directly or indirectly, with the Group's businesses.
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DIRECTORS' AND CONTROLLING BEENEERRREHAZER
SHAREHOLDERS' INTERESTS IN CONTRACTS

Save as the agreement(s) disclosed under the heading “"Connected [RR T#l[RBIER S| — &l 2 e L& N 4R A 81
Transactions” below and the facility agreement(s) entered into between HHEAMFA5IERPEA TS | ABAERE
the Group and Ms. HW Chan as disclosed under “Material Related Party [RSlBEBZ T 2R EHHI » REFELERFARFEE
Transactions” in Note 45 to the consolidated financial statements, there  Py{F{a] B 48 A Bl sk A A &) 2 (R BB A RIFT T 2
were no other transactions, arrangements or contracts of significance in ~ EAQA T EKEBIEER S - THHALHT - &
relation to the Company’s businesses, to which the Company or any of the ~ ZEsififyARE y TEME T B A & A
Company's subsidiaries was a party, subsisting at the end of the Year or at 25 : [ft4h + KA B AR 7 2 A BB A & 75 48 6l
any time during the Year, and in which a Director or an entity connected 3% 4 J& 58 o B (F{a fi B A Tl 5] L A A D T %7575 4
with a Director had, whether directly or indirectly, a material interest, nor 2 HMEELZ S « ZHHAEHL) -

there were any other transactions, arrangements or contracts of significance

in relation to the Company's businesses between the Company or any

of the Company's subsidiaries and a controlling shareholder or any of its

subsidiaries.

CONNECTED TRANSACTIONS BEERXS

(1) Connected Transactions and Continuing Connected (1) BEXZREEBRERS
Transactions
The Group had entered into the following tenancy agreements with REBEDHERANG —BEEALEZ NEE
a connected person of the Company. The entering into the relevant ek o RIMRAEERZEREES  REER
tenancy agreements as well as the rental payments, the service EHRIE C HETHBRERERFARKER
charges and rates payments, the fit-out administration fee payments BRBBER)BRARRZEERS R,
and the dedicated lift maintenance payment thereof (where BEBERS -  ZERSERE B KR E
applicable) constituted connected transactions and/or continuing BIFEE - WEEBT EMRAE4AZRIE N2 H
connected transactions for the Company. These transactions were W AHAR(ERERAARFBEBEISM
exempted from the independent shareholders’ approval requirement, B)FEBZBTE °

but were subject to the reporting, announcement and (to the extent
constituting continuing connected transactions for the Company)

annual review requirements under Chapter 14A of the Listing Rules.
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CONNECTED TRANSACTIONS (contd)

Connected Transactions and Continuing Connected

Transactions (Cont'd)

Name of the parties to
the transaction(s)

RHEHER

Date and principal terms of
the transaction(s)
REBHRTERR

DIRECTORS' REPORT EEEREE

BEXZ®

(1) BEXZRFEREXS (@)

Caps for the Year
FELR

Name of the connected person and
nature of connected person’s interest in
the transaction(s)

BEATZREBEALRARS D 2AENE

Date of Announcement: 28 March 2022

AHRY: —E-_#=F=1/IA

Landrich (HK.) Limited ("Landrich")
(an indirect wholly-owned
subsidiary of the Company)
(Tenant)

NI )
(FRRIZMELZERR
MEAT)

Gl

Chinese Estates, Limited ("CEL")
(a direct wholly-owned
subsidiary of the Company)
(Tenant)

ENBEERDA(EE)
(ARRIZERZERSR
MELFE)

(#P)

Windsor House Limited ("WHL")
(Landlord)
(#3)

Tenancy agreement dated 28 March 2022 entered
into between Landrich and WHL in relation to
leasing of Room 3602 on the 36th floor of Chubb
Tower, Windsor House at a monthly rental of
HK$169,500 for a term of 3 years from 1 April
2022 to 31 March 2025 in connection with the
sale of No. 18 Ma Kok Street redevelopment project
in Tsuen Wan (now known as MATAKOK)
BEREWHET U BSEAZS - ZF=A=-1TI
ROEERE  AANEEEAEREASAR
36123602%  §AM£A16950087T - H=F
—EMA-BE-T-RF-R=t+-ALtA
B4 BREEURSES AL SRNERE
B (578 BMATAKOK)

Tenancy agreement dated 28 March 2022 entered
into between CEL and WHL in relation to renewal
leasing of the whole of 19th floor, the whole of
20th floor and the whole of 21st floor of Chubb
Tower, Windsor House at an aggregate monthly
rental of HK$2,350,000 and for a term of 3 years
from 1 November 2022 to 31 October 2025 for
the purpose of headquarter of the Group
MEEAWHLETARA-Z - —F=A 1)\
Ao STz FUERESEAEREADAE
1982 2082 ER1E2E  BAAHME
£A23500008 A-F-—F+—F—F
ETCRFTAST-HILAS=F AR
EREHA

Date of Announcement: 13 March 2023

AERE ZEZZFZATZH

CEL
(Tenant)
£E

(EP)

WHL
(Landlord)
#+)

Tenancy agreement dated 13 March 2023 entered
into between CEL and WHL in relation to renewal
leasing of the whole of 39th floor of Chubb

Tower, Windsor House at a monthly rental of
HK$1,090,000 for a term of 2 years 4 months and
19 days from 13 June 2023 to 31 October 2025
for the purpose of headquarter of the Group
MEEAWHLEVRBA-E-=E=A1=H
WHRERS EHERESEAEREASKAE9
B2E BARSA10900008T BT
“ERRTZBE-E-RETA=T-HItA
HmENEAZTAR  fFRALEEAS A

For senvice charges and
rates payments

~ HK$6,350,000
REEREMTE

- 6,350,000/ T

For fit-out administration
fee payments

- HK$500,000
RETHENE
-500,0007C

For dedicated lif
maintenance payment
- HK$450,000
ERFARBRETE
- 450,000 T

For service charges and
rates payment

- HK$3,000,000
R & REMFA

- 3,000,000/ T

For fit-out administration
fee payment

- HK$500,000
RETHERE

- 500,000

WHL

At the date of the announcement, WHL was a
company indirectly wholly-owned by Ms. HW Chan
(an executive Director, the chief executive officer

of the Company and a trustee of the substantial
shareholders of the Company (who are her minor
children)) as trustee for her minor children
REDHEE  WHLA— AR LT (E1
BZ  ARAZOBBHERARA FERE
Bz AREFR)ZEFNRERREFLL B
Az BRZERE DT

WHL

At the date of the announcement, WHL was a
company indirectly wholly-owned by Ms. HW Chan
(an executive Director, the chief executive officer

of the Company and a trustee of the substantial
shareholders of the Company (who are her minor
children)) as trustee for her minor children
RARMEE  WHLA—HaRNER L BT
B ARAZORBHRADA T ERE
Bz AREFRZEFNNERREFLL B
FAZENEELEREAZ AR

“ECREFHR FEABESE
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CONNECTED TRANSACTIONS (contd)

(1) Connected Transactions and Continuing Connected

Transactions (Cont'd)

BEXZ®

(1) BEXZRFEREXS (@)

Name of the connected person and

Name of the parties to Date and principal terms of nature of connected person’s interest in
the transaction(s) the transaction(s) Caps for the Year the transaction(s)
REHER RZBBREERT FELR BEATEBREEALRARZ T2 NENE
Date of Announcement: 23 July 2025
AGEH: —E-RFtA-TZR
CEL Tenancy agreement dated 23 July 2025 entered For senvice chargesand | WHL
(Tenant) into between CEL and WHL in relation to renewal rates payments
g leasing of the whole of 19th floor, the whole of - HK$1,500,000 At the date of the announcement, WHL was a
(BF) 20th floor and the whole of 21st floor of Chubb R & REHHIE company indirectly wholly-owned by Ms. HW Chan
Tower, Windsor House at an aggregate monthly - 1,500,000/ 7T (an executive Director, the chief executive officer
WHL rental of HK$ 1,720,000 and for a term of 3 years of the Company and a trustee of the substantial
(Landlord) from 1 November 2025 to 31 October 2028 for For fit-out administration | shareholders of the Company (who are her minor
%3 the purpose of headquarter of the Group fee payments children)) as trustee for her minor children
MEBAWHATLABA-Z-RFLA-TZ | - HK$400,000 REAHAH - WHLA—sRIER X £ (1T
RNEEHS FUEHETAEREASAE | REARENA B ARAZOBBHRARR T ERR
19828 2082ER21E2E  BARIME | -400000%TT (BzARETR) 2 ERANERRE TR

£A1,7200008 L B-E-RFT—A—H
EIE-\E+HA-T-BLAHZE EAK
EEEFH

Tenancy agreement dated 23 July 2025 entered
into between CEL and WHL in relation to renewal
leasing of the whole of 39th floor of Chubb Tower,
Windsor House at a monthly rental of HK$930,000
for a term of 3 years from 1 November 2025 to 31
October 2028 for the purpose of headquarter of
the Group
MEBRWHETRBA-S_IEtAZT=
BMAERS FEERESAEREASAR
3922 - B AT£A9300008T - =T
F+-A-BE-Z-\F+A=+—-ALA
=% frAAREEH A

For dedicated ift
maintenance payment
- HK$100,000
EABRRENE
- 100,000

FAZENRE2ERE AT
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CONNECTED TRANSACTIONS (contd)

)

Continuing Connected Transaction

On 16 August 2023, CEL entered into a contract for services with
Ms. HW Chan regarding the provision of (i) leasing administration
services (including without limitation matters relating to dealing
with tenants, rent collection and taking legal actions, but excluding
services in relation to the referral of potential tenants and the
negotiation with existing and/or potential tenants regarding terms
of lease of properties), (ii) sale administration services (including
without limitation the appointment of and coordination with estate
agents for such sale but excluding any sale agency service), (iii)
property management services (including matters relating to
management, maintenance, operation, servicing and repairs of
properties), (iv) property administration services (including without
limitation accounting, recruitment, human resources administration
works, taxation, marketing and information technology services)
(the “Property Administration Services"), (v) asset management
and maintenance services (including property, household and other
management and maintenance services in relation to properties and
assets) (the "Asset Management and Maintenance Services”), (vi)
rental services (including rental of motor vehicles, car plates, vessels,
car parking spaces, premises and such other rental services) (the
“Rental Services"), (vii) advisory and consultancy services (including
general advisory, consultancy, administration, liaison, personnel
support services and such other services (including without limitation
accounting, human resources administration works, information
technology and taxation services) ancillary and/or incidental thereto)
(the "Advisory and Consultancy Services”), and (viii) other ordinary
services (including without limitation securities trading brokerage
services) to Ms. HW Chan, her associates and/or relatives for a term
of 3 years commencing from 1 November 2023 to 31 October
2026 (the “Contract”). The cap of the service charges payable by
Ms. HW Chan to CEL for the Year under the Contract was set at
HK$65,800,000 as disclosed in the Company's announcement
dated 16 August 2023.
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CONNECTED TRANSACTIONS (contd)

(2) Continuing Connected Transaction (Cont'd)

As at the date of the relevant announcement, Ms. HW Chan was
an executive Director, chief executive officer of the Company and
a trustee of the substantial shareholders of the Company (who
are her minor children), Ms. HW Chan was a connected person
of the Company. Accordingly, the Contract and the transactions
contemplated thereunder constituted continuing connected
transactions for the Company under the Listing Rules. As the
applicable percentage ratios in respect of the caps under the
Contract exceeded 0.1% but were less than 5% on an annual basis,
the entering into of the Contract and the transactions contemplated
thereunder were only subject to reporting, announcement and
annual review requirements but were exempt from the shareholders’

approval requirement pursuant to Chapter 14A of the Listing Rules.

Having reviewed the above continuing connected transactions, the INEDs,
pursuant to rule 14A.55 of the Listing Rules on the requirement to carry out
an annual review on the continuing connected transactions, confirmed that
the transactions were made in the ordinary and usual course of business
of the Group (other than household management and maintenance
services under the Asset Management and Maintenance Services, the
Property Administration Services, the Rental Services and the Advisory and
Consultancy Services under (2) above); on normal commercial terms;
and in accordance with the relevant agreements governing them on terms
that were fair and reasonable and in the interests of the shareholders of
the Company as a whole. For continuing connected transactions under
(2) above, having considered the reasons and benefits in respect of the
provision of household management and maintenance services under the
Asset Management and Maintenance Services, the Property Administration
Services, the Rental Services and the Advisory and Consultancy Services
as mentioned in the Company's announcement dated 16 August 2023,
the INEDs were of the view that, although the provision of such services
contemplated under the Contract were not in the ordinary and usual
course of business of the Group, the terms of such services were fair and
reasonable so far as the Group were concerned and on normal commercial
terms, and were in the interests of the Company and its shareholders as a

whole.
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CONNECTED TRANSACTIONS (contd)

The auditors of the Company, pursuant to rule 14A.56 of the Listing Rules,
provided and confirmed in their letter made in accordance with Hong
Kong Standard on Assurance Engagements 3000 (Revised) “Assurance
Engagements Other than Audits or Reviews of Historical Financial
Information” and with reference to Practice Note 740 (Revised) "Auditor’s
Letter on Continuing Connected Transactions under the Hong Kong Listing
Rules” issued by the Hong Kong Institute of Certified Public Accountants
that the above continuing connected transactions:

(1) nothing has come to the auditors” attention that causes the auditors
of the Company to believe that the disclosed continuing connected

transactions have not been approved by the Board;

(2) for transactions involving the provision of goods or services by the
Group, nothing has come to the auditors’ attention that causes the
auditors of the Company to believe that the transactions were not,
in all material respects, in accordance with the pricing policies of the

Group;

(3) nothing has come to the auditors’ attention that causes the auditors
of the Company to believe that the transactions were not entered
into, in all material respects, in accordance with the relevant

agreements governing such transactions; and

(4) with respect to the aggregate amount of each of the continuing
connected transactions, nothing has come to the auditors’ attention
that causes the auditors of the Company to believe that each of the
continuing connected transactions has exceeded the annual cap set

by the Company disclosed in relevant announcement.

Save as aforesaid, there were no other discloseable non-exempted
connected transaction or non-exempted continuing connected transaction
under the Listing Rules during the Year and up to the date of this Directors’
Report.

Save as aforesaid, none of the "Material Related Party Transactions” for
the Year as disclosed in Note 45 to the consolidated financial statements
constituted discloseable non-exempted connected transaction or non-

exempted continuing connected transaction under the Listing Rules.

To the extent of the above “"Material Related Party Transactions” constituted
connected transactions or continuing connected transactions as defined
in the Listing Rules, the Company had complied with the relevant

requirements under Chapter 14A of the Listing Rules during the Year.
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RETIREMENT BENEFIT SCHEMES

The Group operates two retirement benefit schemes:

(1) the provident fund scheme as defined in the Occupational
Retirement Schemes Ordinance, Chapter 426 of the laws of Hong
Kong (the "ORSO Scheme"); and

(2) the provident fund scheme as defined in the Mandatory Provident
Fund Schemes Ordinance, Chapter 485 of the laws of Hong Kong
(the “MPF Scheme").

Both the ORSO Scheme and the MPF Scheme are defined contribution
schemes and the assets of both schemes are managed by their respective

trustees accordingly.

The ORSO Scheme is available to the Group's full-time permanent staff
employed in Hong Kong before 1 December 2000. Contributions to
the ORSO Scheme are made by the Group at 5%, 7.5% or 10% of the
scheme members' basic salaries, the more year of service, the higher
percentage of contribution. Staff members are entitled to 100% of the
Group's contributions together with accrued returns after completing 10
years of service or more, or attaining the retirement age. They are entitled
to a reduced scale between 30% to 90% of the Group's contributions
after completing a period of service of at least 3 years but less than 10
years. The ORSO Scheme allowed any forfeited contributions (made by the
Group for any staff member who subsequently left the ORSO Scheme prior
to vesting fully in such contributions) to be used by the Group to offset the

current level of contributions of the Group.

The MPF Scheme is available to all employees aged 18 to 64 and with
at least 60 days of service under the employment of the Group in Hong
Kong. Contributions are made by the Group at 5% based on the staff's
relevant income. The maximum relevant income for contribution purpose
is HK$30,000 per month. Staff members are entitled to 100% of the
Group's contributions together with accrued returns irrespective of their
length of service with the Group, but the benefits are required by law to be

preserved until the retirement age of 65.
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RETIREMENT BENEFIT SCHEMES (contd)

The Group provides an additional portion (the “Additional Portion”) for
those who joined the MPF Scheme in order to match up their retirement
benefits with that of the ORSO Scheme by providing those MPF Scheme
members with basic salaries over HK$30,000 and/or years of service over 5.
Contributions to the Additional Portion are made by the Group at 5%, 7.5%
or 10% of the staff's basic salary less the Group’s mandatory contribution
under the MPF Scheme.

The Group's total cost for the schemes charged to consolidated statement
of comprehensive income for the year ended 31 December 2025
amounted to approximately HK$7,212,000 (2024: HK$7,983,000). In
addition, an amount of forfeited employer’s contributions for the schemes
amounted to approximately HK$325,000 (2024: HK$205,000) that was
utilised towards reducing the Group's contributions during the Year. As
at 31 December 2025, no (2024: approximately HK$84,000) available

balance to reduce future contributions.
AUDITORS

The consolidated financial statements for the Year were audited by
HLB Hodgson Impey Cheng Limited (“HLB") who would retire at the
conclusion of the forthcoming annual general meeting, and being eligible,
offer themselves for re-appointment. A resolution will be proposed to the
shareholders at the forthcoming annual general meeting to re-appoint HLB

as the auditors of the Company.

On behalf of the Board
Chan, Hoi-wan

Director

Hong Kong, 9 March 2026
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ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

RE - HERERBRES
ABOUT THIS REPORT

This environmental, social and governance ("ESG") report (“this Report”)
captures the ESG performance of the Company (or “Chinese Estates”) and
its subsidiaries (together, the “Group”) during the reporting period. The
information collected during report preparation process and disclosed in
this Report will serve as the basis of the Group's ESG strategy, management

and future improvement.
Reporting Standard

This Report was prepared in accordance with the requirements as set out
in Environmental, Social and Governance Reporting Code (the “Code”),
Appendix C2 of the Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”) (the “Listing
Rules").

Reporting Period

Unless otherwise specified, this Report covers the Group's progress and
performance on ESG issues from 1 January 2025 to 31 December 2025
(the "Reporting Period").

Reporting Scope and Boundary

Unless otherwise specified, the reporting scope of this Report only
covers the Group's operations in Hong Kong and the United Kingdom.

nooau nou

The reporting principles of “Materiality”, “Quantitative”, “Balance” and
“Consistency” as set out in the Code underpin the preparation of this

Report, the contents of this Report and the presentation of information.
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ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT IRiE - HERERBES

ABOUT THIS REPORT (contd) AR A E @
Reporting Scope and Boundary (Cont'd) HRESBERARGE
Reporting Principles
EHRFA

Principle Description

A it

Materiality
B2

The materiality assessment was conducted to identify material issues during the Reporting Period,
thereby adopting the confirmed material issues as the focus for the preparation of this Report.
For further details, please refer to the sections headed “Stakeholder Engagement” and “Materiality
Assessment”.

RBRERAN  REEETEEZUNEUBIEEZE  EIRTEZZEERTIRENRES
- BHHBHL2HIBNE2E | RIEEMRTHIZE -

Quantitative
=1t

To measure the effectiveness of ESG related policies, the Group has adopted the Code and relevant
guidelines published by the Stock Exchange, in measuring and presenting quantitative environmental
and social key performance indicators (“KPIs"). Details of the standards used are described in the
relevant sections of this Report.

REBESGEABURN A RUE - AEBE DA R HENRAES - WEEREFE
LB RS RERUER(RRERUER]) - AR Z FIBR AR EBMEEN ML -

Balance
T

This Report aims to provide an unbiased and balanced representation of the Group’'s ESG
performance. It avoids selections, omissions, or presentation formats that may inappropriately
influence a decision or judgment by the report reader.

REFENE T E L FEM2RAEEAESCRI - BAFREE M EMPEREFERE
SRR BRI EHmRA -

Consistency

—E

Unless otherwise stated, the Group uses consistent reporting standards and methodologies to allow
for meaningful comparisons of ESG data over time.

RIESHEHA  BRAAREESER-—BHERERREERT L - QESCEBBEHEAIMERR
BHLE -

Board Approval

ExaitE

The board of directors of the Company (the “Board”) has approved this AARARIEZE(EEE)ER T F=-AhAHt

Report on 9 March 2026.

ERRE ©

“ECoREFR EABEE®E /D



ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

ABOUT THIS REPORT (contd)

Board Statement

The Group considers sustainability as a strategic approach to create long-
term business value. To achieve sustainable development, we strive to
address ESG concerns by integrating ESG principles into our operation and
management process. A well-structured ESG management approach helps
us to identify the ESG related risks and ensure daily operations are aligned

with the Group's ESG practices.

Chinese Estates has a solid ESG governance structure which comprises of
the Board and the Sustainability Working Group (the “Working Group”).
As the highest governing authority in the Group, the Board has ultimate
responsibility for all sustainability related matters, overseeing ESG-related
(including climate-related) risk and opportunities, providing vision and
strategic direction for our sustainability activities, formulating corresponding
business strategies and policies, and overseeing overall ESG management
and reporting. The Board also regularly reviews the Group's sustainability

risks and opportunities, performance and progress.

Under the Board, the Working Group plays a vital role in overseeing the
Group's sustainability strategies, daily operations and risk management.
The Working Group comprises of department heads and managers from
key divisions, including Administration, Building Management, Company
Secretarial, Human Resources, Leasing, Marketing, Project Development
and Internal Audit. The Working Group has the strategic and operational
responsibility to manage sustainability issues, monitor the progress of our
sustainability activities and ensure the Group stays on track and in balance
with the three sustainability dimensions of economic, environmental and
social impacts at all times. Under delegated authority from the Board,
the Working Group is responsible for monitoring sustainability matters
in operations, reviewing stakeholders’ feedback and updating respective

policies.
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ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT IRiE - HERERBES

ABOUT THIS REPORT (contd)
Board Statement (Cont'd)

We listen to our stakeholders and consider their views, comments and
recommendations on ESG management. Our efforts in understanding
and managing the ESG related risks enable us to achieve our objective
of creating greater values for all stakeholders. All ESG related matters are

reported to the Board on regular basis.

In prior years, based on the preliminary qualitative environmental targets
set, we have further benchmarked against our peers, analysed our historical
environmental data, and developed our quantitative environmental
targets. These targets help ensure that our approach to environmental
management and our initiatives to enhance environmental performance
can be carried out effectively and consistently throughout the Group. In
addition, we recognised that our climate resilience is critical to our business
operations and competitiveness in the long run. We conducted a more in-
depth climate assessment to identify and analyse the risk level of both
physical and transition risks related to the Group in order to understand the

potential impacts to our business.
Approach to Sustainability
A. Stakeholder Engagement

To understand stakeholders’ expectations and ESG related issues
that are relevant and important to the Group, we are committed to
maintaining constant communication with our stakeholders. This
Report captures the highlights of our sustainability performance and
achievements in the Reporting Period. Chinese Estates engages with
stakeholders to understand their expectations and to address their
concerns regarding ESG related issues of the Group. We constantly
engage with our key stakeholders through diverse communication

channels to collect their opinions.
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ABOUT THIS REPORT (contd) R E @

Approach to Sustainability (Cont'd) BERUFERENGEE)

A. Stakeholder Engagement (Cont'd) A BHESHE(E)

Communication Channels with Key Stakeholders

BT EGHEZBEERE
Key Stakeholders Communication Channels Issues of Concern
TEHGE BERE BiEEH
Corporate website Social concerns and charity events
N4 (e MENEES
Community and the Public ARl zil " F:J Lh&/m - /'Et'@Jt. q
e T Company's publications Imate change mitigauon an
HERAZAL NEHERY adaptation
R N E RARE AL
Day-to-day communication through Quality of service
frontline employees RIS E =
Customers/Tenants ;a:aﬁg”eifi?wijsﬁ\:ys Cu}sftlogg;a;z ;r;[gpnvacy protection
BEPER RILBRE
o \E ,‘_
S BERISHE
Customer hotline
BRI EAR
Intranet Employees' benefits
B 49 BEEF
Channels for employees’ feedback Company activities
such as forms and suggestion boxes ~ =
NENES
8T B B AR S Ry 45
Employees %Tu&”ﬁ“m#@’g‘&ﬁﬁxﬁ Training and development
o Employee trainings and meetings S E R
= EESIREE : el and <ot
Performance appraisals ccupational health and safety
KX BxEgmazse
Team building activities
E R EEE S
Regulatory documented information Compliance with the relevant laws and
Government and Regulatory BEEE AR, regulations
Bodies Seminars BEAREER 2 ETER
R T R B e e Business integrity and ethics
) SE S B IR R ST
Annual and regular meetings Stable business relationships
Industry Associations FERTHES BTHEKBAEZ
FRBE Events Business development
G2 ¥BEER

78 CHINESE ESTATES HOLDINGS LIMITED  ANNUAL REPORT 2025



ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT IRiE - HERERBES

ABOUT THIS REPORT (contd)

Approach to Sustainability (Cont'd)

A. Stakeholder Engagement (Cont'd)

BARARE @
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Communication Channels with Key Stakeholders (Cont'd)

BHIBRGEZBEREE)

Key Stakeholders

Communication Channels

B E S8 (E)

Issues of Concern

EFERROE BERE BIEE
Meetings Social concerns and charity events
Non-governmental S HEHENEERD

Organisation
("NGO") Partners

FBUFHE
(MFEBUFHE]) & 1ERH

Sponsorships and donations
CSEELT

Volunteer activities and charitable
activities

BTARPREZLRY

Shareholders/Investors

PR HEE

Circulars/announcements/notices/
publications

B D BE S R
Financial reports

B #aRE

General meetings

RERAE

Investor relations enquiry

RELEBREH

Corporate website
NSIE D

Corporate governance and risk control
EER N

Investment returns

KA R

Sustainable operations

AR E

Ongoing direct engagements

Stable business relationships
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i lgrs/ ontrac ors/ Procurement process Business integrity
Service Providers/ - 7 s
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Professional Advisors Regular meetings Supplier evaluation and management
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EEE =
BRI AETE, RS o
On-site audit management system
BIGETEERS
Regular meetings Compliance operation
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The Board and Senior Intranet RlskArIlainagement
Management A BsE 4 Ew% R
. _ _ . . Business development
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ABOUT THIS REPORT (contd)

Approach to Sustainability (Cont'd)

B.

Materiality Assessment

To better understand our stakeholders’ expectation and opinions, we
conducted a materiality assessment for the Reporting Period with the
support of an independent consultant. We first identified a list of ESG
related topics that are potentially material to the day-to-day business
operations of the Group. A survey was also conducted for both
internal and external stakeholders in prioritising the importance of
the identified ESG topics to both the Company and its stakeholders.
Having considered the survey results, peer benchmarking exercise
results and compliance requirements, certain sustainability issues
have been identified as material to the Group. The results serve as a
guide to the Group on the ESG management and disclosure of this
Report. The results were discussed in the Working Group meeting

and were endorsed by the Board.
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Materiality Matrix
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ABOUT THIS REPORT (contd)
Approach to Sustainability (Cont'd)

B.  Materiality Assessment (Cont'd)

ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT IR3% -

RS @
BRATRARRNSE(E)

B. EZEMEFE(E)

Aspect Material Sustainability Issues
g EERARERERE
1. Energy efficiency
BEIR R am
2. Waste management
RBEEYER
E:\i/gonment 3. Use of materials
e ke A
4. Responding actions to climate risks
RiEEREEITE
5. Environmental compliance
REAH
6.  Employment policies and labour rights
TRIRIEE K 85 THEF
7. Diversity and equal opportunity
LR FERE
Employment 8. Occupational health and safety
=% BEEFEAL S
9.  Employee training
rEHEI
10.  Prevention of child labour and forced labour
B 1R T Ka& %5 T
11.  Responsible supply chain management
BREEHEEER
12. Products/service quality and safety
En/ REEEREZR
13. Tenant satisfaction, customer service quality and complaint handling
SEEErE | 2 = ey
Operations APREE - 2P R EERIRRAE
sty
=4 14.  Intellectual property rights
R
15.  Tenant/visitor privacy and data protection
P/ HETLE R ERHRE
16.  Anti-corruption
R&ES
Community 17.  Community investment
b HERRE
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CORPORATE GOVERNANCE

We are committed to achieving and maintaining a high standard of
corporate governance to safeguard the interests of our investors and other
stakeholders. Our corporate governance practices are in strict compliance
with the Prevention of Bribery Ordinance (Chapter 201 of the laws of Hong
Kong) and relevant anti-corruption laws. To uphold the highest standard
of corporate governance, the Board and management are dedicated to
ensuring corporate integrity and business ethics in all our business activities.
All management and staff must abide by the standards of operating ethics
and employee conduct set forth in the Group’s Code of Practice (the “Code
of Practice”). Our employees should avoid any conflict of interest and
ensure all business decisions are made objectively and in the interests of
the Group. No employee should accept advantages, gifts or entertainment
from our current and future business partners in contravention of the Code
of Practice. Any acts of non-compliance may lead to strict disciplinary or

legal action.

To ensure the accountability and openness of our management, our
employees are encouraged to report any misconduct and malpractices
concerning financial reporting, internal control or other related matters. A
whistleblowing policy is brought into place to provide reporting channels
and guidance for our employees to report any suspected cases, and to
provide reassurance to whistleblowers of the protection that the Group will
extend to them against unfair dismissal or victimisation for any genuine
reports made under this policy. During the Reporting Period, no reported

case was received by Internal Audit Department/the Audit Committee.

To raise internal awareness on anti-corruption, we arranged anti-corruption
training to our directors and staff from time to time. During the Reporting
Period, the anti-corruption trainings were provided to new joiners and
certain existing staff of the Group and a total of 27 staff participated in the
trainings with 27 accumulated training hours. We provided case studies and
practical tips to ensure our employees can uphold ethical standard under

real-life situations.

During the Reporting Period, no concluded legal cases relating to corruption
were brought against the Group or its employees. For more information
about our corporate governance policies and practices, please refer to the

“Corporate Governance Report” of this annual report.
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OPERATIONS

To achieve higher operational efficiency, Chinese Estates actively
communicates with employees, tenants, visitors and suppliers to
understand their needs and expectations. The Group makes every effort
to provide quality products and services to our tenants and visitors while

ensuring a healthy and safe environment for our tenants and visitors.

A. Commitment to Product and Service Quality

Chinese Estates strives to offer high-quality products and services
with excellence and creativity. We strictly abide by all relevant laws
and regulations regarding product safety, anti-competition behaviour,
advertising and labelling. We have formulated the Product and
Services Responsibility Policy to communicate our expectations and
requirements on delivering high-quality products and services in our
project development as well as building and property management
businesses. The policy also demonstrates our commitment on
safeguarding the environment, as well as the safety and health of our

tenants and visitors.

A holistic quality control system and assurance procedures are in
place to manage the quality of products and services. When it comes
to property planning, design and development, where we control
the quality through careful selection and close monitoring of our
contractors and suppliers, we also communicate to them about our
commitment to the environment such that environmental impact is

considered throughout the properties’ life cycles.

We are committed to safeguarding the health of our tenants and
visitors. During the Reporting Period, Windsor House (Public Area
of Office Building) and The ONE (Common Area of Shopping Mall)
were awarded the Indoor Air Quality Certificate (Excellent Class) by
the Environmental Protection Department, while Windsor House
(Public Area of Shopping Mall) and Harcourt House (Public Area
on G/F, 3/F to 6/F, 10/F to 21/F and 24/F) obtained the Indoor
Air Quality Certificate (Good Class). In addition, Windsor House was
certified with the standards of the Quality Water Supply Scheme for
Buildings — Fresh Water (Management System) (Gold) by the Water
Supplies Department for 2025 to 2027. These achievements show

our efforts in providing quality products and services.
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OPERATIONS (contd)

Tenant Communication and Satisfaction

It is essential to improve our customer satisfaction. While we are
building trust with our tenants and visitors, we do not compromise

our professionalisms and business ethics.

Collecting feedback is vital to the enhancement of customer
experience and our business growth. To improve our products and
services, we listen to our tenants and visitors and take every opinion
seriously. We have established multiple communication channels
for our tenants and visitors to provide valuable feedback. During the
Reporting Period, we conducted management service surveys in 10
of our managed properties and achieved an average mark of 80/100

in the overall performance of management service.

In addition, our frontline employees are equipped with adequate
knowledge and skills in handling complaints from tenants and visitors.
We strive to respond to their inquiries and complaints promptly with
follow-up actions to ensure that tenants and visitors are satisfied with
the solutions. During the Reporting Period, we received 55 service-
related complaints (2024: 122).

Tenant and Visitor Safety

The safety of tenant and visitor is our top priority. During the
Reporting Period, the Group has adopted various preventive
measures in its properties to safeguard the health of owners and
users. For instance, we intensify disinfection in common areas, and
provide hand sanitizers and disinfectants in most of the entrances of

our managed properties.
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OPERATIONS (contd)

Supply Chain Management

To support our diversified operational activities, we engage a diverse
range of contractors and suppliers. We have high expectation on
our suppliers and we require them to uphold the same level of
business ethics and conduct as we do. Among all contractors and
suppliers, we consider those who support our building and property
management as well as property development to be of higher
environmental and social risks. We have formulated our Supplier
Code of Conduct and required the aforementioned contractors and
suppliers to acknowledge it as part of the contractual agreement.
The Supplier Code of Conduct outlines our minimum requirements
for supplier behaviour, covering compliance of laws and regulations,
health and safety, non-discrimination, labour practices, anti-
corruption, employee, etc. We have a standard tendering process
to manage contracts, consultants and to source building materials
for our development projects. We concern environmental and safety
risks throughout the whole value chain. As such, we have clearly
stated our requirements on the environmental and occupation safety

and health compliance on the tender contract.

The Group adopts a fair and transparent approach to select, monitor
and evaluate our contractors. A contractor assessment tool is in place
to regularly assess the performance of contractors for our building
and property management business. Besides, property managers
and estate officers conduct regular inspections on contractors’ work.
Clarification and explanation are required in case our requirements
are not met by any contractor. Depending on the severity of the
issue, contractor who failed to take corrective actions may result in
termination of the contract. During the Reporting Period, there were
251 active property management and/or property development
related contractors, of which 225 located in Hong Kong and 26
located in United Kingdom (2024: total of 287 active contractors
of which 262 located in Hong Kong and 25 located in United
Kingdom). All of them have undergone the contractor assessment

procedures of the Group.
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OPERATIONS (contd)

E. Tenant/Visitor Privacy and Data Protection

Chinese Estates is aware of the emerging concern of data privacy
from our tenants and visitors. We inform our tenants and visitors
the purposes for which their personal data are collected and ensure
that the data collected are not excessive. The Group has established
Privacy Policy to provide clear instructions and guidelines to our
employees on handling personal data. We also offer data protection
training to all employees in orientation and refresher programmes
to make sure that our policies are effectively communicated to
employees in different positions. The Group strictly complies with
all relevant laws and regulations, including but not limited to the
Personal Data (Privacy) Ordinance (Chapter 486 of the laws of Hong
Kong). During the Reporting Period, there was no non-compliance
regarding the consumer data protection and privacy of tenant and
visitor data.

F. Intellectual Property Rights

Chinese Estates respects the intellectual property rights and upholds
all applicable laws and regulations. These include but are not limited
to Trade Marks Ordinance (Chapter 559 of the laws of Hong Kong),
Registered Designs Ordinance (Chapter 522 of the laws of Hong
Kong), Patents Ordinance (Chapter 514 of the laws of Hong Kong)
and Trade Descriptions Ordinance (Chapter 362 of the laws of Hong
Kong). Our Information Technology Department verifies and confirms
all hardware and software purchased or installed are licensed to
ensure that our daily operation does not violate any intellectual
property provisions.

ENVIRONMENT

Recognising the environmental impacts arising from our day-to-day
business operations, Chinese Estates makes every effort to mitigate those
impacts so as to minimise the harm to our environment. We have been
taking various measures to reduce the adverse impacts of air emissions,
wastewater discharge, waste generation and natural resource consumption.
Furthermore, we promote the efficient use of resources, such as energy,
water and other raw materials in our daily operations to fulfil our

commitment to the environment.

Chinese Estates strictly complies with all the relevant provisions of
environmental laws and regulations. These include but are not limited to
Buildings Energy Efficiency Ordinance (Chapter 610 of the laws of Hong
Kong), Waste Disposal Ordinance (Chapter 354 of the laws of Hong Kong)
and Water Pollution Control Ordinance (Chapter 358 of the laws of Hong
Kong). During the Reporting Period, there were no cases of breach of
related laws and regulations.
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ENVIRONMENT (Contd) REBE®

To reaffirm our commitment to environmental protection, we have set AEHKRMHIRERENEE  RACBBIRE
the environmental targets through a progressive process involving desktop — EIT 7% ~ & 5 EHE 28 &5 A R 17 E 22 69 ¥ 3 12 [7 58 78
research, historical data review and peer benchmarking. The Working 3RIZEZ - T EAERRERBIEHEIZNE
Group monitors the environmental performance and reviews the progress & ° FiFIWE — B EMES*ETRRE HEH HZ
of the targets. The details of our targets for Group 1 Portfolio* on various — BIEEEREHER « 2R - KERREEY - F1E
environmental aspects, including greenhouse gas (GHG) emission, energy, ~ AR :

water and waste are as follows:

Environmental Targets for Group 1 Portfolio*
E-RYXRAS*NRERR

GHG Emission Reduce indirect GHG emission (Scope 2) intensity by 19.8% by 2030 against the base year 2019.
BE RN R-ZB=2F7 > MEAEREHN(EEDHEHLEEF T NFMD19.8% °

Energy Reduce electricity consumption intensity by 13.2% by 2030 against the base year 2019.

BEIR RIZ=Z2F7F RESRELELEF T NFFHL132% °

Water Reduce water consumption intensity by 7.7% by 2030 against the base year 2019.

IKE R RIZ=2F5  FKEBELEEF T NFRL7.7% -

Waste Maintain paper consumption level below the baseline level, which is 122,000 kg in 2019.

BEEY R SROBRE R EREZKFAT - I =T —F#9122,0001 T °

Environmental Performance of Group 1 Portfolio*
E-EYEEES'NRERR

Unit 2025 2024
B
Indirect GHG emission (Scope 2) intensity Tonnes of carbon dioxide equivalent 0.01 0.01
MEAEREHEN(EE)EE (tCO,e)/square feet
M| tiEE TFHR
Electricity consumption intensity Gigajoule (GJ)/square feet 0.06 0.06
REETE FHREE " FHR
Water consumption intensity Cubic metre (m?3)/square feet 0.06 0.06
FRETE SHAKSFHR
Paper consumption (et Kilogramme (kg) 131,000 124,000
SRR R NIy

Note: Paper consumption is rounded up to the nearest thousand for the  Pi{if @ MR ERAEWINBRAEAEZSREANTAE5 -
presentation here.
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ENVIRONMENT (contd)

We take environmental impacts into account in the entire lifecycle of our
business projects, including planning, design, development and operation.
We have formulated the Environmental Policy to guide our employees to
act in an environmentally responsible manner during business operations.
The policy has demonstrated our commitment to assessing and monitoring
the environmental implications of our operations and to integrate
environmental consideration in our property investment, development
projects as well as building and property management businesses. We also
communicate our Environmental Policy with our consultants, contractors
and other stakeholders to promote sustainability throughout the value
chain. Meanwhile, various measures are in place in different business units
to manage our environmental impacts. At self-owned or managed sites,
we adopt green initiatives and promote environmental awareness. In our

offices, we strive to create a green workplace for our employees.

During the Reporting Period, the Group continued to monitor the
environmental targets and made progress in most aspects in achieving
the targets by 2030. The Group noted an increase in paper consumption
during the Reporting Period and recognised the importance of addressing
this trend and will continue to monitor regularly the usage patterns and will

implement new measures to reduce paper consumption.
A. Energy and Carbon Management

Buildings contribute to 90% of the city's electricity consumption
and 60% of the city’s carbon footprint™®. As a property developer
and property manager, Chinese Estates is obliged to play our part to
reduce electricity and energy consumption across our portfolio. In
this regard, we implement energy saving initiatives to better manage
our use of energy. For instance, we conduct regular energy audit at
the properties that we manage, including Windsor House, Harcourt
House, Wanchai Computer Centre, The ONE, Excelsior Plaza,
Causeway Place, York Place and i-home, to analyse their energy
consumption, and identify opportunities to reduce energy usage and

carbon footprint.

Note: Carbon Neutral@HK, Hong Kong's Climate Action Plan 2050,
“Chapter 4: Decarbonisation Strategies = Targets * Actions”, https://
www.eeb.gov.hk/sites/default/files/pdf/cap_2050_en.pdf (2021)
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ENVIRONMENT (contd) BRE@
A. Energy and Carbon Management (Cont'd) ER R EE (F)
To demonstrate our commitment to reducing energy usage, BT ERMER D REIRE AR FEGE - RIS

we support the Charter on External Lighting launched by the
Environment and Ecology Bureau. We are committed to minimising
the light nuisance and energy wastage by switching off unnecessary
outdoor lighting at night. During the Reporting Period, The ONE and
Wanchai Computer Centre were honoured with the Platinum Award,
while Excelsior Plaza and Causeway Place were honoured with the
Gold Award. Besides, we actively engaged in green events organised
by NGOs, such as the Earth Hour by World Wide Fund (WWF) in
March 2025, to educate and encourage our managed properties’

owners and tenants to reduce energy consumption.

Besides, we often educate the tenants of our managed properties for
green senses by encouraging them joining in some environmental

friendly activities.

To create an environmentally friendly atmosphere and encourage
green behaviour at our workplace, the Group appoints the Green
Office Team to formulate and implement energy conservation
strategies at offices. The Green Office Team adopts various measures
to enhance the employees’ awareness of energy-saving. For example,
stickers are posted next to light switches and electronic appliances
to remind employees to turn off idle electronic appliances and lights.
Reminder emails are also sent out to communicate these initiatives
to our employees. To ensure the green office initiatives are carried
out effectively, the Green Office Team will review all initiatives twice

a year.

Climate Change

In the context of emerging climate change, extreme weather is
more likely to pose greater challenges among all industries and
our business operations. As an environmentally responsible and
sustainable company with a long term vision, we continue to be
proactive in strengthening our climate resilience and adaptation in
response to the potential climate risks. The Group has identified
significant climate-related issues to the Group's operation and
implemented the Climate Change Policy to outline the commitment
to managing climate change risks and set out approach on mitigation,
adaptation and resilience to tackle these issues. During the Reporting

Period, the Group has not applied a carbon price in decision-making.
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ENVIRONMENT (contd) REBEw
B. Climate Change (Contd) B. RIE&{(E)
Scenario Analysis 1EESHT

The Group acknowledges that the impacts of climate-related risks on
its business operations and applied scenario analysis to examine the
potential impacts over the short-medium term (2030) and medium-
long term (2050) timeframes. To explore a range of possible climate
futures, our assessment leveraged the publicly available databases
from globally recognised climate institution, Intergovernmental Panel
on Climate Change (IPCC), the International Energy Agency (IEA)
and the Network for Greening the Financial System (NGFS) for key
locations, including Hong Kong and the United Kingdom. The table

below summarises the scenarios selected:

REBTHIAREERBREEEBEENY
2 WERBESMTEREACE=25)
PR CEAZTF)REERANNEER
2 RRE-RIARKRAENRESBE K
EEAMA E&K&Fﬂﬂﬂl“mﬁﬁﬂé\a
(IPCC) ~ B EERZ (IEA) M AR B2 & RUBE R B4R
(NGFS)Z 2 B mﬁﬂﬂéﬂ%ﬁxﬁ%&%lﬁ
R N AR BIREET O o TR
M EERIEE

Scenario Turquoise Brown
BE BN we
Global Mean Temperature 1.5°Cto 2°C above 3°C
Rise Above Pre-Industrial 1.5°CE2°C 3°CLAL

Levels By 2100
E=-TTE  2RFY
SR ETH R R T LAl
KF

It outlines a future committed to limiting
global warming to below 2°C through
coordinated climate policy and corporate
alignment, which is achieved by accelerating
the shift to renewables, electrification, and
low-carbon fuels while deploying carbon
capture and reforestation. By hitting clear
net-zero targets this decade, this scenario
aims to minimise long-term climate shifts
and reduce the frequency of extreme

Scenario Description weather events.

EIB N P AN Sl %'JEZ C LA
MHIAR K - 3353 1 38 — B SRARR
RITEEKER - ARBREEREMR EW
ZAIEARR - BRI KEREE - R
BERBEEARMESTE - RBEHEEE
FRELTFRNERBMOFZER &
RAREZEHTEREZHE - WHDEE
1Rim KRR EA SRR o

It represents a future where fossil fuels
remain the dominant energy source due to
weak climate policies and limited investment
in sustainability. The lack of significant policy
intervention leads to persistent, severe, and
unpredictable physical impacts, including
frequent extreme weather events. While
businesses face limited transition risks
because current profit-first models are not
disrupted by regulation, they instead focus
heavily on climate adaptation to survive the
resulting significant shifts in global climate
patterns.

RE-MARRBRFEES LA FEERE
BRER - EAREHDEEEEMHEIRMR
Ko RZEBRARRTHERHE  BEX
MURRNYMERE  BRERAENERX
REMN BEHRRITANBERENE
ARRZERTE  CE@EENBERRE
R EZFEASERERNRIEEE - A
KEZHRRERABNEBH LR -
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ENVIRONMENT (Contd) REBE®

Climate Change (Cont'd)
Physical Risks

The following table outlines the scenario analysis results:

Hong Kong &%
Turquoise Scenario AAE5%  Brown Scenario R 5%
2030 2050 2030 2050

Extreme wind/
typhoon

BimESR
&R
Flooding
HoK

Extreme heat

R

Rising sea levels

@ L
Very low risk Low risk
RIER 2 iVl

From the climate risk assessment, we observed that extreme wind/
typhoon and flooding are the most relevant climate hazards to our
operations. To mitigate and minimise the operational and financial
impacts of climate risks, we implement various countermeasures for

the respective physical risks.

As the intensity and frequency of extreme wind events increases,
extreme wind/typhoon has also been considered as another
relevant physical risk. Especially, windows or glass curtain walls are
susceptible to shattering due to strong wind, disrupting business
operations and threatening the physical safety of any person. As a
responsible company, we ensure all of our buildings are structurally
safe under any circumstances, including extreme weather conditions.
To enhance the overall resilience of our properties against extreme
wind/typhoon exacerbated by climate change, we will conduct
regular facade inspection and maintenance, strengthen the existing
wind resilience measures, and adopt wind-resistant building designs

for properties.

B. RIRE{L(E)

5

g

g

IR TERONER

United Kingdom 3B
Turquoise Scenario AAE5%  Brown Scenario fRE
2030 2050 2030 2050

Medium risk High risk
TER . =EE

ERERRED - HMBERBHEAR B
SRR B MM EERSRENRERLE -
SRBMRDRERRE EERMBOTE
BRIt AENERRR ERSEREENE

BE = 1o B R R MR IR AN - R Im A
R/BEATKRR/ES —HEBNERBRR -
LHEEPAPIBERE HE @ Mg - 2El
BREE YHEEMALIOATLE - R
BEENRA  HPERBRMAMEEZEDEL
B (B &R KRG TEELE - BN
BEMMEHERRECmMENRRRER
Rem B EIREAE ) - IS EHEITIMNE R
BERRE - RICABREASLS - LEHMERA
MEESERET
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ENVIRONMENT (contd)

Climate Change (Cont'd)

Physical Risks (Cont'd)

Extreme precipitation and sea level rise may lead to an increase
in the occurrence of flooding, which may result in widespread
devastation to our properties located near the coastal area or rivers,
increasing the operational expenditure for repair and maintenance.
To prevent massive damage to our business operations, we
implement a range of mitigation measures. For example, we will
conduct a flood risk assessment and avoid property development in
a flood zone; consider implementing property-level flood protection
strategies, including water barriers to stop flooding from street into
the properties, flood resistant building materials and installing CCTV
to monitor the street water level around the properties so as to
identify flooding and immediately report to relevant government
department for any blockage; flood insurance, emergency plans in

response to flood events; and set up a warning system.

During the Reporting Period, we continued to identify and manage
climate-related issues relevant to our business operations. The table
below summarises physical risks, potential business and financial

implication, and how we are managing these potential impacts.
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ENVIRONMENT (contd) BiRw
B. Climate Change (Contd) B. RIE&{(E)
Physical Risks (Cont'd) BEREE)

Potential Financial

Risk Time-frame Potential Impact Impactts Our Responses
BB REER BuyE BBy E BMWEE
Acute Risk 214 /21/%
Extreme wind/typhoon Short to medium Higher property Reduced revenue due Best practices in typhoon
BimER/ BE RHERH damage losses to business disruptions and flood waming
ENSE0kE SRS (i.e. temporary closure system (i.e. CCTV/patrol
of shopping malls and team)
More business office buildings) EENE) = F ik
disruptions due to ¥BEFERRARD EEFRI: FARE
typhoon (fn: EHRMDAE RER/WEK)
AR EEHE ZNER sz
gz Consider to inspect glass
Increased maintenance facades regularly
Increased health and costs of damage or ZRTHRERERMR
safety hazards repair of facilities
BnEREZ2ER R BEXBEGIR Consider to adopt wind-
BRAEM resistant design for new
properties in the future
Increased insurance to avoid window / glass
premiums curtain wall smashing in
REEE super typhoon
ZEARRFDERA
Decreased asset value MERE - WERE
BEEBETK P/ RERRERSR
ki
Flooding Short to medium More business Reduced revenue due Best practices in typhoon
HK RHERH disruptions due to flood to business disruptions and flood waming

damage to properties
AYMEZHKBENE
HELHEBEE

More supply chain
disruption from
flooding and logistic
issues

RHKEHE ZHHE
BEERDRER

(i.e. temporary closure
of shopping malls and
office buildings)
EBEESERARD
(I B RPLKRE
LREAR)

Increased maintenance
costs of damage or
repair of facilities
KRR EERIR
BRAEM

Increased insurance

system (i.e. CCTV/patrol
team); installing flood
gate; and monitoring
and reporting drainage
Fo R K E S R4
EEFHM: ARE
RER/WEY) 7
EWKE RERARE
WEKER

Consider to set up
emergence procedure
and conduct regular
emergency drills to

premiums increase the staff
RRELM preparedness
ZRHIEESRF IS
Decreased asset value TEHESIRR « R
BEEETK AEIREBRE
—EohEFR gAEEsEE O3
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ENVIRONMENT (contd)
B. Climate Change (Contd)

Physical Risks (Cont'd)

HERE

AWEE

RiEw
B. SESL(E

BERmEgE)

Potential Financial

Risk Time-frame Potential Impact Impact®ete Our Responses

Bk B REMELR BEYE BERKEEHD EMHEE

Chronic risk (€142

Extreme heat Medium to long Higher property and Increased operating Establishment of relevant

EEEE

THERY

building damage from
high temperature
PREBERENDE
RREYaE

Increased health and
safety hazards (i.e.
exhaustion and heat-
related illness)
EmERRT 2 ER
(fn: BHEY REK
)

Lower workforce
productivity
BB HRETH

costs for change of
utilities and cooling
equipment
BRORRERS IR
RERMZERAEN

Loss from write-offs

and early retirement of
existing fixed assets
BREEEERE IR
AR RFTAERC R

Increased expenses due
to impacts on staff's
health
REIRFXTEMS
MEF X

environmental targets
and implementation

of energy efficiency
initiatives
BRUBHREERTE
i isan: Ay Eatcaki¥id

New chillers with
innovative technology
in promoting cooling
efficiency were installed
in Windsor House in

2023
#2023 F *KF
ZEFBAIF R -

ERAL Mﬂfmﬁw
R 7k%%ﬁ

Rising sea levels

BFE LT

Medium to long

PHERY

Increased flooding
risks and losses due to
damage to properties
in coastal areas
RN EREEY
KB B BRAR R AR

Weakened supply
chain dependency and
increased operational

Increased maintenance
costs of damage / repair

Best practices in typhoon
and flood waming

of facilities system (i.e. CCTV/patrol
Rt BER AR E G team)
RERAIEN EENEY e =F ik

RERR : ARE
Increased insurance BENE/ WEH)

premiums
REEE

risks Decreased asset value
RIERHIEE R AEBETRE
ENEERR

Transition Risks R B

With the more stringent ESG reporting and climate regulations,
the Group may incur increased compliance costs to fulfill the
climate policies and regulations. Failure to meet certain climate-
related requirements may expose the Group to the risk of claims
and litigation, which may result in a decline in corporate reputation.
Therefore, the Group will regularly monitor regulatory changes in
laws, policies and regulations to ensure compliance and also consult
professional entities to improve our compliance with climate change

disclosures.
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ENVIRONMENT (contd)

Climate Change (Cont'd)

Transition Risks (Cont'd)

In addition, the investors and stakeholders may favor companies well

prepared for climate change or divesting from companies failing to

implement effective measures to manage climate risks. The Group

has been maintaining high transparency on ESG issues to build trust

and confidence among investors and other stakeholders and closely

communicating with stakeholders to understand their concemns and

expectations.

The following table outlines the identified transition risks, their

potential business and financial implications and the Group's

responses.

Risk
il

Time-frame

FrEESR

Potential Impact
Buye

RiEw

RARBL ()

BEmE (F)

B -

AN - BEERFFDE T Fﬁﬂﬁf“mﬁ
FENEBORF] - RERERDERIERE

RIEREBRH QB PREE -

$;‘%@*EEESG$

HERESBHE  URNREE MEMFNE

BB EERED -
THREEENIE -

I 8245 1) & T U)E B IA

TRELE BB RRE - HBEER R
FHE URAREWEE -

Potential Financial
Impactit
BREEBEEHD

Our Responses

EMNEE

Policy and regulatory
HREER

Short to medium

EHEDY

Changes in the
regulation and global
trends may lead to
uncertainties in business
ERERRBENE
BEZCEE S RN
ST

Energy efficiency and
decarbonisation rules
and requirements are
expected to become
more stringent

BB ERIE R R
ESTREBE MBS

Increased operational
costs

AN

Increased capital
expenditure to install
energy efficient facilities
ZEFAERUGENR
1% EARRXIE N

Increased procurement
cost for low carbon
alternatives for
construction materials
EIREREEMRE
BRCA LA

Increase in costs to
comply with new
regulations

BHFAPIS AL M

Regularly monitor
regulatory changes

in laws, policies and
regulations to ensure
compliance
EHERAR  HER
EIREEE BB RER
aRM

Work towards our
environmental targets by
monitoring the progress
of continuously and
adopt improvement
%%Efﬁrlh
H&%h ZHER
ﬁﬁ%%%ﬁ%

Explore to incorporate
sustainable building
features and low-carbon
materials into building

Increased penalty owing design
to non-compliance REKABERETER
BTraf8uRaiLs FERM R BARER
At
ZEZOFEFR EABXEE
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ENVIRONMENT (contd)
B. Climate Change (Cont'd)

Transition Risks (Cont'd)

Risk Time-frame Potential Impact
B B ER BEYE

RiEw

B. RIRE{L(E)

BREEEE)

Potential Financial

Impactit
BEMBY R

Our Responses

EMNEE

Changing investor

Short to medium

Increased pressure to

Increased operational

Monitor climate

sentiment RHZERH implement effective costs to implement disclosure, apart
REEBHNEY measures to manage changes in climate from enhancing its
climate risks to align with risk management and disclosure according
investors' expectation disclosure to requirements of the
ARAREEHRE K EERERREEME Stock Exchange, also
BAMEEERRIRE THBRES ENA consider making further
BEENB&IEM iy disclosures to improve
transparency and build
trust among investors
ERRIRERRE &K
REB AT MNEE
BRES  E BT
E—SBE MRS
AETRIKREEEE
Consumer preference Short to medium Increased demand for Increased capital Maintain close
HBEIRY RHZERH low carbon and resilient expenditure to install communication

buildings from tenants
and customers

AP EEPHERRA
PUNEENT KRB
b=yl

Increased drive to
prioritise investment

in green buildings and
sustainable services
MEHEELEELE
BRERUFELRRSE

Less attractive to talents

HAT RS NRE

green retrofits and

climate-resilient features
RREEIENR IR
R EARF LM

Increased procurement
cost for low carbon
alternatives for
construction materials
EIRBREEMRE
%N s

with stakeholders to
understand their needs
and expectations
HENERBTDAE
B TRESRRE

2

Explore to develop the
lease terms including
the energy saving and
carbon reduction content
REFTHERT - &
EE e R IIEBE AR

Explore the use of green
construction materials
REGEREMHENE
A

Note: We are at an initial stage in assessing the quantitative financial
effects of climate-related risks and opportunities on the Group's
financial position, financial performance and cash flows, including
consideration of the feasibility of disclosing such information,
level of uncertainty, and potential usefulness of any disclosures
associated with such assessments. In addition, we will also take
initial steps to study the disclosure in relation to the amount
and percentage of assets or business activities vulnerable or
aligned with climate-related risks and opportunities respectively.
Hence, the financial effect relief was applied to provide qualitive
assessment of climate impacts and quantitative financial data is
currently omitted.
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ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

ENVIRONMENT (contd)

Climate Change (Cont'd)

Opportunities

The Group recognises that climate change poses risks and also
presents opportunities to its operation. It has been exploring
opportunities to improve resource efficiency and reduce waste,
for example, dual flush toilets and water-saving tapes have been
installed in the Group's certain self-owned or managed properties to
promote the efficient use of water and reduce operating costs. The
Group will continue to explore further opportunities that may arise

from new climatic conditions.

Waste Management

The Group is committed to diverting waste from landfill sites.
As such, we implement different waste management initiatives
in the properties and offices we own or manage to minimise
waste generation. We actively promote reusing and recycling to
maximise the lifetime of useful materials. The Group also engages
conscientious recycling contractors to collect and process the

recyclable materials responsibly.

At our managed properties, we encourage our tenants and residents
to practise waste separation at source. We have placed multiple
recycling bins in the properties under our management, such as The
ONE and Windsor House.

To reduce food waste, the Group has been collaborating with our
business partners and suppliers to initiate a food waste reduction
programme. A food waste recycling machine in The ONE treats the
food waste collected from the catering tenants of The ONE. The
liquid-form food waste recycled product from the recycling machine
is then donated to O = Park1 (located at Organic Resources Recovery
Centre Phase 1, No. 5 Sham Fung Road, Siu Ho Wan, North Lantau)
for their further green electricity generation. During the Reporting
Period, we also joined in the “Lai See Reuse and Recycle Program
2025", organised by an NGO, to collect used Lai See packets for

reuse and recycle.

BiR  dHERERBEE

RiEw
B. RIEBI(E)
wiE

AEERHIRRECAELETKER - A
BN RS - AEBE—EERREFERY
KRBADREOEE - PIIIEHEETAEE T
BREXEEZMEANRRKE HKERREIK
 AMRER R K BRI PR 2 ERK
o REEWAEBRRNAIRAN N AT 8L KA

[
Ni
P
e

o

BERYEE

REERNFEBEREERY DR - B - RE
PR R E RN E MR EE TR E
ZMEEER  BERSELERY - HMAE
BiEEEA LKA  UKARELEREH
MEORERFS - AEEFEFEEN DK
PR 7 2R M W R BB T AT (3 Y Y o

ERMEENDE  BHMOEBEPREFEE
WREDEEEY - BRI EENDERE
%A@ UYLAE - 5linThe ONER EZEKE -

RV ER  ARBE-HREEBBHERMEE
A FHETTR A BT e &) - The ONERIHY BT 64
Bl W & 5 JE ¥R A The ONEZ#RIE P U R H &
fh o [CIYHE E A B R BB BT 4 I W n B AR G 4R T
FO = Park1 (R AR L/ NEER S BR 557
BERMEHOLE - UAREE T REHE
B o RBEHAN - RAE2MT —EFBFA
BRROIAEHEKERKRTTE2025] - K
SEMZHAERKER -
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ENVIRONMENT (contd)

C.

Waste Management (Cont'd)

At our offices, waste reduction initiatives are also in place to create
an environmentally friendly working environment and cultivate green
minds. We established e-communication channels to substitute the
use of paper to promote a paperless working environment. This aims
to minimise paper wastage at the source, and can also increase the

efficiency in our daily communication within and outside the Group.

To encourage recycling at our offices, not only do we set up
collection points for paper recycling, but we also place boxes around
the offices to collect reusable stationaries, such as file folders, single-
sided used paper and pens. Used printer cartridges are returned
to suppliers. Retired but functional electronic appliances, such as
computers, printers and fax machines, are donated to NGOs to

support those in need.

Use of Resources

Being a responsible corporate citizen, the Group is committed to
using resources efficiently and promoting recycling in our community.
Energy and water are significant parts of natural resources
consumption in our business activities. To manage our impacts on
energy and water, we adopt different measures to promote the
effective use of energy, water, and other raw materials. For examples,
we approach some potential tenants and encourage them to rent the
vacant roof space in Windsor House for installing their solar panels to

provide green energy to HK Electric.

Also in our Fanling Organic Farm which produces organic vegetables
and sells in low cost to our office colleagues, with this income to be
used in some other charity purposes. Furthermore, we also installed
some solar panels in this Organic Farm to provide green energy for
the operation of the Farm, as well as aligning the green purpose of

the Organic Farm.

Besides, we use carpets that are produced from recycled materials
in a number of our commercial properties and conserve the use of
water by installing dual flush toilets in some of the properties we

own Oor manage.
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ENVIRONMENT (contd) REw
D. Use of Resources (Cont'd) D. XRFEAGE)
The environmental metrics for 2025 and 2024 are tabulated below: ZECRAFRITNFMRBESZET
2025 2024
Unit Group 1 Group 2 Group 1 Group 2
By Portfolio*  Portfolio* Projects* Portfolio* Portfolio* Projects*
%-8 2=8 F—8 F_H
pEELT  pEEA* BE*  MEEAr  pEEar SER
Energy consumption'
BERIER
Electricity Kilowatt Hour (Kwh) 32,612,948 4,979,436 492,726 32,578,201 5,193,046 418917
% R
Gigajoule (GJ) 117,407 17,926 1,774 117,282 18,695 1,508
TREE
Towngas al - 11 - - 16 -
BR FREE
Energy consumption intensity GJ/HK$ million 636 537
EREREE properties-related revenue
ThEE /BEAT
CESETION
GHG emissions’
BERBHER
Scope 1 - Direct emission tCOe - 1 - - 1 -
BE1 - EEHER B_SEixEe
Scope 2 — Energy indirect emission  tCO.e 17,005 2,159 180 18,348 2,365 151
BE2 - sRREERHEN H_SiEe
Scope 3 — Other indirect emission  tCO.e 30 14
(business travel)? H-aftiRge
(83 - E{h R A (R Bk
)3
Total GHG emission tCO,e 19,375 20,879
MERBHNEE M_EftiEe
GHG emissions intensity tCO,e/HK$ million 90 82
BEREENEE properties-related revenue
W-_E kg2 / BEET
MERBRA
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ENVIRONMENT (contd) RiB @
D. Use of Resources (Cont'd) D. XRFEAGE)
The environmental metrics for 2025 and 2024 are tabulated below: ZERAFRZFIMEMNRBEZRAT
(Cont'd) €))
2025 2024
Unit Group 1 Group 2 Group 1 Group 2
Bl Portfolio*  Portfolio* Projects* Portfolio* Portfolio* Projects*
£-8 - R £
WERE  HEEE* BER*  WEHEA* MEES* HE*

Non-hazardous waste

BEBEEY
Waste collected* Litres (L) 28,580,766 9,373,140 - 27886224 9,445,680 -
PRl il

Tonnes - - 2,066 - - 1,788

g
Paper consumption Kg 131,491 2,692 178 124,341 3,356 280
HRERE i
Paper recycled Kg 49,891 240 - 6,104 240 -
T EN i
Metal/Aluminium recycled Kg 744 - - 881 - -
S8/ BEY i
Plastic recycled Kg 1L 22 - 1278 25 -
ZREIS N
Dry mixed recycled® Kg 4,815 N/A N/A 4538 N/A N/A
goREle N TER THER TEA TEA
Glass recycled Kg 1,750 - - 1,400 - -
BEE N
Food waste recycled L 960 - - 912 - -
ErA A #
Biodegradable wastes recycled®  Kg 4,440 N/A N/A - N/A N/A
EE S RERNEE N TER TER - TEA TR
Water consumption
HkE
Water m3 120,353 55,450 2,700 123,008 67,216 5,698
K THK
Water consumption intensity m3/HK$ million 828 765
RKERE properties-related revenue

UFK/BEBT

VESECTION
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ENVIRONMENT (contd)

Notes to reporting boundary for environmental metrics

Group 1 Portfolio refers to properties that are owned by Chinese Estates,
and properties owned by Chinese Estates’ substantial shareholder which
Chinese Estates is managing as an agent. We consider Group 1 to be
remained in our portfolio for a long period of time. Group 1 Portfolio
includes: (a) Chinese Estates' headquarters, The ONE, Silvercord, Windsor
House, Causeway Place, Excelsior Plaza (include Laforet), Wanchai
Computer Centre and Harcourt House (which are all located in Hong
Kong); and (b) 61-67 Oxford Street and 11-14 Soho Street (which are
located in United Kingdom).

Group 2 Portfolio refers to properties that are currently not owned by
Chinese Estates, but the owners have appointed a subsidiary of Chinese
Estates to be the property manager (other than those covered in Group 1
Portfolio). For electricity and water consumption, we only cover areas that
we have control. General waste collected refer to those collected from
the entire property. Group 2 Portfolio includes: Chic Castle, Evergreen
Garden, i-home, Indihome, Manhattan Avenue, Miami Crescent, MOD
595, One South Lane, One WanChai, Sunrise Villa, The Bellevue Place
and York Place.

Projects refer to development, redevelopment and other ongoing
construction projects that are owned by Chinese Estates. Projects in the
Reporting Period include: MATAKOK (which is located in Hong Kong) and
120 Fleet Street (which is located in United Kingdom).

Energy conversion is based on including but not limited to "How
to prepare an ESG Report — Appendix Il: Reporting Guidance on
Environmental KPIs" issued by the Stock Exchange.

GHG emissions data is presented in terms of carbon dioxide equivalent
and are based on, including but not limited to, the “The Greenhouse Gas
Protocol: A Corporate Accounting and Reporting Standard” issued by the
World Resources Institute and the World Business Council for Sustainable
Development, "How to prepare an ESG Report — Appendix Il: Reporting
Guidance on Environmental KPIs” issued by the Stock Exchange, “2024
Sustainability Report” published by CLP Holdings Limited, “Sustainability
Report 2024" published by Hong Kong Electric and “Environmental,
Social and Governance Report 2024" published by The Hong Kong and
China Gas Company Limited, and the global warming potential values
from The Intergovernmental on Climate Change (IPCC) Synthesis Report
(AR6) (2023).

The Scope 3 emissions represent business travel. The Company has
initiated Scope 3 readiness assessment and is working on engaging our
value chain and establishing data collection system and management to
enhance the Scope 3 emissions reporting. We aim to begin disclosing
material Scope 3 categories in our future ESG reports in line with the
Stock Exchange’s implementation timeline.

Waste collected for projects include construction waste and general waste
for the Reporting Period.

Dry mixed recycled includes paper, plastic and metal being collected
and recycled under the recycling system in United Kingdom and it is
applicable to our Group 1 Portfolio properties located in United Kingdom.

Biodegradable waste recycled includes food waste, green waste and
specific compostable packaging collected and recycled under the
recycling system in United Kingdom and it is applicable to our Group 1
Portfolio properties located in United Kingdom. This is newly disclosed
during the Reporting Period.

RiEw

REEGENREDEZ A

FHEYFEALRIEREABEEENDE UK
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# - The ONE ~ /BN » 2EKE - B
% BEE S (B ER ALaforet) ~ E{FE I KL
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FEolMEASERRNIEREABEEENY
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EMPLOYMENT

Employees play a critical role in the success of the Group. Chinese Estates
endeavours to create an equal, healthy and inclusive workplace for our
employees to grow together with the Group. Our Workplace Employment
Policy outlines the guidance to prohibit any discrimination and harassment,
to offer healthy and safe workplaces, as well as to provide comprehensive
trainings and professional development to employees. Our HR Operation
Manual outlines the policies in relation to the compensation and dismissal,
recruitment and promotion, working hours, rest periods, and other benefits
and welfare. Those policies are reviewed regularly by the management to
ensure the rights of employees within the company are protected. With
dignity and respect, we recognise employees from diverse backgrounds,
and we comply with the applicable laws and regulations including but not
limited to the Employment Ordinance (Chapter 57 of the laws of Hong
Kong).

Chinese Estates strictly prohibits the use of child and forced labour in all
our business activities. Stringent background check will be conducted on
applicants during the hiring process to avoid accidental recruitment of child
and forced labour. During the Reporting Period, the Group has complied
with relevant laws and regulations relating to preventing child and forced
labour, including but not limited to the Employment of Children Regulations

(Chapter 57B of the laws of Hong Kong).

We also require our suppliers and contractors to align with our commitment
to ethical labour practice by confirming the compliance on no child or
forced labour in the Supplier Code of Conduct and such requirements also

forms part of the contractual agreement with the suppliers and contractors.
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EMPLOYMENT (contd)

A.

People

Equal Opportunities

The Group adheres to providing employees with a pleasant and
harmonious working environment that can improve productivity
and staff morale. Our employees are required to comply with the
guideline of equal opportunities specified in the Code of Conduct
and to treat everyone with respect and dignity. We adhere to the
non-discrimination policy during the recruitment process. Applicants
are assessed based on their skill, ability and working experience
regardless of gender, age, ethnicity, religion, race, disability, marital or
family status, or any other characteristics protected by law. We assure
that our recruitment process remains fair and competitive and we
provide equal opportunities to employees in making all employment

decisions by us.

Remuneration

To attract and retain talent, we provide employees with a fair
and competitive remuneration package. Appraisal is conducted
annually by department heads. Salaries are reviewed based on the
performance and experience of the employees. Our promotion
policies are performance-based. Employees are rewarded with a
year-end discretionary bonus based on market conditions when
certain individual performance levels are met. Our remuneration
packages and policies are reviewed regularly to assure that
employees are assessed and rewarded based on their capabilities,

responsibilities and performance.

We recognise the importance of sustainability in achieving our
objectives. The remuneration of employees is performance-based
and linked to the Group's profitability, which includes overall

sustainability performance and sustainable business growth.
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EMPLOYMENT (contd)
A. People (Cont'd)

Workforce Composition

‘\ Total Number of Workforce

EEHAY

h ‘ 2025
41 2 N)\Oéﬁ(()f people

RiEE HERERRES
EEe
A EE®
EEAM
2024

@ Total Number of Workforce by Employment Category

ZEEERNE D N ES AR

Senior Manager or Above Manager or Assistant Manager
=S IRy BB IR

2025 ﬁ 2025
50 No of people t - "“ 345 No of people
2024 ' 2024
5 9 T\o%of people ) 3 9 8 l;l\og(of people

2025

1 7 Nc of people

2024
]9 No ofpeople ‘ ‘

‘\ Total Number of Workforce by Gender
ZHEREIDNEEEE

Male
B

2025
p—-‘ 2 2 9 T\ogof people
2024

2 7 7 iog(of people

‘\ Total Number of Workforce by Age Group
RERARE D NESRE

_ 32
253

2025

No. of people
N ¢
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476 No of people

Senior Supervisor or Below

BREFEIAT

2025

1 8 3 l:l\oéyof people

2024

] 9 9 l:l\o%of people

2024

No. of people
N ¢

<30 years old
B 50T

30-50 years old
B 305z505%

>50 years old
B 5055k
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EMPLOYMENT (contd) EE=
A. People (Cont'd) A. EE®E
Workforce Composition (Cont'd) 1ESHRK ()
‘\ Total Number of Workforce by Geographical Region
RiIBN BRI D HNESHEE
Hong Kong
’ 58
!q 2025 2024
i I
No. of people No. of people
‘ A A

‘\ Total Number of Workforce by Employment Type
REBERESNEERH

Full-time

S

FRE

BE -

United Kingdom

=

2025 2024

o) 8

No. of people No. of people
A AE

Part-time

2025 2025
No. of people No. of people
3 7 7 AL 3 5 AL
2024 2024
No. of people No. of people
44 1 A 3 5 AE
Q
w Total Employee Turnover Rate
BEBRKE
2025 2024

25.5%

1y

‘\ Employee Turnover Rate by Gender
RUERIEI D NRER AR

Male

27.4%

1 e
2025 2025
A 28.5% 7 21.5%
2024 2024
ﬂl 27.0% ¥ 28.1%
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EMPLOYMENT (contd)

A. People (Cont'd)

EEe

A. EE®E)

Workforce Composition (Cont'd) 1ESHRK ()
‘\ Employee Turnover Rate by Age Group
BERAER D HRERAR
2025
2024 52.7%
2025
2024
2025
2024
. <30 years old I 30-50 years old . >50 years old
30A T 30X E508% 505 A £
‘\ Employee Turnover Rate by Geographical Region
BBV EE D HEERAR
Hong Kong United Kingdom
&8 ]
2024 2025 2024

7 -
AL ES

B. Occupational Health and Safety

Chinese Estates strives to provide a safe and health workplace
by managing the inherent risks in our operations. We comply
with all applicable laws and regulations including the Employees’
Compensation Ordinance (Chapter 282 of the laws of Hong Kong),
the Occupational Safety and Health Ordinance (Chapter 509 of
the laws of Hong Kong) and relevant safety practices stipulated in
Construction Sites (Safety) Regulations (Chapter 591 of the laws of
Hong Kong).

106 CHINESE ESTATES HOLDINGS LIMITED ANNUAL REPORT 2025
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EMPLOYMENT (contd)

ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

& & w

BiR  dHERERBEE

Occupational Health and Safety (Cont'd)

To ensure the health and safety of our building management front-
line employees, regular random safety inspections are conducted.
Property managers and estate officers are required to report any
injuries at work, including our employees and contractors and to
submit an incident report to the Human Resources Department for
record. Besides, we offered some of our training workshops through
online self-paced leamning as well as some training courses organised
by other organizations (i.e. Labour Department) to safeguard our

employees' safety.

During the Reporting Period, there were 2 confirmed injury incidents
(2024: 5). 5 lost days due to work injury or occupational diseases
was recorded (2024: 37). No workplace fatalities for our employees
was recorded in the past three years (including the Reporting
Period).

Career and Personal Development

The Group actively supports employee development through various
training opportunities. We provide vocational training to enhance job-
specific skills and technical knowledge. To encourage continuous
learning, we also offer internal training organised by the Group,
reimburse employees for external courses, and allow employees to
attend free external training during working hours. These initiatives

ensure our employees continues to grow and develop professionally.

To improve service quality and maintain the competitiveness of
our employees, we provide trainings to employees in delivering
exceptional services to tenants and visitors and to cope with business
needs. In addition, we encourage employees to pursue further

education for self-enhancement or career development.

New hire orientation is provided to new employees to support
them in getting familiar with our corporate culture and understand
their duties and skills required for their roles. On-the-job training
is provided to enhance employees’ job-related techniques and

consolidate industry knowledge.
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EMPLOYMENT (contd)

C.

Career and Personal Development (Cont'd)

Our HR Operation Manual includes the Educational and Training
Sponsorship Scheme which supports employees’ continuing
education and skills training. Employees enrolled in qualified courses
with satisfactory performance are eligible to apply for the sponsorship
with reimbursement up to 100% of the tuition fee. These include
higher education courses relevant to employees’ job duties organised
by local educational institutions. The external training programmes
enable employees to enhance their professionalism and maximise
their potential, as well as become well-rounded in their careers

within the Group.

In alignment between our business needs and interest of our
employees, we regularly offer training that is tailored to individuals
and industry-specific. Training topics consist of the integral of various
business segments to equip employees with the necessary skills
and knowledge to manage the complex business scenario. During
the Reporting Period, we invited representative from Independent
Commission Against Corruption (ICAC) to speak on Prevention of
Bribery Ordinance (Chapter 201 of the laws of Hong Kong). Our
employees also attended Business Sector Integrity Charter webinar

of ICAC and other professional training courses.

We recognise that the success of our business operations depends
on specialised knowledge and practical skills of our employees.
Therefore, we are committed to their continuing development by

facilitating participation in external trainings.
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RE HER
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EMPLOYMENT (contd) B’
C. Career and Personal Development (Cont'd) C BEEBAZE®E
Development and training data of the Group in 2025 and 2024 are NTAREER-_ZE-_RAFR-_FT_NFME
as follows: & R AE B

Unit

==vi 2025 2024
Percentage of Employees Received Training by Gender
RUEpEINZIREETE I
Male 514 % 4.4 13.4
Female %1% % 15.3 19.6
Percentage of Employees Received Training by Employment Category
REREHNSINZIEERDL
Senior Manager or Above 1= AR A FE 5 A £ % 41.2 47.4
Manager or Assistant Manager 4% T2 sk B I 4¢ 18 % 18.0 33.9
Senior Supervisor or Below 1= &% E (T8 AT % 6.4 11.8
Average Training Hours Per Trained Employee by Gender
RUEPEINEEZIEE FIIZIRE
Male 5% Hours /JNEF 1.0 1.1
Female 2z 1% Hours /|\EF 3.1 1.0
Average Training Hours Per Trained Employee by Employment Category
REREHNEINEEZIEEFHZIRY
Senior Manager or Above 1= R A&EHE 3K A £ Hours 7]\ 7.8 1.0
Manager or Assistant Manager 4% 3% sk B 1 45 38 Hours /)N 2.1 1.0
Senior Supervisor or Below = # EEK AT Hours /JNE§ 1.0 1.1
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COMMUNITY

Chinese Estates is dedicated to creating values for society while striving for
company growth. We are keen to engage in various charitable activities,
donation and sponsorship events to show our love and care to the
society. Our Community Investment Policy demonstrates our commitment
to making a positive social impact through integrating the community
development plan with business operations. Besides, the Community
Investment Policy summarises the focus areas for our community
programmes, namely environmental protection and conservation as well as

youth and children development.

During the Reporting Period, the Group donated money to sponsor
Conservation Education Experience Programme for Youth & Climate Change
Advocacy Programme organised by Ocean Park Conservation Foundation
Hong Kong. This programme provided a conservation education experience

designed for Hong Kong youth.

We strive to nurture a culture of social responsibility through partnership
with NGOs in organising community activities to promote a caring culture in
the society. To support the Government's vision on addressing the housing
needs of young people, the Group joined hands with a NGO to launch a
youth hostel project, namely Joseph’s House, which has begun operations
during 2023.

Employees are welcomed to join the Chinese Estates Volunteer Team to
interact with people from different sectors of the community and help the
people in need. We also encourage our employees to give back to society
by joining different volunteer and charitable activities. During the Reporting
Period, we participated in 27 charitable activities, contributing to a total of
6,628 volunteering hours by a total of 82 staff and other participants and
covering donation on the charitable events and projects having the reach to

the needy.
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COMMUNITY (contd)

With the consideration beyond financial return, Chinese Estates integrates
community investment into business operations. We leverage our resources
to support the local community by offering shopping mall spaces that are
under our management to different organisations for hosting exhibitions,
charity sales and publicity events. For instances, during the Reporting
Period, WINDSOR and The ONE sponsored venue as the bread drop off

points for Breadline.

We care about our community. In line with our commitment to supporting
our local communities, the Group took immediate action to assist those
affected by the Tai Po fire in late 2025. We in collaboration with a NGO
provided comprehensive support package that combined both donation-in-
kind and staff participation in volunteer work to assist with recovery efforts.
The Group dedicates to fostering community resilience and providing

meaningful support during times of crisis.

During the Reporting Period, the managed properties of the Group
including WINDSOR and The ONE are honoured to have received a
number of awards in recognition of our sustainability achievements and

community contribution. Selected highlights are showed below:

Organisation

A

Chinese YMCA of Hong Kong

BB HERELAREE

HEw®

FABETREEHBEE  THEHLEREBAZE

HELE - BMFAKRMNERZEA AR - LAE
TEENRSRTRAREBRETCHENRE &S
EBERRAFAES - flun - RREFA - EXRMThe
ONEZ B35 i 1 ABreadlinefy 2 B UR £ 2 -

BPAET R - AR RAEE - RNEE

R2025F F IR A N KB LB A RKRITE @ &

BZHKER - BMBR —RIFBUTHEE S (E - 1214

\@%%é%ﬁﬁEﬁal%ﬁﬁﬂ&%ﬁma@%ﬁé\ﬂ%ﬁ

- LA B SR MR 1B T4 o AN S8 BR 1 1E & 4 B HP
i%ﬁ%iliaﬂ’\ﬁ CWRHEIRMAERNTE -

MNBEHRN REEBERVEREEERR
The ONEREZIERIE - ULREBRMEANFELE
DitBRER A EAKRG - B BB TATR

Award/Certification
#1g R

Y-Care CSR Scheme:

BEPEEEHTFE Y-Carefh 2 (X518 -
0] Silver Partner;
SRINEE
(®) Perfect Match Partner; and
B &
(i Y-Care Outstanding (Social) Achievement Award,

Y—CareFE L (#- &) B HLAE -

to recognise the Group's sustainable development following
ESG principle as a way to give back to the community and
create social values
AREAEBBEESCRAMS AIFEE R - Ak EEt
gValELSEE

Leisure and Cultural Services Department Certificate of Appreciation of the full assistance in the

BREER XL F15E promotion of community recreation and sports activities on
Sport For All Day 2025
[2REBH2025]BFM - LAKRBEHEELRREEEEH

£ 118

—EoRFEER  zAB2sE 111



ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT IR¥% - HERERHES

AFSFRIRE T AETHAERE]
1R SCAEE 3 2 R

REASONS FOR NOT REPORTING CERTAIN
“COMPLY OR EXPLAIN" PROVISIONS OF THE

CODE

“Comply or explain” Provisions

[ T8 <F 5h iR 4R 3C

Reasons
RHA

A. Environmental
A R#E

Aspect Al: Emissions
[EEAT : By

KPIAT.1
BB AR IRALT

The types of emissions and respective emissions data.

e iR RARRE R IR

During the Reporting Period, there was no significant
emission of NOx, SOx and other pollutants in our
operations.

RIERA - RMEEERTELSFRALT
W ALY R E MR

KPIA1.3
RABAARUIEIRALS

Total hazardous waste produced (in tonnes) and,
where appropriate, intensity.
FEEEEREEYEE CABEE) R (ER) &=
o

Aspect A2: Use of Resources
[EEA2 : EREA

KPI A2.4
RS IEIRA2.4

Description of whether there is any issue in sourcing
water that is fit for purpose, water efficiency target(s)
set and steps taken to achieve them.

F sl SREGE F7KOR LRI B A ARE - LARFRRT L
B RK M Es B AR M R ER S L B ARPAERER A 22

During the Reporting Period, there was no significant
production of hazardous waste in our operations.
RIEMA - BHMEEERTEELAERERE
37/

During the Reporting Period, there was no issue in
sourcing water for our operations.
RBEHR - HAELER L ERIUKRTT EE

el o

B e
KPI A2.5 Total packaging material used for finished products
BASRAEMIEIZA2.5 | (in tonnes) and, if applicable, with reference to per
unit produced.
XA EEM R ES AR E) K (1nE
) EBEEBMGE -
B. Social
B. #&

Aspect B6: Product Responsibility
[EEB6 : EmEE

KPI B6.1
RS AE K IR 1RB6.1

Percentage of total products sold or shipped subject
to recalls for safety and health reasons.
EENEEXERAHT AL BERIEAMA
B GRS
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The issue of packaging materials is considered not
significant in our operations.

BEMHERMHEEMSLAERK -

During the Reporting Period, no products sold or
shipped subject to recalls for safety and health
reasons.
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HODGSON IMPEY CHENG LIMITED

HLB

TO THE SHAREHOLDERS OF CHINESE ESTATES HOLDINGS LIMITED
(incorporated in Bermuda with limited liability)

OPINION

We have audited the consolidated financial statements of Chinese Estates
Holdings Limited (the “Company”) and its subsidiaries (collectively referred
to as the “Group”) set out on pages 119 to 261, which comprise the
consolidated statement of financial position as at 31 December 2025,
the consolidated statement of comprehensive income, the consolidated
statement of changes in equity and the consolidated statement of cash
flows for the year then ended, and notes to the consolidated financial

statements, including material accounting policy information.

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

disclosure requirements of the Hong Kong Companies Ordinance.
BASIS FOR OPINION

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

basis for our opinion.

INDEPENDENT AUDITORS’ REPORT
BYRBMBRES
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INDEPENDENT AUDITORS' REPORT BV #Z B EHE

KEY AUDIT MATTER

Key audit matter is that matter that, in our professional judgment, was of
most significance in our audit of the consolidated financial statements of
the current period. This matter was 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 this matter.
Key audit matter How our audit addressed
the key audit matter

Valuation of investment properties

Refer to Notes 19 and 23 to the consolidated financial statements
The management has Our procedures in relation to
estimated the fair value management’'s valuation of
of the Group’s investment investment properties included, but
properties to be approximately  were not limited to:

HK$9,888,156,000 as at

BAREFIEE

MREFERDBREES cEXHE - AR
EMBMERCENRREEZFHE - ZFEINE
EERNERGEVBRRANRHERRETRE
BEETEHZSRREHERER -

HEEITER Fi R

BRETEE

REYEEE
BRI A HRENF19K23

EEBEMGT R TESHRERBHREME

E_RAFT A= HEAMKBZEFEREE
T—8B - &&%EB TRR:
BEMEZRAFE

#4)/49,888,156,000

31 December 2025 with a net -

loss on fair value changes for the
year ended 31 December 2025
recorded in the consolidated
statement of comprehensive
income of approximately
HK$358,423,000. Independent
external valuations were obtained
in respect of all of the portfolio
of the Group, and also of the
investment properties held by the
associates of the Group, in order
to support the management'’s

estimates.

The valuations are dependent
on certain key assumptions that
require significant management
judgment including, but not
limited to, reversionary yield
and rental income from future
reversion leases in light of current

market conditions.

evaluating the independent
external valuers’' competence,

capabilities and objectivity;

assessing the valuation
methodologies used and the
reasonableness of the key
assumptions and parameters
based on our knowledge of the
property industry and using our

auditors’ valuation experts; and

checking, on sample basis, the
accuracy and relevance of the

input data used.

We found the key assumptions were

supported by the available evidence.
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INDEPENDENT AUDITORS’ REPORT

OTHER INFORMATION IN THE ANNUAL
REPORT

The directors are responsible for the other information. The other
information comprises the information included in the annual report, but
does not include the consolidated financial statements and our auditors’

report thereon (the “Other Information”).

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 the
Other Information, we are required to report that fact. We have nothing to

report in this regard.

RESPONSIBILITIES OF THE DIRECTORS AND
THOSE CHARGED WITH GOVERNANCE FOR
THE CONSOLIDATED FINANCIAL STATEMENTS

The directors are responsible for the preparation of the consolidated
financial statements that give a true and fair view in accordance with
HKFRS Accounting Standards issued by the HKICPA and the disclosure
requirements of the Hong Kong Companies Ordinance, and for such
internal control as the directors determine is necessary to enable the
preparation of the consolidated financial statements that are free from

material misstatement, whether due to fraud or error.

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

but to do so.

Those charged with governance are responsible for overseeing the Group's

financial reporting process.
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INDEPENDENT AUDITORS' REPORT BV #Z B EHE

AUDITORS' 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 auditors'
report that includes our opinion, solely to you, as a body, in accordance
with Section 90 of the Companies Act 1981 of Bermuda (as amended)
and for no other purpose. We do not assume responsibility towards
or accept liability to any other person for the contents of this report.
Reasonable assurance is a high level of assurance, but is not a guarantee
that an audit conducted in accordance with HKSAs will always detect a
material misstatement when it exists. Misstatements can arise from fraud
or error and are considered material if, individually or in the aggregate, they
could reasonably be expected to influence the economic decisions of users

taken on the basis of these consolidated financial statements.

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

also:

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

omissions, misrepresentations, or the override of internal control.

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

the effectiveness of the Group's internal control.

Evaluate the appropriateness of accounting policies used and the
reasonableness of accounting estimates and related disclosures

made by the directors.
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INDEPENDENT AUDITORS' REPORT B AR ESE

AUDITORS’ RESPONSIBILITIES FOR THE
AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS (contd)

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

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 auditors’
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 auditors’ report. However, future events or
conditions may cause the Group to cease to continue as a going

concern.

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

presentation.

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

the group audit. We remain solely responsible for our audit opinion.

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

we identify during our audit.

We also provide those charged with governance with a statement that we
have complied with relevant ethical requirements regarding independence,
and to communicate with them all relationships and other matters that may
reasonably be thought to bear on our independence, and where applicable,

actions taken to eliminate threats or safeguards applied.
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INDEPENDENT AUDITORS' REPORT BV #Z B EHE

AUDITORS’ RESPONSIBILITIES FOR THE
AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS (contd)

From the matters communicated with those charged with governance,
we determine that matter that was of most significance in the audit of the
consolidated financial statements of the current period and is therefore
the key audit matter. We describe this matter in our auditors’ 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 director on the audit resulting in this independent

auditors’ report is Mr. Yu Chi Fat (practising certificate number: P05467).

HLB Hodgson Impey Cheng Limited
Certified Public Accountants

Hong Kong, 9 March 2026
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
mEEZERFERE

For the year ended 31 December 2025 BZE =T - AF+-A=+—HILFE

Revenue
Cost of goods and services provided

Gross profit

Other income

Investment income, net

Administrative expenses

Gain on disposals of equipment and
intangible asset, net

Fair value changes on investment properties

Finance costs

Other gains and losses

Share of results of investments accounted
for using the equity method

Loss before tax
Income tax (expense) credit

Loss for the year

Other comprehensive income (expenses)
Items that will not be reclassified to
profit or loss
Gains and losses on investments in equity
instruments measured at fair value
through other comprehensive income
Share of other comprehensive expenses
of investments accounted for using
the equity method
Surplus on revaluation of property

Items that may be reclassified
subsequently to profit or loss
Exchange differences on translation of

foreign operations
Share of other comprehensive income
(expenses) of investments accounted
for using the equity method
Reclassification adjustment related to
foreign operation disposed of

Other comprehensive income (expenses)
for the year (net of tax)

Total comprehensive expenses
for the year

WA
RMEmERSE 2 KA

EH

HiUA
BEWNEER
TR
HERBRETVEEZ
WY 25 % 5R
BREMEZ N TEESD
M5 E M
Hitb Yoz K E5 18
BIEAESEARREZ
ES

BRI E R
S (R s0) B [

REFEE

Htp 2 HE W% ()
TEENTHERREZ
EH
3B L 2 T W DA S Bk

RNVEFEZRATARE

Z W K EE
BIEA S EAREREZ
H At 2 32 H

EfME A%

BEUEEN 7 BEBEZ
HE
BINEBFELXZ
X EH
BEARREARKREZ
Hopth 22 W as (32 i)

BRHERIEEZ
BN BREE

AREREM 2R EGIH)
(BRER)

REERHEXHARE

Notes

B aE

11
12

2025 2024
HK$°000 HK$'000
FHT FHT
301,080 336,812
(43,041) (56,586)
258,039 280,226
80,695 25,801
138,285 20,710
(272,224) (348,203)
4,311 64,366
(358,423) (1,731,776)
(88,873) (213,425)
(2.113) (110,489)
(131,374) (111,174)
(371,677) (2,123,964)
(16,543) 16,044
(388,220) (2,107,920)
(15,770) (57,158)
(39) (323)
- 5,862
(15.809) (51,619)
317,119 (77,747)
71272 (5,318)
- 98,247
324,391 15,182
308,582 (36,437)
(79.638) (2,144,357)
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME #HZ&ZHWHERE
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

2025 2024
Notes HK$'000 HK$'000
B EE FTET TET
(Loss) profit for the year attributable to:  FE{5 2 & (5518) %A :
Owners of the Company PN/NSIEZ =N (388,499) (2,108,331)
Non-controlling interests FEFERE 279 411
(388,220) (2,107,920)
Total comprehensive (expenses) income FEEARFEZE(ZH)WE
for the year attributable to: WA
Owners of the Company RARHEB A (79.917) (2,144,768)
Non-controlling interests FEER 279 411
(79.638) (2,144,357)
Loss per share (HK$) BREBEBE(ERT) 18
Basic and diluted BERREE (0.204) (1.105)

The accompanying notes form an integral part of these consolidated #F& M EREAMEGAPEREN—ID ©

financial statements.
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Non-current assets

Investment properties

Property, plant and equipment

Right-of-use assets

Intangible assets

Investments accounted for using
the equity method

Advances to associates

Financial assets measured at fair value
through profit or loss

Financial assets measured at fair value
through other comprehensive income

Advance to an investee company

Pledged deposit

Current assets

Stock of properties

Financial assets measured at fair value
through profit or loss

Advances to investee companies

Inventories

Debtors, deposits, other receivables and

prepayments

Securities trading receivables and deposits

Tax recoverable
Pledged deposits

Time deposits, bank balances and cash

CONSOLIDATED STATEMENT OF FINANCIAL POSITION
mE MR R 8|k

As at 31 December 2025 RZZE_RAF+-_A=+—H

FRBEE

BREME
E RN
EREEE
BIVEE
NIEREANRZIE

E ) NCIE O]

BBBEHEARRAFENE
LEREE

IR ELAD 2 T Wi R A S R
NP EFEZEREE

BNEXRERRRA

HRER

RBEE

MEFE
BEBRRARRATEAS
ZEMEE
BNEZRERFFR
LEa
FEWERIE - e - HbEWK
BRI R IR R

e E 52 BRI R TR
AJ W [EI A5 R

ERER

EHER  RITEHRLAS

2025 2024
Notes HK$'000 HK$'000
B sE FHT FHT
19 9,888,156 9,719,164
20 18,965 52,811
21() 90,036 39,293
22 - —
23 1,691,825 1,862,087
24 59,864 59,332
25 51,740 54,315
26 122,752 138,522
27 407,572 345,690
28(a) 12,420 28,980
12,343,330 12,300,194
29 23,316 23,316
25 417,487 365,643
27 8,205 64,017
30 2,401 4,650
31 142,237 164,977
28(b) 505 18,062
6,117 9,939
28(a) 1,506,687 1,008,194
28(c) 321,120 1,742,313
2,428,075 3,401,111
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

As at 31 December 2025 R=—E-HF+=-A=+—8

Current liabilities

Creditors and accruals

Securities trading and margin payable
Deposits and receipts in advance
Lease liabilities

Tax liabilities

Borrowings

Derivative financial instruments

Net current assets

Total assets less current liabilities

Equity attributable to owners of

the Company

Share capital

Property revaluation reserve

Financial assets measured at fair value
through other comprehensive income
reserve

Contribution reserve

Statutory reserve

Special reserve

Capital redemption reserve

Translation reserve

Retained profits
— proposed final dividend

— others

Non-controlling interests

Total equity
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REMBARREREK

2025 2024

Notes HK$'000 HK$'000
Mk TExT FHET
32 207,043 499,919
245 10,923

59,947 62,205

21(b) 30,392 36,890
25,310 15,644

33 2,008,127 1,655,774
146 -

2,331,210 2,281,355

96,865 1,119,756

12,440,195 13,419,950

34 190,762 190,762
5,862 5,862

122,551 138,360

206,627 206,627

4,402 4,402

2,499,685 2,499,685

138,062 138,062
(214,687) (539,078)

- 57,229

8,957,250 9,364,825

11,910,514 12,066,736

24,287 24,008

11,934,801 12,090,744




CONSOLIDATED STATEMENT OF FINANCIAL POSITION #R& BF# AR R 3Rk &

As at 31 December 2025 R=—E-—HF+=-A=+—8

2025 2024
Notes HK$°000 HK$'000
{hr=s FH&xT FET

Non-current liabilities FRBERE
Borrowings =3 33 380,880 1,272,684
Amounts due to associates =L YN F L] 35 13,163 11,559
Amounts due to investee companies REBEIHRERRFE 35 28,443 13,885
Amounts due to non-controlling shareholders R & IR R IR 35 275 275
Lease liabilities HEARE 21(b) 56,000 1,795
Deferred tax liabilities EEFRIAB G 36 26,633 29,008
505,394 1,329,206
12,440,195 13,419,950

Approved and authorised for issue by the board of Directors on 9 March BEEFER T S"F=-ANLABA#EREE

2026 and signed on its behalf by: T THTIHNEFRREFSEE -
Chan, Hoi-wan PR & 58 Chan, Lok-wan BRE5 i
Director EE Director S

The accompanying notes form an integral part of these consolidated — #R& BB RERM T 4R E M IEHREN—BH -

financial statements.
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

RERTERBER

For the year ended 31 December 2025 BIZE—ZE - RF+-_A=+—BILFE

At 1 January 2024

(Loss) profit for the year

(Gains and losses on investments in
equity instruments measured at fair value
through other comprehensive income
- Unlisted investments

Exchange differences on translation of
foreign operations

Reclassification adjustment related to
foreign operation disposed of

Surplus on revaluation of property

Share of other comprehensive expenses of
investments accounted for using
the equity method

Total comprehensive income (expenses)
for the year

Transfer of reserve of an associate

At 31 December 2024

RZZ-MFE—[—H

REE (B8 &M
BAAMEEREN R
RYEFEBZRATEA
REZhERER

- FLmHE
BINKBRELCEAER
BRHMERINEBL

B BREE
ERMEIBH

BENEDEAEREZ
Hih2ExH

AEE2E RS () g

LNt A
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Attributable to owners of the Company
FOAERARERFES

Financial assets

measured
at fair value
Property  through other
Share revaluation comprehensive  Contribution
capital reserve income reserve reserve
BBREMEEKE
nE ARRATERNE
LTS EftfRE 2eREECRE TERE
HK$'000 HK$'000 HK$'000 HK$'000
TET TET TET TET
(note (1))
(FI=EQD)
190,762 - 195818 206,627
- - (57,158) -
- 5,862 - -
- - (323) -
- 5,862 (57,481) -
— — 23 —
190,762 5,862 138,360 206,627




CONSOLIDATED STATEMENT OF CHANGES IN EQUITY #ZRERAEZ#E XK
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

Attributable to owners of the Company

ARARENEERARER
Capital Non-
Statutory Special redemption Translation Retained controlling Total
reserve reserve reserve reserve profits Total interests equity
EERE Rl E BEXRERE iRy REBR k] FERER RAEZEH
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TEL TET TET TET TEL TEL TET
(note (ii)) (note (iii))
(P& i) (P& i)
4,402 2,499,685 138,062 (554,260) 11,530,408 14,211,504 23,597 14,235,101
- - - - (2,108,331) (2,108,331) 411 (2,107,920)
- - - - - (57,158) - (57,158)
- - - (77,747) - (77,747) - (77,747)
- - - 98,247 - 98,247 - 98,247
- - - - - 5,862 - 5,862
- - - (5318) - (5,641) - (5,641)
- - - 15,182 (2,108,331) (2,144,768) 411 (2,144,357)
- - - - 23) - - -
4,402 2,499,685 138,062 (539,078) 9,422,054 12,066,736 24,008 12,090,744
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY #ZEeaRATEZEHR
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

Attributable to owners of the Company
FOAERARERFES

Financial assets

measured
at fair value
Property  through other
Share revaluation comprehensive Contribution
capital reserve income reserve reserve
BBREMZHEKE
NE ARMATLEE
EN EftfE 2emEEZRE TERRE
HK$'000 HK$'000 HK$'000 HK$'000
T T THET THET
(note (1))
GELO)
At 1 January 2025 RZE-_hF—A—H 190,762 5,862 138,360 206,627
(Loss) profit for the year KEE (BR) &M - = = =
Gains and losses on investments in BREM2EREN RS
equity instruments measured at fairvalue ~ ATEFEZRATE
through other comprehensive income BREzWERER
~ Unlisted investments - LEWRE - - (15,770) -
Exchange differences on translation of BINEBMESA EREZR
foreign operations - - - -
Share of other comprehensive (expenses) B A EARRE 2
income of investments accounted for using  E A1 2 & (37 H) W2k
the equity method - - (39) -
Total comprehensive (expenses) income AEER2EG ) RRRE
for the year - - (15,809) -
Interim dividend for 2025 paid ERZZ-RAFHRERE - - - -
Final dividend for 2024 paid ERNZZMERERS - - - -
At 31 December 2025 R=B-RF+-A=+-H 190,762 5,862 122,551 206,627
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY #SZeaRZTEZEHR
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

Attributable to owners of the Company

ARAREANEERARER
Capital Non-

Statutory Special redemption Translation Retained controlling Total
reserve reserve reserve reserve profits Total interests equity
EERE KRR E EXRERE iy REBR ®E FERER RAEZER
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

TERT TET TET TET TEL TET TET TEL
(note (ii)) (note (iii))
(P& i) (P& i)
4,402 2,499,685 138,062 (539,078) 9,422,054 12,066,736 24,008 12,090,744
= = = = (388,499) (388,499) 279 (388,220)
= = = = = (15,770) - (15,770)
- - - 317,119 - 317,119 - 317,119
- - - 1272 - 1,233 - 1,233
- - - 324,391 (388,499) (19,917) 279 (79,638)
= = = = (19,076) (19,076) - (19,076)
- - - - (57,229 (57,229 - (57,229)
4,402 2,499,685 138,062 (214,687) 8,957,250 11,910,514 24,287 11,934,801
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

Notes:

(i)

(iil)

The contribution reserve represented the excess amount paid by
Ms. Chan, Hoi-wan, who is a trustee of substantial shareholders of the
Company (“Trustee of Substantial Shareholders”), as the purchaser
in relation to disposals of debt securities of the Company and its
subsidiaries (collectively the “Group”) in 2020, at the consideration of
100% of principal amount over the prevailing market bid price of the
debt securities disposed of was directly recognised in the reserve as it is
deemed as the contribution from the Company's equity participant.

The statutory reserve of the Group refers to the People’s Republic of
China ("PRC") statutory reserve fund. Appropriations to such reserve
fund are made out of profit after tax as recorded in the statutory financial
statements of the PRC subsidiaries. The amount should not be less
than 10% of the profit after tax as recorded in the statutory financial
statements unless the aggregate amount exceeds 50% of the registered
capital of the PRC subsidiaries. The statutory reserve can be used to
make up prior year losses, if any, and can be applied in conversion into
the PRC subsidiaries’ capital by means of capitalisation issue.

The special reserve represented the difference arising from the aggregate
of the share capital and premium amount of the former holding
company and the Company upon redomicile of the holding company as
a Bermuda company in 1989 and is non-distributable.

The accompanying notes form an integral part of these consolidated financial
statements.
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CONSOLIDATED STATEMENT OF CASH FLOWS
RERERER

For the year ended 31 December 2025 BZE =T - AF+-A=+—HILFE

2025 2024
Notes HK$'000 HK$'000
k=3 FHERT FHETT
Operating activities REXEK
Loss before tax Rl gt (371,677) (2,123,964)
Adjustments for: EToIEEAE -
Depreciation of property, plant and equipment ~ ¥1% - BE kR EITE 36,798 60,718
Depreciation of right-of-use assets EREEERE 42,385 45,763
Impairment loss of land and building T RAEF 2R ERE - 4,234
Interest expenses FERX 87,845 205,633
Interest income from other financial assets HEh s E 2 FL2WA (76.721) (56,722)
Dividend income from unlisted equity FE FTRARE 2 IR EWA
investments (30,000) (26,005)
Allowance for credit losses recognised MIENE 5 AR
in respect of trade receivables EEEERE 32 19
Reversal of allowance for credit losses BB E FRIAFER R D 2
recognised in respect of trade receivables EEEERE (3) -
Allowance for credit losses recognised i HL fth fE U AR TE B R
in respect of other receivable EEEERE - 20
Unrealised (gain) loss arising from change BEHRZAFEESmMEEY
in fair value of bonds REIR (W) B8 (20,703) 12,609
Unrealised loss (gain) arising from change PTEeMmIAZ A FEZSM
in fair value of derivative financial instruments EEZREREB ) 108 (127)
Unrealised (gain) loss arising from change RIEEEZREZ A TEE
in fair value of investments held-for-trading i A 2 RE R (Wa) 518 (14,323) 20,508
Unrealised loss arising from change in fair GHERLARESZ A TEE
value of club and corporate debentures MEAZREIREE 590 2,890
Realised gain arising from change in fair value ~ &5 AFEZEMEL
of a club debenture 2 B R (25,630) -
Realised loss arising from change in fair value  RBEBZURBRAFEFTEZ
of financial assets measured at fair value TREEZ AV EZESM
through profit or loss EEXZBEERER - 443
Gain on disposals of equipment and PERBEREVEEZ
intangible asset, net Wz 58 (4,311) (64,366)
Share of results of investments accounted for {5 MAREZSEARRIGE 2 48
using the equity method 131,374 111,174
Allowance for credit losses recognised in PETHR S R RIFUARR Z
respect of advances to associates EEEIERE 47 7
Fair value changes on investment properties WEMEZ N TEEE 358,423 1,731,776
Loss on disposal of a subsidiary HE—EHEARZEER 37 1,178 100,142
Transaction costs in respect of disposal of HE—BIREMEZ R HHA
an investment property - 6,086
Exchange (gain) loss, net HE)EBEFRE (65,406) 39,438
—EoRFFR EAB%EE 129



CONSOLIDATED STATEMENT OF CASH FLOWS #ZLEBHERER
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

Operating cash flows before movements in
working capital

Decrease (increase) in inventories

Decrease in debtors, deposits, other
receivables and prepayments

Increase in financial assets measured
at fair value through profit or loss

Decrease in securities trading receivables and
deposits

(Decrease) increase in creditors and accruals

(Decrease) increase in securities trading and
margin payable

Decrease in deposits and receipts in advance

Decrease in derivative financial liability

Cash (used in) generated from
operating activities

Income tax paid, net

Net cash (used in) generated from

operating activities

Notes
{hEzs
BEBSHHE KT
REeERE
FER A GEM)

FEUERIE - 122 - bR
ARIA N IRAN SRR

BREBEENARRATEFTEZ
TRVEEE

e FE SR 5 ERIB R T HOR L

JEAS BR IR Ko B ET 3R IR OBt ) 1 A0

ENEARRPRBENRRES
ORl 4 &

B M IAWGRIR R

TEERAERD

(A REREXB2RE

BT PTS L F R

(AR REREXB 2R FR
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2025 2024
HK$°000 HK$'000
FH&xT FHET
50,006 70,276
2,249 (571)
25,434 46,734
(16,745) (56,978)
17,558 8,924
(334,618) 294,199
(10,700) 3,961
(3.062) (16,566)
- (99)
(269,878) 349,880
(6.506) (13,415)
(276,384) 336,465




Investing activities

Interest received from other financial assets

Payments for investment properties

Payments for purchases of equipment and
leasehold improvement

Net cash inflow arising from disposal of
a subsidiary

Net proceeds from disposal of
an investment property

Net proceeds from disposals of equipment
and intangible asset

Advances to associates

Advances/repayments from associates

Advances/repayments from investee
companies

Advance to an investee company

Increase in pledged deposits

Net proceeds from disposals of financial
assets measured at fair value through

profit or loss

Net cash (used in) generated from

investing activities

CONSOLIDATED STATEMENT OF CASH FLOWS #ZLEeHERER
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

2025 2024
Notes HK$'000 HK$'000
P & FExT FAT
REER
BlEMmEREE 2 FIS 71,301 45,191
SR B ERIA (185,787) (312,711)
INEEREREEMEEE
FRIE (3.825) (14,356)
HE—RNBARREEZ
REMAFE 37 26,410 1,010,352
HE—BEREMEZ
FriS a0 IE)5 58 - 1,589,016
HERBERELEEZ
FriS s IE)5 58 4,736 71,620
BB AR 2 RIE (47) (10)
B ERERE AR 2 HE 47,807 47375
B BREEIREQRZ
IE 100,370 268,400
A —EEZRE AR ZHIE (54,616) (13,765)
EHIF R Z B0 (365,069) (884,276)
HERBESURBRAFE
HAEZEMEBEZAENRIA
R - 375
(AR)REREXBECESTFE
(358,720) 1,807,211
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CONSOLIDATED STATEMENT OF CASH FLOWS #ZLEBHERER
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

Financing activities
Dividends paid
Interest on bank and other borrowings paid
Payments for lease liabilities
(including interest)
Bank and other borrowings raised
Loan from a director raised
Repayments of bank and other borrowings

Repayment of loan from a director

Net cash used in financing activities

Net (decrease) increase in cash and
cash equivalents
Cash and cash equivalents at 1 January

Effect of foreign exchange rate changes

Cash and cash equivalents
at 31 December

Analysis of the balances of cash and
cash equivalents

Time deposits, bank balances and cash

The accompanying notes form an integral part of these consolidated

financial statements.

Notes

B eE

BMEEH

EARE )
ENRITREMEEZFE
XHNEEREEENE)

FIBIRIT R EAMEE
MEEEEN
BERITREMEE
BREEFEER

RARBEXE 2 REFHE 39
RERREEEEBZ

(R 2) 18 % 58
R—A—-R2

ReRRLEEEAE
Exgnsowd

R+=A=+—-H2
RERREEHEEE

RERREEEHEBERIN

R - RITESREAS

132 CHINESE ESTATES HOLDINGS LIMITED  ANNUAL REPORT 2025

2025 2024
HK$'000 HK$'000
THERT FET
(76,305) -
(97,620) (232,063)
(42,935) (46,038)
2,609,150 2,348,554
- 97,579
(3,185,173) (3,022,878)
- (97,579)
(792,883) (952,425)
(1,427,987) 1,191,251
1,742,313 592,228
6,794 (41,166)
321,120 1,742,313
321,120 1,742,313
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

mE MWK

For the year ended 31 December 2025 BZE =T - AF+-A=+—HILFE

GENERAL INFORMATION

The Company is an exempted company incorporated in Bermuda
with limited liability and its shares are listed on The Stock Exchange
of Hong Kong Limited (“Stock Exchange”). The addresses of the
Company's registered office and principal office in Hong Kong are
disclosed in the section headed “Corporate Information” of this
annual report. The Company is indirectly owned as to 74.99% by
Sino Omen Holdings Limited, a company incorporated in the British
Virgin Islands of which the entire issued share capital is held by
Ms. Chan, Hoi-wan as the trustee of her minor children, Lau, Chung-hok,
Lau, Sau-wah and Lau, Sau-yee. Further details of the substantial
shareholders of the Company are disclosed in the paragraph headed
“Substantial Shareholders’ Interests in the Securities of the Company”

in the section headed “Directors’ Report” of this annual report.

These consolidated financial statements are presented in Hong
Kong dollar (“HK$"), which is same as the functional currency of
the Company and all amounts are rounded to the nearest thousand
(HK$'000) except otherwise indicated.

The Company's principal activity is investment holding and the
principal activities of its principal subsidiaries and associates are set

out in Notes 46 and 47 respectively.

APPLICATION OF NEW AND AMENDMENTS
TO HKFRS ACCOUNTING STANDARDS

The accounting policies adopted in these consolidated financial
statements for the year ended 31 December 2025 are consistent
with those followed in the preparation of the Group's consolidated
financial statements for the year ended 31 December 2024 except

as described below.

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

HKAS 21 (Amendments) Lack of Exchangeability

The application of the Amendment had no material impact on the
Group's financial positions and performance for the current and
prior years and/or on the disclosures set out in these consolidated

financial statements.

1.

—REHR

AR R—HRBRETMR L EREER
nE - EROREBBAER AR DA (5
RFFD LT o KRB ZAMPERRBEELE
WER IR AFRZ[ARER -8+ T
LA FE ° A2 A ESino Omen Holdings Limited
(—RREBERRESEMAL 2 AR &
HH74.99%  HE2HMEBTRAHEMRINBLL
WERERKEFREITE  BIFHERIFTR
FERANEE - ARAETERR2#E—THB
REFBZEEEREE|—HFIFERE
MARR 2 EF R | — RN TIARKEE -

KB BHERABT(EBITDZ5 BT
RARBZYeEEY - BEBRZEHBI - B
BHRHUERAAZREO 2 THEFTET) -

RATZEEEBRITEER  MAEZZWE
RNEIRBE AR 2 EBER D BIE IR
4647 -

FE R FTR] RAMAER] 2 BB R 5%
HEEASETER

BRTuiEN  HE_T-_AF+_A=1+—8~
IEFEZREMBRERMREAZ S5 BURER
AAEEHE-_T-_WF+-_A=+—HLF
2R M IERERRESE —8 -

RAFE  AEEERREARAMBHRRE
RERTImEESE S (FEGTA
GDEMZHEEMBRE LG ER 2&
F(MERTD) » TR —E-_AF—A—RA%
2R 2 F 2 HAR SR I AR

BEGITEAIE215]
(IERTAS)

BRZ A it

ERZETTEHARBENAFEBEFE
2R RRBR R, RAERE B RR A
ZEBRERBREATE °

“EC-RFER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

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

The Group has not early adopted the following new and
amendments to HKFRS Accounting Standards (“New and Amended

HKFRS Accounting Standards”) that have been issued but are not yet

effective.
HKAS 21 (Amendments) Translation to a Hyperinflationary
Presentation Currency?
HKFRS 9 and HKFRS 7 Amendments to the Classification
(Amendments) and Measurement of Financial
Instruments’
HKFRS 9 and HKFRS 7 Contracts Referencing
(Amendments) Nature-dependent Electricity'
HKFRS 10 and HKAS 28 Sale or Contribution of Assets between
(Amendments) an Investor and its Associate or Joint
Venture®
HKFRS 18 Presentation and Disclosure in Financial
Statements?
Annual Improvements to Amendments to HKFRS 1, HKFRS 7,
HKFRS Accounting Standards HKFRS 9, HKFRS 10 and HKAS 7'
- Volume 11
HK Interpretation 5 Presentation of Financial Statements
(Amendments) — Classification by the Borrower

of a Term Loan that Contains a
Repayment on Demand Clause?

! Effective for annual periods beginning on or after 1 January 2026

2 Effective for annual periods beginning on or after 1 January 2027

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

The directors of the Company (“Directors”) are in the process of
assessing the potential impact of the New and Amended HKFRS
Accounting Standards but are not yet in a position to determine
whether the New and Amended HKFRS Accounting Standards will
have a material impact on the Group's performance and financial
position and on the disclosures. The New and Amended HKFRS
Accounting Standards may result in changes to how the Group's
performance and financial position are prepared and presented in

the future.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION

Basis of preparation of consolidated financial statements

These consolidated financial statements have been prepared in
accordance with HKFRS Accounting Standards (which include all
Hong Kong Financial Reporting Standards (“HKFRSs"), Hong Kong
Accounting Standards (“HKASs") and Interpretations) issued by
the HKICPA and accounting principles generally accepted in Hong
Kong. In addition, these consolidated financial statements include
applicable disclosures required by the Rules Governing the Listing of
Securities on the Stock Exchange (“Listing Rules”) and the disclosure

requirements of the Hong Kong Companies Ordinance (Cap. 622).

These consolidated financial statements have been prepared under
the historical cost basis, except for certain properties and financial
instruments, which are measured at their fair values as explained in

the accounting policies set out below.

Fair value measurements

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, regardless of whether that
price is directly observable or estimated using another valuation
technique. In estimating the fair value of an asset or a liability, the
Group takes into account the characteristics of the asset or liability
if market participants would take those characteristics into account
when pricing the asset or liability at the measurement date. Fair value
for measurement and/or disclosure purposes in these consolidated
financial statements is determined on such a basis, except for share-
based payment transactions that are within the scope of HKFRS 2
“Share-based Payment”, leasing transactions that are accounted for
in accordance with HKFRS 16 “Leases”, and measurements that
have some similarities to fair value but are not fair value, such as net
realisable value in HKAS 2 “Inventories” or value-in-use in HKAS 36

“Impairment of Assets".

3.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

Fair value measurements (Cont'd)

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

entirety, which are described as follows:

Level 1: inputs are quoted prices (unadjusted) in active markets
for identical assets or liabilities that the entity can access

at the measurement date;

Level 2: inputs are inputs, other than quoted prices included
within Level 1, that are observable for the asset or
liability, either directly or indirectly; and

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

(a) Basis of consolidation
Subsidiaries

The consolidated financial statements incorporate the financial
statements of the Company and entities (including structured
entities) controlled by the Company and its subsidiaries.
Control is achieved when the Company: (i) has power over
the investee; (i) is exposed, or has rights, to variable returns
from its involvement with the investee; and (iii) has the ability

to use its power to affect its returns.

The Group reassesses whether or not it controls an investee if
facts and circumstances indicate that there are changes to one

or more of the three elements of control listed above.

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

until the date when the Group ceases to control the subsidiary.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

L)

(b)

Basis of consolidation (Cont'd)

Subsidiaries (Cont'd)

Profit or loss and each item of other comprehensive income
are attributed to the owners of the Company and to the
non-controlling interests. Total comprehensive income and
expense of subsidiaries is attributed to the owners of the
Company and to the non-controlling interests even if this

results in the non-controlling interests having a deficit balance.

When necessary, adjustments are made to the financial
statements of subsidiaries to bring their accounting policies in

line with the Group's accounting policies.

All intragroup assets and liabilities, equity, income, expenses
and cash flows relating to transactions between members of

the Group are eliminated in full on consolidation.

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

upon liquidation.

Investments accounted for using the equity method

An associate is an entity over which the Group has significant
influence and that is neither a subsidiary nor an interest in a
joint venture. 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.

3. EAGHERER®
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

(b)

Investments accounted for using the equity method
(Cont'd)

The results and assets and liabilities of associates are
incorporated in the consolidated financial statements using the
equity method of accounting, except when the investment, or
a portion thereof, is classified as held for sale, in which case
it is accounted for in accordance with HKFRS 5 “Non-current
Assets Held for Sale and Discontinued Operations”. Under
the equity method, an investment in an associate is initially
recognised in the consolidated statement of financial position
at cost and adjusted thereafter to recognise the Group's
share of the profit or loss and other comprehensive income
of the associate. When the Group's share of losses of an
associate exceeds the Group's interest in that associate (which
includes any long-term interests that, in substance, form part
of the Group's net investment in the associate), the Group
discontinues recognising its share of further losses. Additional
losses are recognised only to the extent that the Group has
incurred legal or constructive obligations or made payments

on behalf of the associate.

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

the investment is acquired.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(b)

Investments accounted for using the equity method
(Cont'd)

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

amount of the investment subsequently increases.

When the Group ceases to have significant influence over
an associate, it is accounted for as a disposal of the entire
interest in the investee with a resulting gain or loss being
recognised in profit or loss. When the Group retains an interest
in the former associate and the retained interest is a financial
asset within the scope of HKFRS 9 “Financial Instruments”,
the Group measures the retained interest at fair value at that
date and the fair value is regarded as its fair value on initial
recognition. The difference between the carrying amount of
the associate and the fair value of any retained interest and
any proceeds from disposing of the relevant interest in the
associate is included in the determination of the gain or loss
on disposal of the associate. In addition, the Group accounts
for all amounts previously recognised in other comprehensive
income in relation to that associate on the same basis as
would be required if that associate had directly disposed of
the related assets or liabilities. Therefore, if a gain or loss
previously recognised in other comprehensive income by that
associate would be reclassified to profit or loss on the disposal
of the related assets or liabilities, the Group reclassifies the
gain or loss from equity to profit or loss (as a reclassification
adjustment) upon disposal/partial disposal of the relevant

associate.

When a group entity transacts with an associate of the
Group, profits and losses resulting from the transactions with
the associate are recognised in the consolidated financial
statements only to the extent of interests in the associate that

are not related to the Group.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

(c)

(d)

Impairment losses (other than goodwill and

intangible assets with indefinite useful lives)

At the end of the reporting period, the Group reviews the
carrying amounts of its tangible assets and intangible assets
with finite useful lives to determine whether there is any
indication that those assets have suffered an impairment loss.
If the recoverable amount of an asset is estimated to be less
than its carrying amount, the carrying amount of the asset
is reduced to its recoverable amount. An impairment loss is

recognised immediately in profit or loss.

When an impairment loss subsequently reverses, the carrying
amount of the asset is increased to the revised estimate of
its recoverable amount, but so that the increased carrying
amount does not exceed the carrying amount that would have
been determined had no impairment loss been recognised
for the asset in prior years. A reversal of an impairment loss is

recognised immediately in profit or loss.

Investment properties and investment properties

under construction

Investment properties are properties held to earn rental
income and/or for capital appreciation including properties
under construction for such purpose and land held for a

currently undetermined future use.

Investment properties are initially measured at cost, including
any directly attributable expenditure. Subsequent to initial
recognition, investment properties are measured at fair value,
adjusted to exclude any prepaid or accrued operating lease

income.

Gains or losses arising from changes in the fair value of
investment properties are included in profit or loss for the

period in which they arise.

Costs incurred for construction of investment properties under
construction are capitalised as part of the carrying amount of

the investment properties under construction.

140 CHINESE ESTATES HOLDINGS LIMITED  ANNUAL REPORT 2025

RE MR

3. EAGHERER®

(0)

(d)

HESEBEREREAFHZELE
BRI

RBERR - AEEGBREBLEE
REERERFHMZENEEZREA
B NEEZEEEFBHBAEMRE
BRZBR - WEEZ A WRE S EE
EREREE ZEEZREESH
EHAIWOEEE - RERBEEIENE
P AR o

EREBRNEREDE  BEZKRE
EERFSELEFZHATREESE
HpriEm 2 REENSBEBEBEFE
ABEREERRRNEBRE BT ER
FEZIREE - AR R Z BB g AER
B ER -

REMERFZDREWE

REMERFBERDESBAR HE
ARERZZYVE  BRIERZBREZ
B mERBEERAERREREKA
Bzt o

BREMENT LKA (BREREMERES
FSORTE - RYISHERR - REMER
RTFEETE - W T ARG EITE
g EHE WA -

BREMERNTEEPREL 2 WELE
BeRELHRAE AR -

R RIREMERRERAEE ZKA
ERENRERTREYREREN

—85 o



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(d)

Investment properties and investment properties

under construction (Cont'd)

Leasehold land held for undetermined future use is regarded
as held for capital appreciation purpose and classified as an
investment property, and carried at fair value. Changes in fair
value of the leasehold land are recognised directly in profit or

loss for the period in which changes take place.

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

derecognised.

An owner-occupied property is transferred from property, plant
and equipment to investment properties at fair value when it
is evidenced by the end of owner-occupation. The difference
between the carrying amount and the fair value at the date
of transfer is recognised in other comprehensive income
and accounted for as a revaluation increase or decrease in
accordance with HKAS 16 “Property, Plant and Equipment”.
On the subsequent sale or retirement of assets, the relevant

revaluation reserve is transferred directly to retained profits.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

(e)

Property, plant and equipment

Property, plant and equipment are stated at cost less
subsequent accumulated depreciation and accumulated

impairment losses, if any.

Depreciation is provided to write off the cost of property, plant
and equipment (other than freehold land and properties under
development) over their estimated useful lives and after taking
into account their estimated residual values, using the straight-
line method, at the following rates per annum:

Basis

Type

Leasehold land Over the remaining lives of the

leases
Buildings Over the shorter of the remaining
unexpired period of the lease and
40 years
Leasehold Over the shorter of the remaining
improvement unexpired period of lease terms

and 6 years

Furniture, fixtures and 3 to 10 years
equipment

Yachts and motor 3 to 10 years

vehicles

An item of property, plant and equipment is derecognised
upon disposal or when no future economic benefits are
expected to arise from the continued use of the asset. Any
gain or loss arising from derecognition of the asset (calculated
as the difference between the net disposal proceeds and the
carrying amount of the asset) is included in profit or loss in the

period in which the asset is derecognised.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

®

(8)

(h)

Stock of properties

Stock of properties including completed properties which are
held-for-trading, is stated at the lower of cost and net realisable

value.

The cost of completed properties held for sale is determined
by apportionment of the total development costs, including
borrowing costs capitalised, attributable to unsold units. Net
realisable value is estimated by the management of the Group
based on prevailing market conditions, which represents the
estimated selling price less estimated costs to be incurred in

selling the property.

The amount of any write-down of or provision for completed
properties held for sale is recognised as an expense in the
period when the write-down or loss occurs. The amount of
any reversal of any write-down or provision, arising from an
increase in net realisable value, is recognised as a reduction in
the amount of completed properties held for sale recognised

as an expense in the period in which the reversal occurs.

Inventories

Inventories comprise finished goods and raw materials for
cosmetics products, which are stated at the lower of cost
and net realisable value. Cost represents the invoiced cost
of inventories. Costs are assigned to individual items on the

weighted-average basis.

Net realisable value is the estimated selling price in the
ordinary course of business, less applicable variable selling

expenses.
Intangible assets

Trading rights, exchange rights and trademark

Trading rights, gold and silver exchange rights and trademark
are stated at cost less accumulated amortisation and less any

identified impairment loss. The amortisation period adopted

for intangible assets is five years.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

(i)

Financial instruments

Financial assets and financial liabilities are recognised in the
consolidated statement of financial position when a group
entity becomes a party to the contractual provisions of the
financial instruments. Financial assets and financial liabilities
are initially measured at fair value. A financial asset or financial
liability (unless it is a trade receivable without a significant
financing component) is initially measured at fair value plus
or minus, for an item not at fair value through profit or loss
("FVTPL"), transaction costs that are directly attributable to its
acquisition or issue. A trade receivable without a significant
financing component is initially measured at the transaction

price.

Financial assets

All recognised financial assets are subsequently measured in
their entirety at either amortised cost or fair value, depending

on the classification of the financial assets.

() Cassification and subsequent measurement of financial

assets

Financial assets that meet the following conditions are
subsequently measured at amortised cost (except for
debt investments that are designated as at FVTPL on

initial recognition):

the financial asset is held within a business model
whose objective is to hold assets in order to

collect contractual cash flows; and

the contractual terms of the financial asset give
rise on specified dates to cash flows that are
solely payments of principal and interest on the

principal amount outstanding.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY 3. ERETHERER®

INFORMATION (contd)

(i) Financial instruments (Cont'd) (i) @BMIAGE)
Financial assets (Cont'd) THEEE)
() Classification and subsequent measurement of financial () EREESHERERZGEGE)

assets (Cont'd)

Financial assets that meet the following conditions are
subsequently measured at fair value through other

comprehensive income (“FVTOCI"):

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

and

the contractual terms of the financial asset give
rise on specified dates to cash flows that are
solely payments of principal and interest on the

principal amount outstanding.

All other financial assets that are other than those
categorised as amortised cost and FVTOCI above, are

categorised as measured at FVTPL.

A financial asset is held-for-trading if:

it has been acquired principally for the purpose of

selling in the near term;

on initial recognition it is a part of a portfolio of
identified financial instruments that the Group
manages together and has a recent actual pattern

of short-term profit-taking; or

it is a derivative that is not designated and

effective as a hedging instrument.

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

mismatch.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

RE MR

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

3. EAGHERER®

() Financial instruments (Cont'd) (i) 2BMIAGE
Financial assets (Cont'd) 2EIEEAE
() Classification and subsequent measurement of financial () EHEESEREEFTEGE)

assets (Cont'd)

(1) BERAREERENIX

(1) Amortised cost and effective interest method

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

recognition.

Interest income is recognised using effective
interest method for financial assets measured
subsequently at amortised cost. Interest income
is recognised in profit or loss and is included in

revenue or investment income as appropriate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY 3. ERETHERER®

INFORMATION (contd)

() Financial instruments (Cont'd) (i) 2BMIAGE
Financial assets (Cont'd) 2EIEEAE
() Classification and subsequent measurement of financial () EHEESEREEFTEGE)

assets (Cont'd)

(2) Financial assets measured at FVTOCI 2) BEEMEEEEIREA

According to HKFRS 9, the Group may make
an irrevocable election (on an instrument-by-
instrument basis) to designate investments in
equity instruments as at FVTOCI. Designation at
FVTOCI is not permitted if the equity investment
is held-for-trading. A financial asset is held-for-
trading if it has been acquired principally for the
purpose of selling it in the near term or it is a
derivative that is not designated and effective as a

hedging instrument.

Investments in equity instruments at FVTOCI are
initially measured at fair value plus transaction
costs. Subsequently, they are measured at fair
value with gains and losses arising from changes
in fair value recognised in other comprehensive
income and accumulated in the financial assets
measured at FVTOCI reserve. Fair value is
determined in the manner described in Note 5(c)

to the consolidated financial statements.

Dividend income is recognised in profit or loss

and is included in revenue.

The Group has designated all investments in
equity instruments (listed or unlisted) that are not
held-for-trading as at FVTOCI since the application
of HKFRS 9.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY 3. ERETHERER®

INFORMATION (contd)

() Financial instruments (Cont'd) (i) 2BMIAGE
Financial assets (Cont'd) 2EIEEAE
() Classification and subsequent measurement of financial () EHEESEREEFTEGE)

assets (Cont'd)

(3) Financial assets measured at FVTPL 3) BEEBZURMAFES

Financial assets measured at FVTPL comprise
derivatives that are not designated and effective
as hedging instruments and club and corporate

debentures.

Investments in equity instruments are classified
as FVTPL, unless the Group designates such
investment that is not held-for-trading as at
FVTOCI on initial recognition (see (i)(2) above).

Debt instruments that do not meet the amortised
cost and FVTOCI criteria (see above) are
measured at FVTPL. In addition, debt instruments
that meet the amortised cost criteria but are
designated as at FVTPL are measured at FVTPL.
A debt instrument may be designated as at
FVTPL upon initial recognition if such designation
eliminates or significantly reduces a measurement
or recognition inconsistency that would otherwise
arise from measuring assets or liabilities or
recognising the gains and losses on them on

different bases.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(i)

Financial instruments (Cont'd)

Financial assets (Cont'd)

®

(i)

Classification and subsequent measurement of financial
assets (Cont'd)

(3) Financial assets measured at FVTPL (Cont'd)

Financial assets measured at FVTPL are
measured at fair value at the end of the reporting
period, with any gains or losses arising from
remeasurement recognised in profit or loss.
The net gain or loss recognised in profit or loss
is included in investment income. Fair value is
determined in the manner described in Note 5(c)

to the consolidated financial statements.

Interest income on debt instruments at FVTPL
is recognised in profit or loss and is included in

revenue.

Impairment of financial assets

The Group performs impairment assessment under
expected credit loss (“ECL") model on financial assets
(including debtors, deposits and other receivables,
securities trading receivables and deposits, pledged
deposits, time deposits, bank balances and cash, and
advances to associates/investee companies) which are
subject to impairment assessment under HKFRS 9. The
amount of ECL is updated at each reporting date to

reflect changes in credit risk since initial recognition.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

() Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)

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

conditions.

The Group always recognises lifetime ECL for trade
receivables. The ECL on these assets are assessed
individually for significant balances or collectively using a

provision matrix with appropriate groupings.

For all other instruments, the Group measures the
loss allowance equal to 12m ECL, unless when there
has been a significant increase in credit risk since
initial recognition, the Group recognises lifetime ECL.
The assessment of whether lifetime ECL should be
recognised is based on significant increases in the
likelihood or risk of a default occurring since initial

recognition.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(i)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)

Significant increase in credit risk

In assessing whether the credit risk has increased
significantly since initial recognition, the Group compares
the risk of a default occurring on the financial instrument
as at the reporting date with the risk of a default
occurring on the financial instrument as at the date of
initial recognition. In making this assessment, the Group
considers both quantitative and qualitative information
that is reasonable and supportable, including historical
experience and forward-looking information that is

available without undue cost or effort.

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

increased significantly:

an actual or expected significant deterioration in
the financial instrument's external (if available) or

internal credit rating;

significant deterioration in external market

indicators of credit risk;

existing or forecast adverse changes in business,
financial or economic conditions that are expected
to cause a significant decrease in the debtor’s

ability to meet its debt obligations;

an actual or expected significant deterioration in

the operating results of the debtor;

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

its debt obligations.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

(i)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)

Significant increase in credit risk (Cont'd)

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

demonstrates otherwise.

The Group regularly monitors the effectiveness of
the criteria used to identify whether there has been a
significant increase in credit risk and revises them as
appropriate to ensure that the criteria are capable of
identifying significant increase in credit risk before the

amount becomes past due.
Definition of default

For internal credit risk management, the Group considers
an event of default occurs when information developed
internally or obtained from external sources indicates
that the debtor is unlikely to pay its creditors, including
the Group, in full.

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

lagging default criterion is more appropriate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(i)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)
Write-off policy

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

recognised in profit or loss.

Measurement and recognition of ECLs

The measurement of ECL is a function of the probability
of default, loss given default (i.e. the magnitude of the
loss if there is a default) and the exposure at default.
The assessment of the probability of default and loss
given default is based on historical data and forward-
looking information. Estimation of ECL reflects an
unbiased and probability-weighted amount that is
determined with the respective risks of default occurring
as the weights. The Group uses a practical expedient in
estimating ECL on trade receivables using a provision
matrix taking into consideration historical credit loss
experience, adjusted for forward-looking information that

is available without undue cost or effort.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

() Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)

Measurement and recognition of ECLs (Cont'd)

Generally, the ECL is the difference between all
contractual cash flows that are due to the Group in
accordance with the contract and the cash flows that
the Group expects to receive, discounted at the effective

interest rate determined at initial recognition.

Credit-impaired financial assets

At each reporting date, the Group assesses on a
forward-looking basis whether financial assets carried at
amortised cost are credit-impaired. A financial asset is
“credit-impaired” when one or more events that have a
detrimental impact on the estimated future cash flows

of the financial asset have occurred.

Evidence that a financial asset is credit-impaired includes

observable data of the following events:

significant financial difficulty of the issuer or

borrower;

a breach of contract such as a default or past due

event;

the lender(s) of the borrower, for economic or
contractual reasons relating to the borrower’s
financial difficulty, having granted to the borrower
a concession(s) that the lender(s) would not

otherwise consider; or

it is becoming probable that the borrower will
enter bankruptcy or other financial reorganisation,
or the disappearance of an active market for a

security because of financial difficulties.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(i)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(iit)

Derecognition of financial assets

Financial assets are derecognised when the contractual
rights to receive cash flows from the assets expire or,
the financial assets are transferred and the Group has
transferred substantially all the risks and rewards of

ownership of the financial assets to another entity.

On derecognition of a financial asset, except for an
investment in equity instrument that is classified as
FVTOCI, the difference between the asset's carrying
amount and the sum of the consideration received and

receivable is recognised in profit or loss.

On derecognition of an investment in equity instrument
that is classified as at FVTOCI, the cumulative gain or
loss previously accumulated in the financial assets
measured at FVTOCI reserve is not reclassified to profit

or loss, but is transferred to retained profits.

Financial liabilities and equity instruments

®

Classification and measurement

Financial liabilities and equity instruments issued by a
group entity are classified as either financial liabilities
or equity instruments according to the substance
of the contractual arrangements entered into and
the definitions of a financial liability and an equity

instrument.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B & Rk Mok

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

() Financial instruments (Cont'd)
Financial liabilities and equity instruments (Cont'd)
() Cassification and measurement (Cont'd)

An equity instrument is any contract that evidences
a residual interest in the assets of the Group after
deducting all of its liabilities. The Group's financial
liabilities are generally classified into (i) financial liabilities
at FVTPL and (i) other financial liabilities subsequently
measured at amortised cost. The accounting policies
adopted in respect of financial liabilities and equity

instruments are set out below.

(1)  Financial liabilities at FVTPL

Financial liabilities at FVTPL, representing those as
held-for-trading, comprise derivatives that are not

designated and effective as hedging instruments.

Financial liabilities at FVTPL are measured at fair
value, with changes in fair value arising from
remeasurement recognised directly in profit or

loss in the period in which they arise.

(2) Other financial liabilities subsequently measured

at amortised cost and effective interest method

Other financial liabilities are subsequently
measured at amortised cost, using the effective
interest method. Interest expense that is not
capitalised as part of costs of an asset is included

in finance costs.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(i) Financial instruments (Cont'd)

Financial liabilities and equity instruments (Cont'd)

() Cassification and measurement (Cont'd)

@

€)

Other financial liabilities subsequently measured

at amortised cost and effective interest method
(Cont'd)

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

recognition.

Interest expense is recognised using effective
interest method for financial liabilities, other than
those financial liabilities at FVTPL.

Equity instruments

Equity instruments issued by the Company are
recorded at the proceeds received, net of direct

issue costs.

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

the Company's own equity instruments.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(i)

Financial instruments (Cont'd)

Financial liabilities and equity instruments (Cont'd)

(i) Derecognition of financial liabilities

Financial liabilities are derecognised when the Group's
obligation specified in the relevant contract is discharged,
cancelled or expires. The difference between the
carrying amount of the financial liability derecognised
and the consideration paid and payable is recognised in

profit or loss.

Derivative financial instruments

Derivatives are initially recognised at fair value at the date
a derivative contract is entered into and are subsequently
remeasured to their fair value at the end of the reporting
period. The resulting gain or loss is recognised in profit or loss

immediately.

A derivative is presented as a non-current asset or non-current
liability if the remaining maturity of the instrument is more
than 12 months and it is not due to be realised or settled
within 12 months. Other derivatives are presented as current

assets or current liabilities.

Financial guarantee contract

A financial guarantee contract is a contract that requires the
issuer to make specified payments to reimburse the holder
for a loss it incurs because a specified debtor fails to make
payment when due in accordance with the original or modified
terms of a debt instrument. Financial guarantee contract
liabilities are measured initially at their fair values and, if not
designated as at FVTPL and do not arise from a transfer of an

asset, are measured subsequently at the higher of:

the amount of the loss allowance determined in
accordance with HKFRS 9 (see financial assets above);

and

the amount initially recognised less, where appropriate,
the cumulative amortisation recognised over the

guarantee period.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

()]

(k)

Cash and cash equivalents

For the purpose of the consolidated statement of cash flows,
cash and cash equivalents comprise cash on hand and
demand deposits, and short term highly liquid investments
that are readily convertible into known amounts of cash, are
subject to an insignificant risk of changes in value, and have a
short maturity of generally within three months when acquired,
less bank overdrafts which are repayable on demand and form

an integral part of the Group's cash management.

For the purpose of the consolidated statement of financial
position, cash and cash equivalents comprise cash on hand
and at banks, including term deposits, and assets similar in

nature to cash, which are not restricted as to use.

Revenue recognition

The Group recognises revenue when (or as) a performance

obligation is satisfied, i.e. when “control” of the goods or
services underlying the particular performance obligation is

transferred to the customer.

A performance obligation represents a good or service (or
a bundle of goods or services) that is distinct or a series of

distinct goods or services that are substantially the same.

Control is transferred over time and revenue is recognised
over time by reference to the progress towards complete
satisfaction of the relevant performance obligation if one of the

following criteria is met:

the customer simultaneously receives and consumes
the benefits provided by the Group's performance as

the Group performs;

the Group's performance creates and enhances an asset

that the customer controls as the Group performs; or

the Group's performance does not create an asset
with an alternative use to the Group and the Group
has an enforceable right to payment for performance

completed to date.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

(k)

Revenue recognition (Cont'd)

Otherwise, revenue is recognised at a point in time when the

customer obtains control of the distinct good or service.

A contract asset represents the Group's right to consideration
in exchange for goods or services that the Group has
transferred to a customer that is not yet unconditional. It is
assessed for impairment in accordance with HKFRS 9. In
contrast, a receivable represents the Group's unconditional

right to consideration.

A contract liability represents the Group’s obligation to transfer
goods or services to a customer for which the Group has
received consideration (or an amount of consideration is due)

from the customer.

A contract asset and a contract liability relating to a contract are

accounted for and presented on a net basis.

Revenue is measured at the fair value of the consideration

received or receivable.

Rental income, including rental invoiced in advance from
properties under operating leases, is recognised in profit or

loss on a straight-line basis over the term of the relevant lease.

Building management fee income, property management
services income and management fee income are recognised
in accordance with terms of respective agreements over the
relevant period in which the services are rendered. Revenue
from provision of building and property management services
is recognised over time as the customer simultaneously
receives and consumes the benefit provided by the Group's

performance as the Group performs.

Sales of securities investments are recognised on a trade date

basis.

Brokerage income on dealings in securities and futures
contracts is recognised at the point in time when the relevant

contract notes are executed.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(k)

U]

Revenue recognition (Cont'd)

Dividend income from investments is recognised when the

Group's right to receive payment has been established.

Revenue from sales of cosmetics products is recognised at the
point in time when goods are delivered and titles have been

passed.

Interest income from a financial asset is accrued on a time
basis by reference to the principal outstanding and at the
effective interest rate applicable, which is the rate that exactly
discounts the estimated future cash receipts through the
expected life of the financial asset to that asset's net carrying

amount at initial recognition.

Taxation

Income tax expense represents the sum of the tax currently

payable and deferred tax.

The tax currently payable is based on taxable profit for the
year. Taxable profit differs from profit before tax as reported in
the consolidated statement of comprehensive income because
of items of income or expense that are taxable or deductible
in other years and items that are never taxable or deductible.
The Group's liability for current tax is calculated using tax rates
that have been enacted or substantively enacted by the end of

the reporting period.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Contd)

(U]

Taxation (Cont'd)

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

temporary differences.

Deferred tax liabilities are recognised for taxable temporary
differences associated with investments in subsidiaries and
associates, except where the Group is able to control the
reversal of the temporary difference and it is probable that the

temporary difference will not reverse in the foreseeable future.

The carrying amount of deferred tax assets is reviewed at the
end of each reporting period and reduced to the extent that
it is no longer probable that sufficient taxable profits will be

available to allow all or part of the assets to be recovered.

Deferred tax assets and liabilities are measured at the tax rates
that are expected to apply in the period in which the liability
is settled or the asset is realised. Current and deferred tax are
recognised in profit or loss, except when they relate to items
that are recognised in other comprehensive income or directly
in equity, in which case, the current and deferred tax are also
recognised in other comprehensive income or directly in equity
respectively. Where current tax or deferred tax arises from the
initial accounting for a business combination, the tax effect is

included in the accounting for the business combination.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(U]

(m)

Taxation (Cont'd)

For leasing transactions in which the tax deductions are
attributable to the lease liabilities, the Group applies HKAS 12
“Income Taxes” requirements to right-of-use assets and
lease liabilities separately. Temporary differences arising from
subsequent revision to the carrying amounts of right-of-use
assets and lease liabilities, resulting from remeasurement of
lease liabilities and lease modifications, that are not subject
to initial recognition exemption are recognised on the date of

remeasurement or modification.

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

and liabilities on a net basis.

Leasing

Definition of lease

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

time in exchange for consideration.

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

are subsequently changed.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY 3. ERETHERER®

INFORMATION (contd)

(m) Leasing (Cont'd) (m) HEE)

The Group as lessee

Allocation of consideration to components of a contract

For a contract that contains a lease component and one or
more additional lease or non-lease components, the Group
allocates the consideration in the contract to each lease
component on the basis of the relative stand-alone price of
the lease component and the aggregate stand-alone price of

the non-lease components.

Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition exemption
to short-term leases of assets (i.e. those leases that have a
lease term of twelve months or less from the commencement
date and do not contain a purchase option). The Group also
applies the lease of low-value assets recognition exemption
to lease of office equipment that are considered as low value.
Lease payments on short-term leases and leases of low-value
assets are recognised as expenses on a straight-line basis over
the lease term.

Right-of-use assets

The Group recognises right-of-use assets at the
commencement date of the lease (i.e. the date which the
underlying asset is available for use). Right-of-use assets are
measured at cost, less any accumulated depreciation and
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, estimated costs to be incurred by the lessee in
restoring the underlying asset to the condition required by the
terms and conditions of the lease, and lease payments made
at or before the commencement date less any lease incentives
received. Unless the Group is reasonably certain to obtain
ownership of the leased asset at the end of the lease term, the
recognised right-of-use assets are depreciated on a straight-
line basis over the shorter of its estimated useful life and the
lease term. Right-of-use assets are subject to impairment.

The Group presents right-of-use assets as a separate line item
in the consolidated statement of financial position.

164 CHINESE ESTATES HOLDINGS LIMITED  ANNUAL REPORT 2025

EEFEBAHA

SEE KR EZ K ES 7

HReg—BEHEEARTS R —EEE
HEIINHERGFHEAK TN 26
% AEERBHEHEAKE D 2HEE
BERNIIFEHEAKRN Y 2 EBERE
M EHRED KEES EHE AR

5

AEEBEREERBHREEMANED
HEZzEERIZEEHERMNH R
HHRAT-_EAXUTATEEHEEE
BREZEE)  AKETHEEEEEMR
ERAHRCEANBALSEEEZRAD
ERBHEE - EHMHEREEEEEM
EZHENFTREHANERERERR
FX °

EAREE

AEBNEER BB HEEEEE #
ERZAHMEREREEE - FREER
E RSB RIEIT & KR E R R
B YHEFNEHFEREAGRELS
B-EAREENTEHECHIAEER
B CEEVZEERAN - AEA
B EEEREHE KRG ER
ZARAPTELE 2 BEARAR - AR A
ARz e 2 BERFREMS
WHEESR - RIEAEEAEHBER
HEERENSHEEERARE T8
EERAEAREENEGAATERFHS
REBMUABREE /E) REBETER
E-FREEEATINRE -

AEBKERREENGZS MBI E
RPAEFHEB 2 -



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

3. EAGHERER®

(m) Leasing (Cont'd) (m) HEE)

The Group as lessee (Cont'd)

Refundable rental deposits

Refundable rental deposits paid are accounted for under
HKFRS 9 and initially measured at fair value. Adjustments to
fair value at initial recognition are considered as additional

lease payments and included in the cost of right-of-use assets.

Lease liabilities

At the commencement date of a lease, the Group recognises
lease liabilities measured at the present value of lease
payments to be made over the lease term. In calculating
the present value of lease payments, the Group uses the
incremental borrowing rate at the lease commencement
date if the interest rate implicit in the lease is not readily

determinable.

The lease payments include:

fixed payments (including in-substance fixed lease

payments) less any lease incentives receivable;

variable lease payments that depend on an index or a
rate, initially measured using the index or rate as at the

commencement date;

amounts expected to be payable by the Group under

residual value guarantees;

the exercise price of a purchase option if the Group is

reasonably certain to exercise the option; and

payments of penalties for terminating a lease, if the
lease term reflects the Group exercising an option to

terminate the lease.

After the commencement date, the amount of lease liabilities
is increased to reflect the accretion of interest and reduced for

the lease payments made.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(m) Leasing (Cont'd)
The Group as lessee (Cont'd)

Lease liabilities (Cont'd)

The Group remeasures lease liabilities (and makes a
corresponding adjustment to the related right-of-use assets)

whenever:

change in the lease term or change in the assessment
of exercise of a purchase option to purchase the
underlying asset, in which case the related lease
liability is remeasured by discounting the revised lease
payments using a revised discount rate at the date of

reassessment;

change in lease payments arising from change in an
index or rate or expected payment under a guaranteed
residual value, in which cases the related lease liability is
remeasured by discounting the revised lease payments

using the initial discount rate.

The Group presents lease liabilities as a separate line item in

the consolidated statement of financial position.
The Group as lessor

Rental income from operating leases is recognised in profit or

loss on a straight-line basis over the term of the relevant lease.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY 3. ERESFHBRER®

INFORMATION (contd)

(m) Leasing (Cont'd) (m) HEE)
The Group as lessor (Cont'd) FEEBHAEN (&
Lease modification THEEHN
Changes in considerations of lease contracts that were not part HIABREEA N NRIAER R GG 2
of the original terms and conditions are accounted for as lease REZE  SEREEEIERE - 24
modifications, including lease incentives provided through FERRIROESIREH 2 AEEE -

forgiveness or reduction of rentals.

Operating leases ZRHE
The Group accounts for a modification to an operating lease REEBRBEHRERBRRBEEREZE
as a new lease from the effective date of the modification, SIERITIBROASR - I ERRIBAIE
considering any prepaid or accrued lease payments relating to Z EAEN S HE IR RFEL
the original lease as part of the lease payments for the new ZHERIE L —&# 5
lease.

(n) Foreign currencies (n) Ih¥E
In preparing the financial statements of each individual group EREERISEER M BRRE - A
entity, transactions in currencies other than the functional BRNEEEAIN 2 EEOME)ETZ
currency of that entity (foreign currencies) are recorded at the REBREGBBAZEREAR - R
rates of exchange prevailing at the dates of the transactions. At HEIR - LOMNBRHEZ BB IER ARE
the end of the reporting period, monetary items denominated HMARERBRACEXSENHE - EFE
in foreign currencies are retranslated at the rates prevailing at WMIEE 2 A FERESEENES P ®
that date. When a fair value gain or loss on a non-monetary R ZW RSB R Z AEfATEE K AR TR
item is recognised in profit or loss, any exchange component RE=PER - EIFEKER 2 ATE
of that gain or loss is also recognised in profit or loss. When a Wassk RN E M2 PR - &
fair value gain or loss on a non-monetary item is recognised Wza s BB 2 A E 2o e R E A
in other comprehensive income, any exchange component ZEW T HER o AIMERTEL IR AT
of that gain or loss is also recognised in other comprehensive BEIRZIFEKBBAUEEAFEEH
income. Non-monetary items carried at fair value that are BRCERSHRE - DINEFHEW IR
denominated in foreign currencies are retranslated at the rates BERAFTEZIFEBIER T EHMR
prevailing on the date when the fair value was determined. "o

Non-monetary items that are measured in terms of historical

cost in foreign currencies are not retranslated.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(m)

Foreign currencies (Cont'd)

Exchange differences arising from the settlement of monetary
items, and on the translation of monetary items, are recognised
in profit or loss in the period in which they arise, except for
exchange differences arising from a monetary item that forms
part of the Company’s net investment in a foreign operation, in
which case, the exchange differences are recognised in other
comprehensive income and will be reclassified from equity to

profit or loss on disposal of the foreign operation.

For the purposes of presenting the consolidated financial
statements, the assets and liabilities of the Group's foreign
operations are translated into the presentation currency of
the Group (i.e. HK$) using the exchange rate prevailing at the
end of each reporting period. Income and expense items are
translated at the average exchange rates for the period, unless
exchange rates fluctuate significantly during that period, in
which case, the exchange rates at the dates of transactions
are used. Exchange differences arising, if any, are recognised
in other comprehensive income and accumulated in the
translation reserve. Such exchange differences are recognised
in profit or loss in the period in which the foreign operation is

disposed of.

On the disposal of a foreign operation (i.e. a disposal of the
Group's entire interest in a foreign operation, or a disposal
involving loss of control over a subsidiary that includes a
foreign operation, or a disposal involving loss of significant
influence over an associate that includes a foreign operation),
all of the exchange differences accumulated in the translation
reserve in respect of that operation attributable to the owners

of the Company are reclassified to profit or loss.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(o)

(p)

Borrowing costs

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

or sale.

All other borrowing costs are recognised in profit or loss in the

period in which they are incurred.

Retirement benefit costs

Payments to defined contribution retirement benefit schemes
are recognised as expenses when employees have rendered

service entitling them to the contributions.

For defined benefit retirement benefit plans including the long
service payment (“LSP") under the Hong Kong Employment
Ordinance, the cost of providing benefits is determined using
the projected unit credit method, with actuarial valuations
being carried out at the end of each annual reporting period. In
determining the present value of the Group's defined benefit
obligations and the related current service cost and, where
applicable, past service cost, the Group attributes benefit to
periods of service under the plan’s benefit formula. However,
if an employee's service in later years will lead to a materially
higher level of benefit than earlier years, the Group attributes

the benefit on a straight-line basis from:

(a) the date when service by the employee first leads to
benefits under the plan (whether or not the benefits are

conditional on further service) until

(b) the date when further service by the employee will lead
to no material amount of further benefits under the

plan, other than from further salary increases.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(p)

Retirement benefit costs (Cont'd)

Remeasurement, comprising actuarial gains and losses, the
effect of the changes to the asset ceiling (if applicable) and
the return on plan assets (excluding interest), is reflected
immediately in the consolidated statement of financial position
with a charge or credit recognised in other comprehensive
income in the period in which they occur. Remeasurement
recognised in other comprehensive income is reflected
immediately in retained profits and will not be reclassified to

profit or loss.

Past service cost is recognised in profit or loss in the period
of a plan amendment or curtailment and a gain or loss on
settlement is recognised when settlement occurs. When
determining past service cost, or a gain or loss on settlement,
an entity shall remeasure the net defined benefit liability or
asset using the current fair value of plan assets and current
actuarial assumptions, reflecting the benefits offered under
the plan and the plan assets before and after the plan
amendment, curtailment or settlement, without considering
the effect of asset ceiling (i.e. the present value of any
economic benefits available in the form of refunds from the

plan or reductions in future contributions to the plan).

Net interest is calculated by applying the discount rate at the
beginning of the period to the net defined benefit liability
or asset. However, if the Group remeasures the net defined
benefit liability or asset before plan amendment, curtailment
or settlement, the Group determines net interest for the
remainder of the annual reporting period after the plan
amendment, curtailment or settlement using the benefits
offered under the plan and the plan assets after the plan
amendment, curtailment or settlement and the discount rate
used to remeasure such net defined benefit liability or asset,
taking into account any changes in the net defined benefit
liability or asset during the period resulting from contributions

or benefit payments.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(p)

Retirement benefit costs (Cont'd)

Defined benefit costs are categorised as follows:

service cost (including current service cost, past service
cost, as well as gains and losses on curtailments and

settlements);

net interest expense or income; and

remeasurement.

The retirement benefit obligation recognised in the
consolidated statement of financial position represents the
actual deficit or surplus in the Group's defined benefit plans.
Any surplus resulting from this calculation is limited to the
present value of any economic benefits available in the form
of refunds from the plans or reductions in future contributions

to the plans.

Discretionary contributions made by employees or third parties
reduce service cost upon payment of these contributions to

the plan.

When the formal terms of the plans specify that there will be
contributions from employees or third parties, the accounting
depends on whether the contributions are linked to service, as

follows:

If the contributions are not linked to services (for
example contributions are required to reduce a deficit
arising from losses on plan assets or from actuarial
losses), they are reflected in the remeasurement of the

net defined benefit liability or asset.

If the contributions are linked to services, they reduce
service cost. For the amount of contribution that is
dependent on the number of years of service, the Group
reduces service cost by attributing the contributions to
periods of service using the attribution method required
by HKAS 19 “Employee Benefits” paragraph 70 for
the gross benefits. For the amount of contribution that
is independent of the number of years of service, the
Group reduces service cost in the period in which the

related service is rendered.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(p)

(@

(r)

Retirement benefit costs (Cont'd)

For LSP obligation, the Group accounts for the employer
mandatory provident fund (“MPF") contributions expected to
be offset as a deemed employee contribution towards the
LSP obligation in terms of HKAS 19.93(a) and it is measure
on a net basis. The estimated amount of future benefit is
determined after deducting the negative service cost arising
from the accrued benefits derived from the Group's MPF
contributions that have been vested with employees, which

are deemed to be contributions from the relevant employees.

Provisions

Provisions are recognised when the Group has a present
obligation as a result of a past event, it is probable that the
Group will be required to settle the obligation, and a reliable

estimate can be made of the amount of the obligation.

The amount recognised as a provision is the best estimate
of the consideration required to settle the present obligation
at the end of the reporting period, taking into account the
risks and uncertainties surrounding the obligation. Where a
provision is measured using the cash flows estimated to settle
the present obligation, its carrying amount is the present value

of those cash flows.

Related parties

(i) A person, or a close member of that person’s family, is

related to the Group if that person:

(1) has control or joint control of the Group;

(2) has significant influence over the Group; or

(3) is a member of the key management personnel

of the Group or the Group's parent.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(r) Related parties (Cont'd)

(i)  An entity is related to the Group if any of the following

conditions applies:

Q)

@

3

Q)

€)

)

)

®

the entity and the Group are members of the
same group (which means that each parent,
subsidiary and fellow subsidiary is related to the
others).

one entity is an associate or a joint venture of the
other entity (or an associate or a joint venture of
a member of a group of which the other entity is

a member).

both entities 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. If the Group is
itself such a plan, the sponsoring employers are

also related to the Group.

the entity is controlled or jointly controlled by a

person identified in (i).

a person identified in (i)(1) 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).

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 THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (contd)

(r)

(s)

®

(w)

Related parties (Cont'd)

A related party transaction is a transfer of resources, services or
obligations between the Group and a related party, regardless

of whether a price is charged.

Close members of the family of a person are those family
members who may be expected to influence, or be influenced

by, that person in their dealings with the entity.

Contingent liabilities

A contingent liability is a possible obligation that arises from
past events and whose existence will only be confirmed by
the occurrence or non-occurrence of one or more uncertain
future events not wholly within the control of the Group. It can
also be a present obligation arising from past events that is not
recognised because it is not probable that outflow of economic
resources will be required or the amount of obligation cannot
be measured reliably. A contingent liability is not recognised
but is disclosed in the notes to the consolidated financial
statements. When a change in the probability of an outflow
occurs so that outflow is probable, it will then be recognised

as a provision.

Operating segments

Operating segments are reported in a manner consistent
with the internal management reporting provided to the chief
operating decision-makers. Segment assets consist primarily
of investment properties, financial assets and other assets.
Segment liabilities comprise financial liabilities and other
liabilities. The Group evaluates performance on the basis
of profit or loss from operations after tax expense and non-
controlling interests but not including the major non-cash
items. The major non-cash items are unrealised fair value
changes on investment properties and other properties

together with, if applicable, their respective deferred tax.

Dividend distribution

Dividend distribution to the Company's shareholders is
recognised as a liability in the consolidated statement of
financial position in the period in which the dividends are
approved by the Company's shareholders or directors, where

appropriate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

CRITICAL ACCOUNTING ESTIMATES

In the application of the Group's accounting policies, which are
described in Note 3, the management of the Group is required to
make judgments, estimates and assumptions about the carrying
amounts of assets and liabilities that are not readily apparent from
other sources. The estimates and underlying assumptions are based
on historical experience and other factors that are considered to be

relevant. Actual results may differ from these estimates.

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

revision affects both current and future periods.

Key sources of estimation uncertainty

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

next financial year.

Fair value measurement of financial assets

As at 31 December 2025, the Group held suspended trading listed
equity securities and unlisted equity securities with carrying amounts
of approximately HK$148,000 and HK$122,752,000 (2024:
HK$1,093,000 and HK$138,522,000) respectively. These financial
instruments do not have a quoted market price in an active market

(“Unquoted Investments”).

Fair values of the Unquoted Investments were determined based on
significant unobservable inputs using valuation techniques. Judgment
and estimation are required in establishing the relevant valuation
techniques and the relevant inputs thereof. Changes in assumptions
relating to these factors could result in material adjustments to the

fair value of the Unquoted Investments. Details are set out in Note

5(0).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

4,

CRITICAL ACCOUNTING ESTIMATES (contd)

Key sources of estimation uncertainty (Cont'd)
Fair value of investment properties

The Group's investment properties are stated at fair value based
on the valuations performed by independent qualified professional
property valuers. In determining the fair value, the valuers have based
on methods of valuation which involve certain assumptions and
estimates. Independent external valuations were obtained in respect
of all of the portfolio of the Group, and also of the investment
properties held by its associates in order to support management's
estimates. In relying on the valuation reports, the management
of the Group has exercised its judgments and is satisfied that the
methods of valuation are reflective of the current market conditions,
as detailed in Note 19. Changes to these assumptions, including the
potential risk of any market violation, policy, geopolitical and social
changes or other unexpected incidents would result in changes
in the fair values of the Group's investment properties and the
investment properties held by its associates which were included in
the investments accounted for using the equity method as reported
in the consolidated statement of financial position. Corresponding
adjustments would be made, where appropriate, to the amount of
fair value gain or loss and share of results of investments accounted
for using the equity method reported in the consolidated statement

of comprehensive income.

As at 31 December 2025, the carrying amount of the Group's
investment properties was approximately HK$9,888,156,000
(2024: HK$9,719,164,000). Details of the fair value of investment

properties are disclosed in Note 19.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS

(@)

(b)

Categories of financial instruments

TREE

Financial assets
Financial assets measured at fair value
through profit or loss TREE

Financial assets measured at fair value

5. @I HE

(@)

BBBEEARRATEFEZ

378 308 L At 2 T W DA S Bk

through other comprehensive income NEFEZERMEE
Amortised cost A AN
Financial liabilities SRAE
Amortised cost B SHAK AR
Derivative financial instruments PTESBTA

Financial risk management objectives and policies

The Group's major financial instruments include equity
investments, investments held-for-trading, bonds, derivative
financial instruments, club and corporate debentures, advances
to/from associates/investee companies/non-controlling
shareholders, debtors, deposits and other receivables,
securities trading receivables and deposits, pledged deposits,
time deposits, bank balances and cash, borrowings, creditors
and accruals, securities trading and margin payable, lease
liabilities and deposits received. Details of these financial
instruments are disclosed in respective notes. The risks
associated with these financial instruments and the policies
on how to mitigate these risks are set out below. The
management of the Group manages and monitors these
exposures to ensure appropriate measures are implemented
on a timely and effective manner. There has been no change
to the Group's risk exposure relating to financial instruments or

the manner in which it manages and measures the risks.

(b)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

RE MR

5. FINANCIAL INSTRUMENTS (contd) 5. @I AE®
(b) Financial risk management objectives and policies b) SRMERTEEERKEE)
(Contd)
Market risk 45 3
() Foreign currency risk () SMERS

178 CHINESE ESTATES HOLDINGS LIMITED

The Group is mainly exposed to foreign exchange
risk arising from future commercial transactions, and
from recognised assets and liabilities. The functional
currency of the Company and its major subsidiaries in
Hong Kong is HK$ in which most of the transactions
are denominated. The functional currencies of those
subsidiaries operating in the United Kingdom and the
PRC are Pound Sterling (“GBP") and Renminbi (“RMB")
respectively in which most of their transactions are
denominated. The Group is mainly exposed to foreign
exchange risk in respect of exchange fluctuations
of HK$ against GBP and RMB. The conversion of
RMB into other currencies is subject to the rules and
regulations of foreign exchange control promulgated by
the government of the PRC. The Group currently does
not have foreign currency hedging policy in respect
of foreign currency assets and liabilities. The Group
monitors its foreign currency exposure closely and will
consider hedging significant foreign currency exposure

should the need arise.

The Group's exposure to foreign currency risk on its
foreign currency denominated assets and liabilities at

the end of the reporting period is as follows:

Assets BE

United States dollar ("US$") E(Exl)
GBP %

RMB AR
Liabilities =L

uss ETT

GBP e

RMB AR
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Market risk (Cont'd)

®

Foreign currency risk (Cont'd)
Sensitivity analysis

The following table details the Group's sensitivity to a
5% increase and decrease in HK$ against the relevant
foreign currencies. As HK$ is pegged to US$, it is
assumed that there would be no material currency risk
exposure between US$ and HK$ and therefore US$ is

excluded from the sensitivity analysis below.

5% is the sensitivity rate used when reporting foreign
currency risk internally to key management personnel
and represents management's assessment of the

reasonably possible change in foreign exchange rates.

The sensitivity analysis includes outstanding foreign
currency denominated monetary items, and adjusts their
translations at the end of the reporting period for a 5%
change in foreign currency rates. The sensitivity analysis
includes external loans where the denomination of the
loan is in a currency other than the functional currency
of the lender or the borrower; but excluding exposure
resulting from the translation of the financial statements
of foreign operations into the Group’s presentation

currency.

A positive number below indicates an increase in profit
where the relevant currencies strengthen 5% against
HK$. For a 5% weakening of the relevant currencies
against HK$, there would be an equal and opposite

impact on the profit.

Impact of E2
GBP R
RMB ARE

5.

I Ew
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mEmEE ()
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Profit
257
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Market risk (Cont'd)

®

(i)

Foreign currency risk (Cont'd)
Sensitivity analysis (Cont'd)

There would be no material impact on the Group's
other components of equity for the years ended
31 December 2025 and 2024.

The net effect of the Group’s sensitivity to foreign
currency risk was attributable to the Group’s monetary
assets and liabilities with exposure to foreign currency

risk at the end of the reporting period.
Cash flow interest rate risk

The Group has variable-rate interest-bearing assets and
liabilities including time deposits, bank balances, sales
proceeds held by a third party and borrowings and is
therefore exposed to cash flow interest rate risk. Details
of these financial instruments are disclosed in respective
notes. The Group currently does not have interest
rate hedging policy. However, the management of the
Group monitors interest rate exposure and will consider
hedging significant interest rate exposure should the

need arise.

The Group's cash flow interest rate risk from its
variable rate borrowings is mainly concentrated on
the fluctuation of Hong Kong Interbank Offered Rate
("HIBOR"), compounded reference rate of a bank or

costs of funds of a financial institution.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd) 5. @M T R
(b) Financial risk management objectives and policies (b) SBEREERERKEG)
(Cont'd)
Market risk (Cont'd) mEmEEE (E)
(i) Cash flow interest rate risk (Cont'd) (i)  WEREFEEEE)

Sensitivity analysis

The following demonstrates the sensitivity to a
reasonable possible change in interest rates with all
other variables held constant, of the Group's loss before
tax (through the impact of floating rates in time deposits,
bank balances, sales proceeds held by a third party and

borrowings).

If the floating rates had been 50 basis points higher/
lower, with all other variables held constant, the Group's
loss before tax for the year ended 31 December
2025 would increase/decrease by approximately
HK$2,819,000 (2024: decrease/increase by
HK$1,158,000). This was mainly attributable to the
Group's exposure to interest rates on its variable-rate

borrowings and time deposits.

There would be no material impact on the Group's
other components of equity for the years ended
31 December 2025 and 2024.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

RE MR

5. FINANCIAL INSTRUMENTS (contd) 5. @M T R
(b) Financial risk management objectives and policies b) SBREREEEEREEGE
(Cont'd)
Market risk (Cont'd) mEmEEE (E)
(i) Price risk (i) ERER

The Group's investments classified as financial assets
measured at FVTPL and financial assets measured at
FVTOCI which are measured at fair value at the end of
each reporting period and expose the Group to price
risk. At the end of the reporting period, the Group held
investments in certain high yield and fixed-rate bonds.
High yield bonds are bonds that are typically rated
below investment grade or are unrated and therefore
are generally more vulnerable to economic cycles as
they typically fall more in value than investment grade
bonds given higher default risk and higher investors
risk adversity. For bonds with fixed-rate coupons, they
are more susceptible to fluctuations in interest rates. As
interest rates move upward, the value of the bonds will
generally fall. Furthermore, the longer the tenor of the
bonds, the more sensitive they will be to interest rate

changes.

The management of the Group manages this exposure
by maintaining a portfolio of investments with different
risk profiles. In addition, the Group has appointed a
specific team to monitor the price risk and will consider

hedging the risk exposure should the need arise.
Sensitivity analysis

The sensitivity analysis below has been determined
based on the exposure to price risk at the end of the

reporting period.

If prices had been 5% higher/lower, the Group's loss
before tax for the year ended 31 December 2025 would
decrease/increase by approximately HK$23,469,000
(2024: HK$20,998,000). This was due to the changes
in fair value of financial assets measured at FVTPL and

derivative financial instruments.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Market risk (Cont'd)
(iii)  Price risk (Cont'd)
Sensitivity analysis (Cont'd)

If prices had been 5% higher/lower, the Group's other
components of equity for the year ended 31 December
2025 would increase/decrease by approximately
HK$6,138,000 (2024: HK$6,926,000) as a result of
the changes in fair value of financial assets measured at
FVTOCI.

Credit risk

The Group’s maximum exposure to credit risk in the event of
the counterparties' failure to perform their obligations as at
31 December 2025 in relation to each class of recognised
financial assets is the carrying amounts of those assets as
stated in the consolidated statement of financial position. The
Group's time deposits and bank balances are deposited with
banks of high credit quality in Hong Kong, Mainland China and

overseas.

The Group made transactions with counterparties with
acceptable credit quality in conformance to the Group's
treasury policies to minimise credit exposure. Acceptable
credit ratings from reputable credit rating agencies and scrutiny
of financials for non-rated counterparties are two important
criteria in the selection of counterparties. The credit quality of
counterparties will be closely monitored over the life of the
transaction. The Group reviews its financial counterparties
periodically in order to reduce credit risk concentrations relative

to the underlying size and credit strength of each counterparty.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

In an attempt to forestall adverse market movement, the
Group also monitors potential exposures to each financial
institution counterparty. In addition, the Group reviews the
recoverable amount of each individual debt at the end of the
reporting period to ensure that adequate allowance for credit
losses are made for irrecoverable amounts. In this regard, the
Directors consider that the Group's credit risk is significantly

reduced.

The Group applies the simplified approach to provide for ECLs
prescribed by HKFRS 9, which permits the use of the lifetime
ECL provision for trade receivables. To measure the ECLs,
trade receivables have been grouped based on shared credit
risk characteristics. The Group has performed historical analysis
and identified the key economic variables impacting credit
risk and ECL, and also considers the available reasonable and

supportive forward-looking information.

As at 31 December 2025, trade receivables that are
individually significant have been separately assessed for
impairment, after taking into consideration, the background
and reputation of the customers, historical settlement records
and past experiences at the end of each reporting period. The
Group makes periodic assessments on the recoverability of the
trade receivables by using a provision matrix to measure ECL.
The provision rates are based on days past due for groupings
of various customer segments with similar financial strength
and any disputes with the debtors. The calculation reflects
reasonable and supportable information that is available at
the reporting date about past events, current conditions and
forecasts of future economic conditions. For the year ended
31 December 2025, allowance for credit losses in respect
of trade receivables of approximately HK$32,000 (2024:
HK$19,000) was recognised in the consolidated statement of

comprehensive income. Details are set out in Note 31.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

For interest receivables from bonds, the Group makes periodic
individual assessment on the recoverability of each bond
based on their respective historical settlement records and
credit rating of the respective issuers. Certain bond issuers
had defaulted their payment and/or were in severe financial
difficulty and the Group considered the amounts were
irecoverable and therefore had made full impairment in prior
years. The interest receivables from bonds of approximately
HK$4,610,000 (2024: HK$4,964,000) were assessed based
on 12m ECL and no provision were made in respect of these
receivables for the years ended 31 December 2025 and
2024.

For all other receivables, the Group measures the loss
allowance equal to 12m ECL and assessed individually, unless
when there has been a significant increase in credit risk since
initial recognition, the Group recognises lifetime ECL. The
assessment of whether lifetime ECL should be recognised
is based on significant increases in the likelihood or risk of a
default occurring since initial recognition. For the year ended
31 December 2025, no (2024: approximately HK$20,000)
allowance for credit losses in respect of other receivable was
recognised in the consolidated statement of comprehensive

income.

The credit quality of the advances to related parties has been
assessed with reference to historical information about the
default rates and financial position of the counterparties. These
balances were assessed individually based on 12m ECL. For
the year ended 31 December 2025, allowance for credit
losses of approximately HK$47,000 (2024: HK$7,000) was
recognised in the consolidated statement of comprehensive

income.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

Investments in bonds are limited to financial institutions or
investment counterparties with high quality. When making
decisions on investments in bonds, the management of
the Group has also made reference to the credit ratings
of the issuers and guarantors (if any) which, however,
are not an assurance as to the issuers’ and/or guarantors’
creditworthiness or the risks, returns or suitability of the bonds.
Risks in particular specific to certain types of bonds held by
the Group are: (i) high yield bonds — they in general carry
high credit risk as they are often subject to higher risk of issuer
default as they are typically rated below investment grade or
are unrated; (ii) perpetual bonds — their coupon payments
may be deferred or suspended subject to the terms and
conditions of the bonds and they are often callable after a
call protection period (related risk is detailed in the liquidity
risk below); and (iii) contingent convertible bonds — issued
by financial institutions that are deeply subordinated in the
capital structure, typically Tier 1 or Tier 2 securities. The key
characteristic of contingent convertible bonds is that the issuer
can either write off the principal amount or convert it to shares
without causing a default on the bond. There could be a
specific hard capital ratio trigger or declaration of non-viability
event by the regulator for the write off or conversion to equity
to happen. The Group may be exposed to a higher issuer
credit risk and may experience substantial losses or lose the
entire value of investment as a result of a trigger event. Other
than the above, there may be additional risks associated
with trading of bonds over-the-counter ("OTC") because
OTC transactions are generally subject to limited regulation
and therefore less transparent in transaction details such as
volume, price formation, etc. There may also be additional
risks for investments located in an emerging market which may
involve certain risks associated with political and economic
uncertainty. In view of the specific risks above, the Group has
appointed the specific team as disclosed in Note 5(b)(iii)

above to closely monitor the risks.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

The credit risk for pledged deposits, time deposits, bank
balances and deposits with clearing house are insignificant
because the counterparties are banks and clearing house with

high credit ratings.

The Group's concentration of credit risk by geographical location
is mainly in Hong Kong, Singapore, Europe and Mainland
China. The Group also monitors regularly to avoid over-
concentration (such as investment products and underlying

foreign exchange, etc.) of the investment portfolio.

Liquidity risk

The Group's certain bonds and listed equity securities
were pledged to a financial institution to secure margin
and securities facility granted to the Group. Under adverse
market conditions, the Group may be called by the financial
institution upon at short notice to make deposits to repay the
margin loans. If the required deposits are not made within the
prescribed time, the Group's securities may be liquidated by

the financial institution without the Group’s consent.

Certain bonds held by the Group carried fixed-rate coupon are
accompanied with call rights, the issuers may call and redeem
the bonds early if interest rates fall. The Group may face
reinvestment risk when issuers exercised its right to redeem
the bond before it matures. Besides, some bonds may not
have an active secondary market. In case of the market in
which the bonds are traded is illiquid, the Group may run the
risk of either having to retain the investment until the end of

the term or selling it before maturity at an unfavourable price.

The Group manages liquidity risk by maintaining adequate
bank deposits and cash, monitoring forecast and actual cash
flows and matching the maturity profiles of financial assets and

financial liabilities.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

RE MR

5. FINANCIAL INSTRUMENTS (contd) 5. ®M T Rw
(b) Financial risk management objectives and policies (b) =LREREEBZERIGKEE)
(Cont'd)
Liquidity risk (Cont'd) BB LR (E)
The liquidity risk is under continuous monitoring by the AEEEEBBFREBEEAERDESA
management of the Group. Reports with maturity dates o HBRTEEINHARBEZ R
of bank borrowings and thus the liquidity requirement BEeFERZRECHRETFAER 2E
are provided to the management of the Group for review BEEMN AEECEBEEENEEE
periodically. The management of the Group will contact the SR T RERIT RARITIE BB AR -
bankers for renewals of bank borrowings whenever necessary.
The following tables detail the Group's remaining contractual TRV AEEETESREBERIGE
maturity for its non-derivative financial liabilities based on the BRIGERZBRTERINEER - FFR
agreed repayment terms. The tables have been drawn up BRASEMHERNRZ &F A HARE
based on the undiscounted cash flows of financial liabilities SREEIRGPES TSRS o 3Z
based on the earliest date on which the Group can be RPBRENERAE 2 RERE -
required to pay. The tables include both interest and principal
cash flows.
At 31 December 2025
RZZ2-HF+=A=t-H
Weighted
average Ondemand  More than Total Total
effective orwithin  1yearbut undiscounted carrying
interest rate 1year within5years  cash flows amount
MEFH BREX -ENLE  kERES
BRA= g-Fh TRALF REAE REELER
HK$000 HK$'000 HK$000 HK$'000
TARL TARL TARL TARL
Non-derivative financial liabilities FTESRAE
Borrowings (£ 420% 2,086,152 396233 2,482,385 2,389,007
Lease liabilties HEAR 4.74% 33,618 58,300 91,918 86,392
Creditors and accruals FERTERIE R fEET 308 - 207,043 - 207,043 207,043
Securities trading and margin payable EREFXSRERRES - 245 - 245 245
Deposits received Blke - 46,373 - 46,373 46,373
Amounts due to associates REMBRRIFE - - 13,163 13,163 13,163
Amounts due to investee companies REEXRENAFE - - 28,443 28,443 28,443
Amounts due to non-controlling shareholders R & FEERRRFIE - - 215 275 275
Total B8 2,373,431 496,414 2,869,845 2,770,941
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Liquidity risk (Cont'd)

Non-derivative financial liabilities HTESREAR

Borrowings (5

Lease liabilities REAR

Creditors and accruals FERTERIE R BT 508
Securities trading and margin payable ENEFRHEERRES
Deposits received Blize

Amounts due to associates REBENRTE

Amounts due to investee companies REEXRERTFE

Amounts due to non-controlling shareholders — REHERBRIE

Total fam

In addition to the items as set out in the above liquidity
risk tables, the maximum amount the Group could be
required to settle under (i) financial guarantee(s) provided
by the Group in respect of banking facility(ies) utilised by
investee company(ies) and (ii) indemnity given to a third
party in relation to an investee company is approximately
HK$814,000,000 (2024: HK$827,830,000) in aggregate,
if such amount is claimed by the counterparties to the
guarantees or indemnity at any time within the guaranteed or
indemnity period. Details of the guarantees and indemnity are

set out in Note 42.

5.

Weighted
average
effective

interest rate
mEFH
3k

5.56%
4.86%

I Ew

(b) EREAREEEERBEGE)

At 31 December 2024
RZB-mE+=A=1+-AH

On demand More than Total Total
or within 1yearbut  undiscounted carying
1year  within 5 years cash flows amount

BEX  —HHULE  AERRS
5" THEDF RESRE REELR
HK$'000 HK$'000 HK$'000 HK$'000
TER TER TER TER

1,798,532 1,337,194 3,136,326 2,928,458

37,635 1817 39452 38,685
499,919 - 499,919 499,919
10923 - 10923 10923
47,175 - 47,175 47,175
- 11,559 11,559 11,559

- 13,885 13,885 13,885

- 275 275 275

2,394,184 1,365,330 3,759,514 3,550,879

BRIAERBESRERIFZZEE - A%
B ()EZREARBAZRITE
EfEm R TR 2 B IS B R UA K (i) 82
—HEXBRAEAARABRFE=IETZ
FERE - NERSREREHMBERS
WRHHBEBKRREZERKIBERE
Bee 6 H£4/5814,000,000/ (=
T U4 : 827,830,000/ 7T) ° ER K
WERE ZFBEHTIRHIEEL2 o
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

190 CHINESE ESTATES HOLDINGS LIMITED

Financial risk management objectives and policies
(Cont'd)

Liquidity risk (Cont'd)

Other secured borrowing with repayment on demand clause
is included in the “On demand or within 1 year” time band of
maturity analysis in the above liquidity risk tables. At the end
of the reporting period, the total undiscounted cash flow of
the borrowing amounted to approximately HK$706,620,000
(2024: HK$766,674,000). Taking into account the
Group's financial position, the Directors do not believe
that it is probable that the financial institution will exercise
its discretionary right to demand immediate repayment.
The Directors believe that such borrowing will be repaid in
accordance with the scheduled repayment dates as set out in
the loan agreement, details of which are set out in the tables

below (include both interest and principal cash flows).

Maturity analysis — other secured borrowing with repayment

on demand clause based on scheduled repayments

Non-derivative financial liability FTESBEE
Borrowing EL
Non-derivative financial liability FTESRMERE
Borrowing fHE

ANNUAL REPORT 2025

RE MR

5.

£ T A
b) SHEAKREERERNEE

mEELEE(E)
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FREAMRERS—FRIRREARN - B
WEKR ZEBEZRURBRESRER
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766,674,000/ 7T) © &£ E EAREE 2 B
Bk - EFUTHEEREEEITE
HIBERERARER - EFMHE © %
BEBRBERGEMSE 2B EEREB
HEE  HFBIERNTXR(ERBENLE
kA& Z7BEERE)

FIBD T - M HE IR ESIEE IR Z B
BHFEEREETEEN

At 31 December 2025
R-B-RE+-B=+-H

Total Total

Within  undiscounted carrying

1 year cash flows amount
AURRE

—FR REAE REEASE

HK$'000 HK$'000 HK$'000

TERT TET TET

706,620 706,620 679,769

At 31 December 2024
R-Z-ME+-A=+-A

Total Total

Within undiscounted carrying

1 year cash flows amount
AERRE

—FR MERE RHEESER

HK$'000 HK$'000 HK$'000

TR FET FET

766,674 766,674 729,472




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Liquidity risk (Cont'd)

The following tables detail the Group's remaining contractual
maturity for its derivative financial instruments. The tables have
been drawn up based on the undiscounted gross cash inflows
and outflows on the derivatives that require gross settlements.
For cash flows denominated in currency other than HK$, the
prevailing foreign exchange rate at the end of the reporting
period is used to convert the cash flows into HK$.

Derivative financial asset FTELREE
Foreign exchange forward contracts SR HR S 4
Inflow A
Outflow i
Derivative financial liability fTEtmas
Foreign exchange forward contracts SNERHAS )
Inflow mA
Outflow yioles
Derivative financial asset fTEEREE
Foreign exchange forward contracts SR RS 4
Inflow mA
Outflow ikes

5.

I Ew

(b) EREAMEEEERBEKGE)

mEBELmE(E)

TRANAEBETESRTAKRTEL
BHIZBN c ERTDBTETAFTER
WHEZ ARBRBSRARR L ERER
o BTN EBEZRERE
BREPRERZEXEZAEREE
BSETT -

At 31 December 2025
RZE-_HE+-A=+—H

Total Total
Within undiscounted carrying
1 year cash flows amount
AERRE
—FR REfH REESE
HK$'000 HK$'000 HK$'000
THET Tz Tz
38
1,694 1,694
(1,656) (1,656)
146
9,287 9,287
(9,433) (9,433)

At 31 December 2024
RZZZMFE+-_A=+—H

Total Total
Within undiscounted carrying
1 year cash flows amount

AEBRRE
—FR mERE REESR
HK$'000 HK$'000 HK$'000
TET TER TAT
127

18,561 18,561
(18,367) (18,367)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE MR

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(c)

Fair value measurements

Financial instruments measured at fair value

The following table analysed the financial instruments which

are measured at fair value at the end of the reporting period

into the three-level hierarchy.

Financial assets

TREE

Bonds presented as financial assets
measured at FVTPL

2 RBRBRNRRATEHEL
CREEZRS

Listed investments held-for-trading
presented as financial assets
measured at FVTPL

I ABBERARBATENEL
SREEZHEREE LTRE

Suspended trading listed equity securities
presented as financial assets
measured at FVTPL (note (i)

2 RBRBRNRRATEHEL
CREECEREE LPRAES
(GEI0)

Derivative financial instrument
iTHeRIA
- Foreign exchange forward contracts
-SNEEHAN

Club and corporate debentures presented as
financial assets measured at FVTPL

2IABBRANRRATENEY
SREELBERDAES
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Fair value
AYE

2025 2024
HK$'000 HK$'000
TR THET
301,842 237,385
115,459 127,073
148 1,093
38 127
51,740 54,280

Fair value
hierarchy
DA
2R

Level 1

£

Level 1

£

Level 3
E=H

Level 2

FH

Level 2
F-R

ANNUAL REPORT 2025
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&

(0 ATEHE

URAFPEGEZEHMTA

Valuation techniques
and key inputs

fhERTREREE

Quoted prices in active markets

ERTSRE

Quoted prices in active markets

AR5 RE

Market approach
LB

Discounted cash flow: net payoffs
from the contracts and scheduled
payments estimated based on
foreign exchange forward rates

BERERE - RANFEBR

RENERRER G2 BE

I3

Market comparison

s LBEE

TRARBEMRURATEHAEZSH
TAZ =D EHIDHT -

Significant unobservable inputs

EXKUBERE
N/A

TER

N/A

TER

Change in share prices of comparable companies
of -12.64% (2024: 46.79%) during the
suspension period (note (i)

REGEESHTRUB R RVERED
-1264E(ZTZMF : 46.79E) (M3 (i)

Discount for lack of marketability of 16.17%
(2024: 25.26%) (note (i))

RZMEREILTE617E
(ZZZI%F 1 25268) (FI3E (i)

N/A

TER

N/A
TEm



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(c)

Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

5.

(c)

I Ew

&

DR EFEE)

URFEFEZLHBTAGE)

Fair value Valuation techniques

Fair value hierarchy and key inputs
NTE
NYE 2HH RERHRIERE
2025 2024
HK$'000 HK$'000
ThRL TET
Financial assets (Cont'd)
tREEH)
Unlisted equity securities presented as 122,752 138522 Level 3 Discounted cash flow: forecast
financial assets measured at FVTOC F=R distribution, discount rate and
2IABRENE ARG RBATE contract terms (f any)
B EREE F LTRAES BRRenE  BRlzAR -
ERERADER(0E)
Reference to the fair value of
the underlying property
BZEENEIATE
591,979 558,480
Financial liability
SREE
Derivative financial instrument
fTEeRIA
— Foreign exchange forward contracts 146 - Level2 Discounted cash flow: et payoffs
-HEREAN E-R from the contracts and scheduled
payments estimated based on
foreign exchange forward rates
BERERE  RafERBR
REMNERDERMAH BT
I3
Notes: BT
0] During the years ended 31 December 2025 and 2024, 0)
trading in shares of listed equity securities had been
suspended and remained suspended at the end of the
respective reporting periods. The fair value of suspended
trading listed equity securities at FVTPL was determined by
reference to the valuation carried out by an independent
qualified professional valuer.
(i)  The higher the change in share prices of comparable (i
companies during the suspension period, the higher the fair
value. The higher the discount for lack of marketability, the
lower the fair value.
(i)  The higher the forecast distribution, estimated terminal (i)

value or fair value of the underlying property, the higher the
fair value. The higher the discount rate, the lower the fair
value.

Significant unobservable inputs

EXFURERE

Forecast distribution taking into account
management’s experience and the estimated
terminal value (note (iil)

BAZARNSREREER R
S BE ()

Discount rates ranging from 13.60% to 18.40%
(2024: 14.73% to 22.019%) (note (iii))

HRENT1360EZ 18408
(ZBZRF - 1473EZE201E) (i)

Fair value of the underlying property based on
valuation model (note (ii))

ENEEEET AR AFEME )

N/A
TER

REBE_E-_AFR_FT_NF+
—A=+—BLFEE  EHRAE
EZROEEEELHRIRHE S
AEBEEEES - BBIERSUXER
AFEZEEEE FMRAZSZ
ANFEDN2EHBYAEIRBER
BT 2 BEMET -

REEFEEEHMTHEEAFZK

MEREHET  AFEER - R
ZhERBETEYSS  AFE
AR o

BB Z DK - fhEF 2 &K EEHAE
BWhEzATEES  2XTFES
= BMEERES - ATEBE -

“ECRFFEHR  EABXEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(c)

Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

The Group's policy is to recognise transfers into and out of fair
value hierarchy levels as at the date of the events or changes
in circumstances that caused the transfer. During the years
ended 31 December 2025 and 2024, listed equity securities
were transferred from Level 1 to Level 3, which were due to
the suspension of trading of the listed equity securities and
remained suspended at the end of the respective reporting
periods. The Group recognised the transfer into Level 3 as at
the date of suspension. During the year ended 31 December
2025, the listed equity security (which was suspended in
2024) resumed trading and was transferred out from Level 3.
Except the above, there were no other transfers amongst
Level 1, Level 2 and Level 3 in the fair value hierarchy during
the years ended 31 December 2025 and 2024 and no
change in valuation techniques used as compared with those

in last year.

The fair value of financial instruments traded in active markets
is based on quoted market prices at the end of each reporting
period. A market is regarded as active if quoted prices are
readily and regularly available from an exchange, dealer,
broker, industry group, pricing service, or regulatory agency,
and those prices represent actual and regularly occurring
market transactions on an arm’s length basis. The quoted
market price used for financial assets held by the Group is the

current bid price. These instruments are included in Level 1.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(c)

Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

The movement during the years in the balances of Level 3 fair

value measurement is as follows:

5. M IHw

(0 2AFEFEGE)

URFEFEZLHBTAGE)

E-MATEFEEBRERZEBN

T

Suspended trading
listed equity
securities presented
as financial assets
measured at FVTPL

Unlisted equity
securities presented
as financial assets
measured at FVTOCI

2IABEREZURYE 2INABBRHMEZERER
AFEFEZEMEE URMATETEZER
ZEEEELHTRAZES BEEZELETRERFS
HK$'000 HK$'000
FHET FAET
(note (i)) (note (ii))
CiEz20)) GEIO)
At 1 January 2024 RZE-_F—HA—H - 195,680
Transfer from Level 1 EEAE R 1,000 -
Net gain (loss) arising from NP EESMELEZ
change in fair value Wz (E518) 5 88 93 (57,158)
At 31 December 2024 RZZTZMF
+=-RA=+—8” 1,093 138,522
Transfer from Level 1 HEAE R 202 -
Transfer out to Level 1 HBEEE R (1,093) -
Net loss arising from NP EESmMEEZ
change in fair value [E51E 55 (54) (15,770)
At 31 December 2025 R-ZBZ-RHF
+=B=+—H 148 122,752
Notes: PaE -

(i)  The (loss) gain included in profit or loss for the relevant
years related to suspended trading listed equity securities at
FVTPL held at the end of the reporting periods are reported
as investment income, net.

(i)  The loss included in other comprehensive income for the
relevant years related to unlisted equity securities at FVTOCI
held at the end of the reporting periods are reported as
changes of financial assets measured at FVTOCI reserve.

Financial instruments not measured at fair value

The Directors consider that the carrying amounts of the
Group’s financial instruments that are not measured at fair
value approximate to their fair values.

() HRABEHRFAZBBERUR
MAFEZEFEE LTRAES
SRABHEEZ (BB kaymAE
mRZREWAFE -

(i) BAMESHRFAZBBEMEME
W A RBD T E 2 3 BT RAE
FAABHFEEAMEEREZE
BFI R AR E 2 T Y A R B
AFEFEZEREECRHBZE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

6.

CAPITAL RISK MANAGEMENT

The Group's primary objectives when managing capital are to
safeguard the abilities of the entities in the Group to continue
as a going concern, so that it can continue to provide returns for
shareholders of the Company and benefits for other stakeholders, by
pricing products and services commensurately with the level of risk

and by securing access to finance at a reasonable cost.

The Directors actively and regularly review and manage the Group's
capital structure to maximise the returns to shareholders of the
Company through the optimisation of the debt afforded by a sound
capital position, and make adjustments to the capital structure in
light of changes in economic conditions. The Group's overall strategy

remains unchanged from 2024.

As at 31 December 2025, the capital structure of the Group mainly
consists of debts, which include borrowings from banks and financial
institution, lease liabilities, pledged deposits, time deposits, bank
balances and cash, and total equity, comprising issued share capital,
reserves, retained profits and non-controlling interests. The Directors
consider the cost of capital and the risks associated with each class
of capital to monitor its capital structure on the basis of a gearing
ratio. The Group has a target gearing ratio not higher than 50%,
determined as the proportion of net debt to equity. This ratio is
expressed by as a percentage of net debt over the total equity. Net
debt is calculated as total borrowings and lease liabilities (as shown
in the consolidated statement of financial position) less cash and

bank balances and pledged deposits.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

CAPITAL RISK MANAGEMENT (contd) 6. EXEEEE®

The gearing ratios were as follows:

Borrowings — current (note (i))
Borrowings — non-current (note (i))
Lease liabilities — current (note (ii))

Lease liabilities — non-current (note (ii))

Total debt
Less: Cash and bank balances and

pledged deposits (note (iii))

Net debt
(total debt less cash and bank balances

and pledged deposits)

Net debt
Less: Securities investments and

treasury products (note (iv))

Net debt (cash)
(net debt less securities investments and

treasury products)

Total equity (note (v))

Net debt to equity ratio
(excluding securities investments and

treasury products)

Net debt to equity ratio
(including securities investments and

treasury products)

EREEBLEMT
2025 2024
HK$'000 HK$'000
FH&xT FHET
B8 - mEE FREd) 2,008,127 1,655,774
& & - FEREIEE (HFE®)) 380,880 1,272,684
HEAE - REMEE PFREG)) 30,392 36,890
HEEE - IERB ML (BHFEG)) 56,000 1,795
CEHEGE] 2,475,399 2,967,143
B R RIRTTA SR K
ewaiea NG E=A()) (1,840,227) (2,779,487)
B FR
(BESRERIRE RIBITHEH
A R RTF 50 635,172 187,656
[T 635,172 187,656
W BHERER
B8 E m (MEEGv)) (417,341) (365,678)
BHGRE)FHE
(BB FRRELFEER
WMEEMR) 217,831 (178,022)
M A i s 4 RE (P 3 (v)) 11,934,801 12,090,744
B FRER AR X
(TBREEHFERER
B EEm) 5.3% 1.6%
B FREER AR X Net cash
(BEBFRER position
BEEM) 1.8% HEFEMRR
—ECRFFR EAEBxEm 197



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B & Rk Mok

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

6. CAPITAL RISK MANAGEMENT (contd)

Notes:
(i)  Borrowings are detailed in Note 33.
(i) Lease liabilities are detailed in Note 21(b).

(i)  Cash and bank balances and pledged deposits comprise time
deposits, bank balances and cash and pledged deposits at the end
of the reporting period.

(iv)  Securities investments and treasury products comprise securities
investments and treasury products as detailed in Notes 25(i),
(i) and (iii) and derivative financial instruments under current
liabilities.

(v)  Total equity includes issued share capital, reserves, retained profits
and non-controlling interests at the end of the reporting period.

In relation to brokerage business, Fair Eagle Finance Credit Limited,
Fair Eagle Futures Company Limited and Fair Eagle Securities
Company Limited, three wholly-owned subsidiaries of the Company,
are required to maintain financial resources in accordance with
the specified amount requirements that apply to them under the
Securities and Futures Ordinance imposed by Securities and Futures
Commission. The requirements are internally reviewed on a daily
basis and reports are required to submit to Securities and Futures

Commission monthly. Full compliance is observed during the year.

Save as disclosed above, neither the Company nor any of its

subsidiaries are subject to externally imposed capital requirements.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B i Rk Mok

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

REVENUE 7. WA

Revenue represents the aggregate amounts of commission from WA KRS  KERB2XZS5BA -
brokerage, settlement charges from brokerage, cosmetics goods BiRBR 2 bMmiEE - BFRMEEE RS
sold less returns, building and property management services WA~ BB 2 MEEE WA -~ EFH 2 F
income, amounts received and receivable from property rental BURA ~ B RIE EmRAIRE 2 B WA LA
income, interest income from bonds, dividend income from listed MEERHIEEEZRERT ZAFTE25 - KA
and unlisted equity investments and gain on sales of investments DOT

held-for-trading. Revenue is analysed as follows:

2025 2024
HK$'000 HK$'000
FET FAET
Revenue from contracts with customers: HEPEH WA
Recognised on a point in time basis R — 5 35 2 B E A7
Brokerage and cosmetics income 140 AR 7S R b A 8 A 10,417 13,528
Recognised on over time basis R — BRG] B EMER
Building and property management BFRMEERRBHA
services income 51,336 51,986
61,753 65514
Revenue from other sources: H At 3R 2 YA -
Property rental income PIET S U A 164,795 204,616
Interest income from bonds (note (i)) EHF BUA (FIEEQ)) 16,694 10,308
Dividend income from SN N
— listed equity investments (note (i)) - AR E (HFEG)) 2,776 2,486
— unlisted equity investments (note (ii)) — JE LR AIE & (M RE()) 30,000 38,000
32,776 40,486
Gain on sales of investments held-for-trading HEFEEE 2 RE K= 25,062 15,888
239,327 271,298
Total revenue WA sz 301,080 336,812
Notes: M EE
(i)  The interest income from bonds and dividend income from listed () BHEZANERANUNRETRAKREZRKRE
equity investments were derived from financial assets measured at WA REBBIERARRA T EFEZ
FVTPL. EREE -
(i)  The dividend income from unlisted equity investments was (i) FELTRAKREZREWATIRE BB
derived from financial assets measured at FVTOCI. tEEMEEARBRAFEFEZE/ME
= o
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

8. OPERATING SEGMENTS 8. EENE

The Group determines its operating segments based on the reports
reviewed by the chief operating decision-makers that are used to

make strategic decisions.

The Group has six reportable segments — (i) property development
and trading; (ii) property leasing for retail; (iii) property leasing for
non-retail; (iv) listed equity investments at FVTOCI; (v) investments
and treasury products at FVTPL; and (vi) unlisted investments,
investment holding and brokerage, and the remaining businesses
of the Group grouped under all other segments. The segmentations
are based on the information about the operations of the Group that

management of the Group uses to make decisions.

Principal activities are as follows:

Property development — Property development and sales of
and trading trading properties
Property leasing
— Retall —  Property leasing from retail
properties
— Non-retail - Property leasing from non-retail
properties
Listed equity investments ~ —  Listed equity securities at FVTOCI
at FVTOCI
Investments and treasury  —  Securities investments in

products at FVTPL investments held-for-trading, OTC
trading and structured products
Unlisted investments, — Unlisted securities investments,
investment holding trading and brokerage
and brokerage
All other segments — Cosmetics distribution and trading,
provision of building and property

management services and others

The Group evaluates performance on the basis of profit or loss from
operations after tax expense and non-controlling interests but not
including the major non-cash items. The major non-cash items are
unrealised fair value changes on investment properties and other

properties together with, if applicable, their respective deferred tax.

No operating segments have been aggregated in arriving at the six

reportable segments described above.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

OPERATING SEGMENTS (contd)

Unallocated corporate assets mainly comprised right-of-use assets

and tax recoverable.

Unallocated corporate liabilities mainly comprised tax liabilities,
borrowings, amounts due to associates, amounts due to investee
companies, amounts due to non-controlling shareholders, lease

liabilities and deferred tax liabilities.

The Group's reportable segments are strategic business units that
operate different activities. They are managed separately because
each business unit has different markets and requires different

marketing strategies.

Further, the business units are also managed to operate in different
countries separately. Revenue and results are attributed to countries

on the basis of the property or asset location.

During the year ended 31 December 2025, there was one (2024:
no) major customer who individually accounted for 10% or more
of the Group's revenue. Revenue of approximately HK$33,320,000
was derived from a customer in property leasing for retail segment in
the United Kingdom.

8.

EED B

ANz NREETE
BT

BIEEREEENTE

ANEZ AR BETIERRKRIERE

N 1ﬁ4—‘< N

REBENFFRIE RABESZREQRFIEA
REFEE/RIEFIE - HEABUREEFRHRE
BE -

AEERNE2RDBRALETRED 2 KRIKER
BT HRBXEBELHEETRMES - BER
TRATSRE  WREZERERE -

AN EBEBETMRTRBERZ @R EEE
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Operating segment information is presented below:

8. OPERATING SEGMENTS (contd)

Consolidated Statement of Comprehensive Income
For the year ended 31 December 2025

Major cash items excluding
in revenue
- Hong Kong
- Other countries

Revenue

Dividend and interest income and
gain on sales of investments
held-for-rading
- Hong Kong
- Other countries

Revenue from external customers
- Hong Kong
- United Kingdom
- Mainland China

Revenue (excluding dividend income
from segments of property
development and trading and
property leasing)

Attributable property sales from
an investee company
- Hong Kong

Attributable rental revenue from
associates/investee companies
- Hong Kong
- Mainland China

Results

Segment results
- Hong Kong
- United Kingdom
- Mainland Ching
- Other countries

AR ZZEREER

-&k
-AER

BA

e RMEBALR
HERFEEEZ
kEhE

-&k
-AHER
RENERPZIA
-&k

- &E

- hEAE

WAEEREREENR
NERENEZREMA
B

RiE-REXRERE
NEHE

—E”%
FEBELE/BRRRER
HEIA

-&k

- FEAE

R
/\*E¥Z‘E
-BA
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- REARE
- BER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

EESE®

ENHERZNNNT -
RETERBEBREK
BE—F-aFt-HA=1+—-HILFE

Unlisted

3 Listed  Investments investments,

Property Property leasing equity  andtreasury investment

development hRE% investments products  holding and All other
and trading Retail Non-retail at FvToc! at FVTPL brokerage segments  Consolidated
BRAMRE ERER
BB RB UR®  FLTRE-
NERR AYEZ AYEZ REBRR ikl

RE® 2L #2&  LTRARE RERMEER LR EtAE &a
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THR TET TR TR TER TR THT TER
- - - - 136,110 - - 136,110
- - - - 13817 - - 13817
- - - - 209,927 - - 209,927
16,750 - - - 21,193 - 13,250 51,193
- - - - 17,339 - - 17,339
- 31,259 87,089 - - 962 60,791 180,101
- 33,320 12,503 - - - - 45,823
bl ) 624 = - - - 624
16,750 64,579 100,216 - 44,532 962 14,041 301,080
- 64,579 100,216 - 44,532 962 14,081 284,330
288 - - - - - - 288
- 14241 46,171 - - - - 61,012
- 49,867 5,531 - - - - 55,404
288 128,687 152,524 - 44,532 962 14,041 401,034
24,016 28,575 80,725 - 49,306 85,957 48,639 317218
- 28,412 10,662 - - 4816 - 43,890
- - 450 - - 3,016 - 3,466
- - - - 31,750 - - 31,750
24,016 56,987 91,837 - 81,056 93,789 48,639 396,324
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

OPERATING SEGMENTS (contd) 8. EESE#
Consolidated Statement of Comprehensive Income (Cont'd) mEEZEKERR(E)

For the year ended 31 December 2025 ECE—AFF A=+ -HUEFE

Unlisted
, Listed  Investments investments,
Property Property leasing equity  and treasury investment
development nEER investments products  holding and All other
and trading Retail Non-retail at FToC at FVTPL brokerage segments  Consolidated
BRAMRE ERER
WENRH UR®  FLmRE-
NERR ATEZ NTEZ REBRR fiE
REH 2E $BE  LTRARE RERMEER BLEEH £6A% &a
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Tén Tir T Tén Tix Thr Tén Tin
Share of results of investments accounted  BAEAEREABERE 2
for using the equity method B
- Attributable gross income - ElESALE
- Hong Kong -&E - 13,689 46,444 - - - 2,369 62,502
- Mainland China - REAE - 49,867 5,537 - - - - 55,404
- Attributable operating cost - EHEERA
- Hong Kong -E - (1,964) (1.352) - - - - (9,316)
~ Mainland China - hE AR - (18,820) (3.213) - - - - (22,093)
24,016 99,759 133,193 - 81,056 93,789 51,008 482,821
Other income EAA - - 1,649 - - - - 1,649
Share of results of investments accounted  B{EAERENRRE 2
for using the equity method E3
~ Income tax and others - SR REL - (23,430) (4,289) - - - (357) (28,076)
24,016 76,329 130,553 - 81,056 93,789 50,651 456,394
Unallocated items AHBER
Unallocated corporate expenses, net FABZLARYTE (189,802)
Finance costs BIER (88,873)
Loss on disposal of a subsidiary HE-BNERR B (1.178)
Income tax expense FERAR (16,543)
Non-controlling interests FERRER (219)
Operating profit for the year KNAREAER
attributable to owners of TEECEEER
the Company 159,719
Share of realised fair value changes RAFERIE—FRE
on disposals of investment RAGHERENEL
propertis of an associate recognised BERATERY
in current year (628)
Major non-cash tems TEFRGER
- Unrealised fair value changes -RENELRER
on investment properties AFEEY
(including share of results of (REEEERE
investments accounted for NEREZ£8)
using the equity method) (547,590)
Loss for the year attributableto ~ A2TEH AR
owners of the Company rEEZER (388,499)
Core profit HbER
(excluding major non-cash items)  (FEFETEHRLER)
Operating profit for the year ARAAREAER
attributable to owners of REE SRR
the Company 159,719
Share of accumulated realised BE-BREAARLE
fair value changes on disposals ~ H&ENEER
of investment properties of BEALTESE
an associate
~ Recognised in current year - NAERRT (628)
~ Recognised in prior years - RAEEERER 5,655
Core profit for the year attributable A7 FEEAKL
to owners of the Company REE 2B ER 164,746
—z-afsR  gAE%sE 203




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

a2z N\ B
8. OPERATING SEGMENTS (contd) 8. EEDE®
Consolidated Statement of Financial Position REMBMRRER
At 31 December 2025 R-FB-aF+=-A=1+—H
Unlisted
i Listed  Investments investments,
Property Property leasing equity  andtreasury investment
development nERK investments products  holding and All other
and trading Retail Non-retail at FvToCI at FVTPL brokerage segments  Consolidated
BREM2E BRER
W R NRB ELHRE.
E NFEZ AFEZ REBRR ik}
REE 2E #3E&  LORERE RERMEER BREH 0pik ] By
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TER TEn TEn TER TEn FEn TEn TEn
Assets EE
Segment assets HELE
-~ Hong Kong -&E 528,342 871,460 5,062,234 - 349,775 1,530,614 81,182 8,424,207
- United Kingdom - 48 - 872,398 3,414,371 - - - - 4,286,775
- Mainland Ching - R AR 98,148 - 39237 - - - - 137,385
— Other countries - HiER - - - - 75,196 - - 75,196
Investments accounted for DY SVIN Vaid
using the equity method
- Hong Kong -EH 53519 302483 116221 - - 123 462 1524189
~ Mainland China - REKE - 80,032 87,604 - - - - 167,636
Advances to associates BBERANE
- Hong Kong -ER 1930 - 101 - - 1 2 2,034
- Mainland Ching - AR - 27,609 30221 - - - - 57,830
Reportzble segment assets EHNEEE 681,939 2153982 9,796,046 - 124971 1,531,838 86476 14675252
Unallocated corporate assets (S8 PANGET:S 96,153
Consolidated total assets GREELE 14,171,405
Liabilities ff
Segment liebilies HEER
- Hong Kong -E% 23219 11,83 175,408 - 5 409 9,464 21,061
- United Kingdom - K - 19,075 26972 - - - - 46,047
- Mainland China - RERE 35 - 237 - - - - m
- Other countries - B ER - - - - 1 - - 1
Reportable segment liabilies BEE oAl 23,254 30911 202,617 - 16 409 9,464 267,381
Unallocated corporate liabiities [SiE PANGIEL 2,569,223
Consolidated total liabiities GaafEses 2,836,604
Additions to non-current assets ERBEERE
(other than financial (SRIERM
instruments) - 4,648 230,789 - - - 1,162
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

Other Material Items

8. OPERATING SEGMENTS (contd)

For the year ended 31 December 2025

Interest income

Finance costs

Net income (expenses)

Depreciation of:
- Property, plant and equipment
- Right-of-use assets
Fair value changes on investment properties
Share of results of investments accounted
for using the equity method
Income tax expense

Non-controlling interests

MEBA
HHER

NGB

RE:
-0% BEREE
-RREEE
BN AFER
BB EAEREY
FERAY
s

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

8. ZEDE®»

HitEKREE
BE—F-aFt-HA=1+—-HILFE

Adjustment  Adjustments  Consolidated

Adjustments  for realised for major  statement of

Reportable for unallocated fair value non-cash comprehensive

segments items changes items income

)27}

Bk L RTERE IEFRE B42E

DES: i | ZHE A i1 BR AR WEHE

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

Tén TAL Thn ThL TARL

93,465 - - - 93,465

- (88,873) - - (88,873)

93,465 (88,873) - - 4,592

- (36,798) - - (36,798)

- (42,385) ) - (42,385)

- - - (358,423) (358,423)

58,421 - (628) (189,167) (131,378)

- (16,543) - - (16,543)

- (219) - - (279)
—=-asfR  gAExs£E 205



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #&
For the year ended 31 December 2025 HE T - HAF+_A=+—HILFE

ISR MR

8. OPERATING SEGMENTS (contd) 8. EENE®W
Consolidated Statement of Comprehensive Income FE2ERFERR
For the year ended 31 December 2024 BE T _MF+_A=1+—HIFFE
Unlisted
. Listed Investments investments,
Property Propery lezsing equty  and treasury investment
development NAER investments products holding and Al other
and trading Retail Non-retai atAvTocl atFVTPL brokerage segments Consolidated
BAEMZE BB
WA R ARE FLTRE
NERR ATE2 NFEY REBRE ik
REE £ FEE LTRARE RERMEER LR Eftn g A
HK$'000 HK$'000 HK$ 000 HK§'000 HK§'000 HK$ 000 HK§'000 HK$'000
T Fén Fign L T Tt L Fin
Major cash items excluding WA EEREER
in revenue
- Hong Kong -5k - - - - 141,803 - - 141,803
- Other countries -HHER - - - - 52,507 - - 52,501
- - - - 194,330 - - 194,330
Revenue 0N
Dividend and interest income and RERMEMALR
gain on sales of investments HERFEEL
held-for-trading REhE
- Hong Kong -&B 38,000 - - - 21,144 - - 59,144
— Other countries -EHBR - - - - 7538 - - 7538
Revenue fiom extemal customers REMPERZBA
- Hong Kong -&8 - 33,859 100,682 - - 2,864 62,650 200,055
- United Kingdom - #E - 32,49 37,104 - - - - 69,598
~ Mainland China -PEAE - - 477 - - - - 477
38,000 66,353 138,263 - 28,682 2,864 62,650 336,812
Revenue (excluding dividend income —— RAIEZBREENR
from segments of property NEREHELREMA
development and trading and BN
property leasing) - 66,353 138,263 - 28,682 2,864 62,650 298812
Attributable property sales from ElE—RTRERT
an investee company NEHE
- Hong Kong —?ﬁé 12,390 - - - - - - 12,390
Attributable rental revenue from BENE)/ BRRE
assodiates/investee companies ?ﬁﬁlli)\
- Hong Kong -5% - 15461 50524 - - - - 65,985
- Mainland China —EAE - 50,066 5343 - - - - 55409
1239 131,880 194130 - 28682 2,864 62650 143259
Results #ﬁ
Segment results SRR
~ Hong Kong -&% 44,925 30845 94,550 - 11,023 36,999 37,48 255,590
- United Kingdom - & - 29,849 20748 - - 6,547 - 57,144
— Mainland China ~HEARE - - 277 - - 3388 - 3,665
- Other countries -EfER - - - - (15463) - - (15463)
44925 60,694 115575 - (4,440 46934 37248 300,936
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OPERATING SEGMENTS (contd)

Consolidated Statement of Comprehensive Income (Cont'd)
For the year ended 31 December 2024

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

8. ZEDE®»

FEREBRERRE)

Share of restls of investments accounted  #{ELERANRRE 2

for using the equity method
- Attributable gross income
- Hong Kong
- Mainland China
- Attributeble operating cost
- Hong Kong
- Mainland China

Qther income

Share of resuls of investments accounted - {0 EREARIA L
bz

for using the equity method
- Income tax and others

Unallocated items
Unallocated corporate expenses, net
Finance costs
Loss on disposal of a subsidiary
Income tax credit
Non-controlling interests

Operating loss for the year
attributable to owners of
the Company
Realised fair value changes on
disposals of investment properties
(including share of results of
investments accounted for using
the equity method) recognised in
curtent year
Major non-cash items
- Unrealised fair value changes
on investment properties
(including share of results of
investments accounted for
using the equity method)

Loss for the year attributable to
owners of the Company

Core loss

(excluding major non-cash items)

Operating loss for the year
attributable to owners of
the Company

Accumulated realised fair value
changes on disposals of
investment properties
(including share of results of
investments accounted for
using the equity method)
— Recognised in current year
~ Recognised in prior years

Core loss for the year attributable
to owners of the Company

BE_E_MFE+_H=1+—HIFE
Unlisted
. Listed Investments investments,
Property Propery |e4a£mg equity and treasury investment
development NAER investments products holding and Al other
and trading Retail Non-retail at V1ol at FVTPL brokerage segments Consolidated
BAEMEE FRER
WP B WRE ELTRE
NERE NV RYEZ REBRR k]
REE 5 #EE  LARARE RERMEER AL AR A
HK$'000 HK$000 HK$ 000 HK$'000 HK$000 HKS 000 HK$'000 HK$ 000
FEn ThT T TR T#T TR TR T#T
24
-EEUAER
-&# - 14,960 50,177 - - - 2399 67,536
— R AR - 50,066 5343 - - - - 55409
-2 ERA
-&E - (1919) (4,169) - - - - (6,088)
—hE AR - (18,349) (3133) - - - - (21482)
44925 105452 163,793 - (4440) 46,934 39,647 396,311
HA - - 12292 - - - - 12292
- FERRED - (23,835) (2806) - - - (228) (26,869)
44,925 81,617 173,279 - (4440) 46,934 39419 381,734
FARER
7 @;z AR TE (280675)
HBER (213425)
HE-EHBATE (100,142)
FRRED 16,044
ERER @n
ERAAEEAER
rEECEERE
(196,875)
Mimﬁw'ﬂxé%%
JEERRTERY
\@ﬁmmmm&
REZ %)
(76913)
TEFRSER
-RENE AER
ATEEY
(RERENERE
NEREZ£8)
(1,834,543)
RATEEAEE
rEEVER (2,108331)
BOER
(FEEIEHRLER)
EATEEAER
rEECEERE
(196,875)
HERENECER
BERATESE
(BEREUERE
NERE 22188
-REFEER (76913)
-REEFRRA (215502)
ERAAREAER
REEZROER (489,290)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HE T - HAF+_A=+—HILFE

8. OPERATING SEGMENTS (contd)

Consolidated Statement of Financial Position
At 31 December 2024

RE MR

EESE®

HEBBRREER
R-F-pmFE+=—H=4+—H

Unlisted
Listed Investments investments,
Property Property leasing equity and treasury investment
development NRER investments products holding and All other
and trading Retail Non-reai atFvTocl at FVTPL brokerage segments Consolidated
BREMAE BakR
Wz b R WRE ELTRE-
NEER AYEZ RYEZ RERRR ies)
REE e #TE  LARARE RERMAER BRR% EfHE Gh
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TEL TEL TET TEL TEL TET TEL
Assets B
Segment assets HREE
- Hong Kong - 484010 1,855,858 5211,133 - 299,202 1,263,363 147384 9,260,950
- United Kingdom -8 - 786905 3475528 - - - - 4262433
- Mainland China ~hE A 105,482 - 27,156 - - - - 132,638
- Other countries -EfER - - - - 74,586 47 - 74633
Investments accounted for NERENE RE
using the equity method
- Hong Kong Bk 49751 349,507 1,300,725 - - 1,339 3,764 1,705,086
- Mainland China -PREAE - 73,153 83,848 - - - - 157,001
Advances to associates BBERRFE
- Hong Kong -&k 1959 - 152 - - 2 3 2116
- Mainland China ~hE K - 26,659 30,557 - - - - 57216
Reportable segment assets NERABAE 641,202 3,092,082 10,129,099 - 373,788 1,264,751 151,151 15,652,073
Unallocated corporate assets KABIDAEE 49232
Consolidated total assets GRAEESSR 15,701,505
Liabilities aff
Segment libilies HEER
- Hong Kong -%E 3370 12,971 128727 - 1,073 12670 14520 203,331
- United Kingdom -RE - 16,990 352,465 - - - - 369,455
~ Mainland China - hEAE 34 - 27 - - - - 21
Reportable segrent liablties BE:RE 33,404 29,961 481419 - 1073 12670 14520 573,047
Unallocated corporate liablties FSAF PANGI-L 3037514
Consolidated total liabilties GAafEER 3610561
Additions to non-current assets FRBEERE
(other than financial instruments ~ ($RIEREL
and deferred tax assets) HEEERM 4 107 379274 - - 61 7072

208 CHINESE ESTATES HOLDINGS LIMITED  ANNUAL REPORT 2025



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

Other Material Items

8. OPERATING SEGMENTS (contd)

For the year ended 31 December 2024

Interest income

Finance costs

Net income (expenses)

Depreciation of:
- Property, plant and equipment
- Right-of-use assets
Fair value changes on investment properties
Share of results of investments accounted
for using the equity method
Income tax credit

Non-controlling interests

OTHER INCOME

Included in other income are:

Rental services income

Leasing administration services and

property administration services income

Advisory and consultancy services income

Dilapidations settlement and surrender premium

received from tenants in respect of properties

in the United Kingdom

Exchange gain, net

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

8. ZEDE®»

HihEKRIEE
BE-—E-pNEF - H=F+—HIFEE

Adjustments Adjustments Consolidated
Adjustments for realised for major statement of
Reportable  for unallocated fair value non-cash  comprehensive
segments items changes items income
BER
FHBER RTEE TEERS ek
EEE Sk ZBE A% BRZEE Wask
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TARL TAL TER TATL TERT
FIEWA 68,121 - - - 68,121
HBER - (213,425) - - (213,425)
WA (%) 558 68,121 (213,425) - - (145304)
nE:
0% BERHE - (60,718) - - (60,718)
-FREEE - (45,763) - - (45,763)
REWEZ ATER - - (77,092) (1,654,684) (1,731,776)
BIEEREARRE L
P3| 68,506 - 179 (179,859) (111,174)
FERER - 16,044 - - 16,044
RS - @) - - (41)
9. Hfttlr A
2025 2024
HK$"000 HK$'000
FET FHETT
HWABLE
HERBIA 1,606 3,033
TEFSITER S e ¥ 21T B AR 75
WA 4,473 4,881
RN T ON M 45
FEEE Y MAE P WER 2
FEH BB RRBHE
1,649 12,292
b 5 W R SRR 65,406 -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

10. INVESTMENT INCOME, NET

Financial assets/liabilities measured at fair value
through profit or loss:
Unrealised gain (loss) arising from change in
fair value of bonds
Realised gain arising from change in
fair value of bonds
— Change in fair value
— Exchange component of change
Net gain (loss) arising from change in
fair value of bonds

Unrealised (loss) gain arising from change in
fair value of derivative financial instruments

Realised gain (loss) arising from change in
fair value of derivative financial instruments

Net loss arising from change in
fair value of derivative financial instruments

Unrealised gain (loss) arising from change in
fair value of investments held-for-trading

Unrealised loss arising from change in
fair value of club and corporate debentures

Realised gain arising from change in
fair value of a club debenture

Net gain (loss) arising from change in
fair value of club and corporate debentures

Other investment (expenses) income, net

Interest income from other financial assets

RE MR

10. REWAFH

mRER AR L EFEZ

SWAE /Al
EHZATFERBTEEZ
BT (8

EH 2 ATERBTELZ
BRI

- ATELH

- ERHHED

52 ATERBMEE
Yz (5 18) B

ITESRMIAZATEZD
ME £ 2 R BB (8 18) ek
ITESRMTIAZAFES
mEE 2 BRI (B518)
TTESRMTAZAFERE
& 2 B84

HEEEZRE Y ATEED
A 2 R BB (8

FRRAFES 2 AFES
Mt 2 RERIEE
CHES 2 ATER
M BB R
SERAAESZ ATES
e o 2 e (B 18) 5 8

HAb & (RSO WAFER

Hib 2 @& E 2 F S WA
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2025 2024
HK$'000 HK$'000
TH&xT FHET
20,703 (12,609)
1,059 867
693 616
22,455 (11,126)
(108) 127

3 (1,773)

(105) (1,646)
14,323 (20,508)
(590) (2,890)
25,630 -
25,040 (2,890)
(149) 158
76,721 56,722
138,285 20,710




11.

12.

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

FINANCE COSTS 11.
Interest on: FE

Bank borrowings RITIEE

Other borrowing HibtgE

Lease liabilities HE&BE
Total interest (Note 39) A B4 (MEE39)
Other finance costs Hi &R

Less: Interest capitalised to investment properties  Ja : B 7t Bl ITE Y E
under construction B2 B

During the year ended 31 December 2025, the Group has
capitalised borrowing costs at a rate of 4.29% (2024: 5.68%)
per annum, amounting to approximately HK$9,950,000 (2024:
HK$21,546,000) on qualifying assets.

OTHER GAINS AND LOSSES 12.
Included in other gains and losses are: Hib e M EESE
Loss on disposal of a subsidiary (note) HE—ME AR EE
Allowance for credit losses recognised MBNEERTFIEL

in respect of advances to associates EEEERERR S
Impairment loss of land and building T RABF ZRER B

Note: During the year ended 31 December 2025, loss on disposal of
a subsidiary arose from the disposal of the entire issued share
capital of Success Nice Investment Limited (“Success Nice"), an
indirect wholly-owned subsidiary of the Company on 16 April
2025 (“Success Nice Disposal”). At the time of disposal, Success
Nice held a club debenture in Hong Kong. Details of the Success
Nice Disposal are set out in Note 37(a).

MEEHN

2025 2024
HK$"000 HK$'000
FH&xT FHET
68,032 216,480
28,355 7,935
1,408 2,764
97,795 227,179
1,028 7,792
98,823 234,971
(9,950) (21,546)
88,873 213,425

REBEE-_ZE_-_AFE+-_A=+—BILtEE
NEBECIRENRL429FE (- ZF M4 : 5.68
B ERATEEREEENM ZIEERAL
9,950,000/ 7t (=& U4 : 21,546,000/

JT) °
Hiplr iz & &8
2025
HK$'000
FHExT
(G (1,178)
5] (a7)

2024
HK$'000
TAT

(100,142)

@)
(4,234)

M REBE_E-_AF+-_A=+—HLHF
B HE—RBARTZERIIKXAR
T-AFMNA+AAHETEREARA
AIFB)(RARz—MEE2EEAK
BRE)Z2MPEETHRA(TERED -
REER  TEREREBZSHEES -
FTEHE 2 FBEERIINHEEI7@) °

“EC-RFER

EABEEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

12. OTHER GAINS AND LOSSES (contd) 12. Htl = R EB @
Note: (Cont'd) Bt : (8)
During the year ended 31 December 2024, loss on disposal of RBE-Z-_MEF+-_A=+—-HIF
a subsidiary arose from the disposal of the entire issued share B HE—MNBARZEBRIKRER =
capital of State Smart Limited (“State Smart"), an indirect wholly- Z_HFNATORLEEAREERLA
owned subsidiary of the Company on 14 August 2024 (“State BB (RARlz —HEE2EEREME
Smart Disposal”). At the time of disposal, State Smart held the RANZEMEEITRA(HALED - 1
property located at 14 St George Street, London, United Kingdom. HER - BRAFA LN EE MBSt George
Details of the State Smart Disposal are set out in Note 37(b). Street 1455 2% - HAHE ZFFI5ET

HKIFE37(b) ©

13. INCOME TAX EXPENSE (CREDIT) 13. RS HiF s (BE)
2025 2024
HK$'000 HK$'000
FERT T
The charge (credit) comprises: X (B ED B E -
Current tax: EHIBOA ¢
Hong Kong Profits Tax EENEH 1,285 1,934
Other than Hong Kong BB R 26,598 17,280
27,883 19,214
Overprovision in prior years: BT FERBERE
Hong Kong Profits Tax BEEBFEH (571) (37)
Other than Hong Kong BAE M @ (7.113) (5,490)
(7.684) (5,527)
Deferred tax (Note 36): RIEHE (M3E36) -
Current year credit NEFHEE (3.656) (29,731)
16,543 (16,044)
Under the two-tiered profits tax rates regime, the first HK$2,000,000 BEMEBHEMAG  AEKREEEESE
of profits of the qualifying group entity will be taxed at 8.25%, and 2,000,0007 7T 2 i F 45 #=2 1 % 8.25% 7R £ -
profits above HK$2,000,000 will be taxed at 16.5%. The profits 382,000,000/ 7T 2 & Al 1§ 2 5 % 16.5%
of group entities not qualifying for the two-tiered profits tax rates AW AMHANEHARG 2 EEETER 2 G
regime are taxed at a flat rate of 16.5% (2024: 16.5%). The PRC FIZH—FH L1650 (=T M4 : 16.5%) =
Enterprise Income Tax for the PRC subsidiaries are calculated at the B o R EIPHE A R 2 B PRI T IR
PRC Enterprise Income Tax rate of 25% (2024: 25%). The Group BEMEHE250(ZFZMF - 25%)5tH o
is subject to tax rate in the United Kingdom at 259% (2024: 25%). NEEREBRIZET E250(=F ZM4F : 25%)
Taxation arising from other jurisdictions is calculated at the rates A o Bt BLARERE B A 2 BIIE T IRB A RDE
prevailing in the relevant jurisdictions. BEZBRITHERE -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

The income tax charge (credit) for the year can be reconciled to the

loss before tax per the consolidated statement of comprehensive

income as follows:

Loss before tax

Tax at the Hong Kong Profits Tax rate of 16.5%

(2024: 16.5%)

Tax effect of share of results of investments

accounted for using the equity method
Tax effect of income not taxable for
tax purposes
Tax effect of expenses not deductible for
tax purposes
Tax effect on accelerated accounting
depreciation over tax depreciation
previously over provided
Utilisation of tax losses
previously not recognised

Tax effect of tax losses not recognised
Overprovision in prior years
Effect of different tax rates of subsidiaries

operating in other jurisdictions

Reversal on deferred tax liabilities

previously recognised

Tax charge (credit) for the year

13. INCOME TAX EXPENSE (CREDIT) (contd)

BRERIER

BRERRIBHTE6.5%
(ZTZMF : 16.5%)
HEZBIE

BN ENRIREZ
REHBETE

MBS BARTMA
ZHBRE

HRBTE A MRS
ZHBRE

BT RERE
ZIMREHTERB
RMBEME BT L

FREAARERZ
mBEE

AERZPBEE
METE

BAFEBBER

HHMFZREREE 2
MBARERZ
TARER &

BEILRIRER
ERFIERE

AREFEHIE S (B E)

13. BB (BE) @

REE 7 BB S (BE) 854 2 EKER
RZBRRIEBEEROT ¢
2025 2024

HK$'000 % HK$'000 %

FHz FET

(371,677) (2,123,964)
(61,327) 16.5 (350,454) 165
21,677 (5.8) 18,344 (0.9)
(64,552) 17.4 (33,959) 1.6
112,030 (30.2) 353,659 (16.7)
3,327 (0.9) 131 -
(4,118) 1.1 (3,506) 0.2
8,090 (2.2) 28,129 (1.3)
(7.684) 2.1 (5,527) 03
9,133 (2.5) 6,854 (0.3)
(33) - (29,715) 1.4
16,543 (4.5) (16,044) 0.8
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

14. LOSS FOR THE YEAR

Loss for the year has been arrived at after

(charging) crediting:

Total staff costs:

Staff costs, including Directors” emoluments

Retirement benefit scheme contributions,

net of forfeited contributions of approximately

HK$325,000 (2024: HK$205,000)

Auditors’ remuneration for audit services:
Auditors of the Company
— Current year
Other auditors
— Current year

— Underprovision in prior years

Auditors’ remuneration for non-audit services:

Auditors of the Company

Depreciation of:
— Property, plant and equipment

— Right-of-use assets

Impairment loss of land and building
Exchange loss, net
Rental expenses from short-term leases

Cost of cosmetics products sold

14. KREEEE

AEFEBRD FRETA

BB A4
EEXRA(BEESTHE)
RREFIEHEMER - 0k

B2 WLk #9325,00078 7T
(ZZT 4 : 205,000/ 7T)

RIS 2 R EE NS
ZN/NSIE 2

- REE

H Atz ZREm

- REE

- BEFERETR

FFIZBIRTS 2 AN
ZAUNSIE Sl

IE
-M%  BERRE
- EREEE

THREFZRERE
BE i 5 185 58
EHEE s HeMx
Bt 2 AR
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RE MR

2025 2024
HK$"000 HK$'000
FH&xT FHET
(115,216) (131,532)
(6,887) (7,778)
(122,103) (139,310)
(2.008) (2,050)
(63) (667)
(79) -
(2,550) 2,717)
(108) (645)
(36,798) (60,718)
(42,385) (45,763)
(79,183) (106,481)
= (4,234)
- (39,438)
(3.255) (3,258)
(a,384) (4,959)




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

14. LOSS FOR THE YEAR (contd)

Loss for the year has been arrived at after

(charging) crediting: (Cont'd)

Share of tax of investments accounted for
using the equity method (included in share of
results of investments accounted for using the
equity method)

— Share of tax expense of associates

Gross proceeds on sales of investments
held-for-trading

Carrying amount of investments
held-for-trading disposed of

Transaction costs on sales of investments

held-for-trading

Gain on sales of investments held-for-trading

included in revenue

Gross rental income from investment properties
Less: Direct operating expenses from
investment properties that generated
rental income during the year
Direct operating expenses from
investment properties that did not

generate rental income during the year

Allowance for credit losses recognised, net
in respect of:
— Advances to associates
— Trade receivables

— Other receivable

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

14. KREEEE®

REFERD FOREA - ()

B A EARKRE ZTHIE
(B A AR EREASR
®EZEE)

— RS R EIBIRR X

HERFEEEZREZ

S SRIRAERE
HEREEEZREZ
ARME(E
HEREEEZREZ

R PR
FABARZHEREEE Z
BB W

REMEHES WA EE
o NFEELAEE
WAZBREME
HEEERX
AERWEELMAS
WA Z B ME
BEEEERX

ATIHB ZEEERRE
R FE
- BB R BIRIR
- BWE SRE
- BB RRIR

2025 2024
HK$'000 HK$'000
Fi FHIT
(8.832) (11,293)
151,363 118,308
(126,009) (102,252)
(292) (168)
25,062 15,888
164,795 204,616
(12,691) (13,949)
(3.280) (14,398)
148,824 176,269
(47) @)
(29) (19)
= (20)
—E-REFR EABxE® 215




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

15. DIRECTORS' EMOLUMENTS

Fees and other emoluments paid or payable to each of the seven

(2024: eight) Directors were as follows:

Mr. Lau, Ming-wai ZeERE
Ms. Chan, Hoi-wan BalEat
Ms. Chan, Lok-wan BaEat
Ms. Amy Lau, Yuk-wai EE4t
Mr. Chan, Kwok-wai BEIE L
Mr. Leung, Yun-fai REELE
Mr. Ma, Tsz-chun BEREE
Ms. Philis Loh, Laiping ~ BBE &+
(note) ()

RE MR

15. EEM <

ENSENTEE(CE_NF : NR)EFZ

Bz REMBMemT
2025 2024
Retirement Retirement
Salaries benefit Salaries benefit
and other scheme and other scheme
Fee emoluments contributions Total Fee  emoluments  contributions Total
ER RUER Hek BIREA
He Hit#e RIS ag ne HipBie HEL:S B
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
T TEL TEL TEL F#L F#r FEL FEL
300 - - 300 300 - - 300
- 100 5 105 - 100 5 105
- 946 82 1,028 - 910 78 988
240 - - 240 240 - - 240
300 - - 300 300 - - 300
300 - - 300 300 - - 300
300 - - 300 300 - - 300
- - - - 134 - - 134
1,440 1,046 87 2,573 1574 1,010 83 2,667

Note: Ms. Phillis Loh, Lai-ping resigned as independent non-executive
Director with effect from 12 June 2024.

No Directors waived any emoluments for the years ended

31 December 2025 and 2024.

Details of material interests of the Directors in transactions,

arrangements or contracts entered into by subsidiaries of the

Company are disclosed in the section headed "Directors’ Report” of

this annual report.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

16. EMPLOYEES' EMOLUMENTS

(a)

(b)

Five highest paid individuals

Of the five individuals with the highest emoluments in the
Group, none (2024: none) was a Director. The emoluments

of the five (2024: five) individuals were as follows:

Salaries and other benefits e RHEAER

Retirement benefit scheme contributions

The emoluments of the five (2024: five) individuals were

within the following bands:

16. EEM<E

(a)

EEREHMAL

REBRESEHEALTH  BTECT
“FEEE o AR(ZE-MNF
ABA)ERALZBIET ¢

2025 2024
HK$'000 HK$'000
FTEx TAT
9,768 9,871
853 874
10,621 10,745

ZRhH(CETMFE BB ENALZ
MEemEEmT

Number of employees

EBEAE
2025 2024
HK$1,500,001 — HK$2,000,000 1,500,001 7T — 2,000,0005 7T 1 1
HK$2,000,001 — HK$2,500,000 2,000,001 7T — 2,500,000/ 7T 4 4

During the years ended 31 December 2025 and 2024, no
emoluments were paid by the Group to the five highest paid
individuals, or Director, as an inducement to join or upon

joining the Group or as compensation for loss of office.

Emoluments of senior management

The emolument(s) of two (2024: one) senior management
(profiles are included in the section headed “Profiles of
Senior Executives” of this annual report) have (has) been
disclosed in the five highest paid individuals (Note 16(a)),
while the emolument of the remaining one (2024: one)
senior management was within the band of HK$1,500,001 to
HK$2,000,000.

(b)

REBE_Z_AFR-_ZT_NF+=A
=St—BUEEEA - AEEHESRS
AR £ B SR 7 AN AN 5k (B R sl 1 A
BEEmMRZIEGm A THES
ZEEME -

EREEBZHMS

ME(CE_WF  —R)EREERE (B
NERAFRZIEBBITHRABEEN
—HR)ZHEEINNERESHEMA
T(MaE16(@)) A - MAH—R(ZF=
MFE: —B)SREBEZHSBER
1,500,001 # 7T % 2,000,000/ 7T °

“EC-RFER
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For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

17. DIVIDENDS 17. BRE
2025 2024
HK$'000 HK$'000
FET FHET
(a)  Final dividend for 2024 paid on @ R-E-_AF ATHBKHN
10 June 2025 of HK3 cents 2 ZEZMFERKRE
(2023: nil) per share BRIBW(CZTE==F : #) 57,229 -
(b) Interim dividend for 2025 paid on by RZEZRAFAANBBEIRN
9 September 2025 of HK1 cent ZZE_RFFREKRE
(2024: nil) per share FRIUBLCZEZNE - 8) 19,076 -
Total dividends paid BIR{IR 485 76,305 -
No final dividend for the year ended 31 December 2025 (2024: EER I ERKNBE_Z-_AF+-A=+
HK3 cents per share) has been recommended by the board of —BHIEFEZRERE(CZZNEFE - 8K3E
Directors. fill) o
18. LOSS PER SHARE 18. BREE
The calculation of the basic and diluted loss per share attributable to RATHAANEL 2 BREARREEHETIR
owners of the Company is based on the following data: BUATEURAE
2025 2024
HK$°000 HK$'000
FHET FHET
Loss: B
Loss for the purposes of basic and STEERERREEEE
diluted loss per share pd) |
Loss for the year attributable to RARIEB AEM
owners of the Company REFZEE (388,499) (2,108,331)
Number of shares
R EE
2025 2024
Number of shares: D& B -
Weighted average number of ordinary shares for T EEGIREAR R #EEiE 2
the purposes of basic and diluted loss per share & 38 % hniE S 5 & 1,907,619,079 1,907,619,079
Diluted loss per share for the years ended 31 December 2025 and BHE_Z-_RER-_Z_NF+_A=+—H
2024 were the same as the basic loss per share as there were no IEFE - ARAREEEE Emk 81T
potential ordinary shares of the Company in issue during both years. W mEFE 2 BREEEIERGRERE

1BHRR -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

19. INVESTMENT PROPERTIES

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

Fair value NF¥E
At 1 January 2024 R-ZZ-_MWF—-H—H
Additions NE
Costs incurred for construction FE SRR PTEE A 2 AR
Transfer from property, plant and EEEME BER
equipment (Note 20) A5 (fF5E20)
Exchange adjustments M 5 S B
Decrease in fair value recognised RirE 2 EKE
in the consolidated statement of WERPERZ
comprehensive income NHERD
— realised -B#%
— unrealised - RER
Disposal of a subsidiary & — R E A A
(Note 37(b)) (FF5E37(b))
Disposal (note) & (B EE)
At 31 December 2024 R-EZMF
+=-A=+—8”
Additions NE
Costs incurred for construction PR FTE &£ 2 KR
Transfer to completed properties ER RN
Exchange adjustments M 5 A EE
Decrease in fair value recognised Wiza 2 ERE
in the consolidated statement of WRPHERZ
comprehensive income DA D
— unrealised - REW
Carrying amounts RRIEE
At 31 December 2025 R-ZB-HF
+=ZB=+—H

19. BREWMHE

Properties
Completed under

properties construction Total

RIS EE S k= 4eehYE S HEE

HK$'000 HK$'000 HK$'000

FHET THET THETT

10,071,141 3,886,577 13,957,718

96,719 - 96,719

- 274,498 274,498

65,326 - 65,326
(39,177) (59,158) (98,335)
(77,092) - (77,092)
(1,440,227) (214,457) (1,654,684)
(1,254,162) - (1,254,162)
(1,590,824) - (1,590,824)

5,831,704 3,887,460 9,719,164

4,905 = 4,905

- 228,332 228,332

1,262,191 (1.262,191) -

89,069 205,109 294,178
(232,157) (126,266) (358,423)

6,955,712 2,932,444 9,888,156

Note: On 19 December 2024, an indirect wholly-owned subsidiary
of the Company entered into a sale and purchase agreement
in relation to the disposal of a property located in the United
Kingdom to an independent third party (“Buyer”) at a
consideration of GBP162,000,000 (equivalent to approximately
HK$1,590,824,000) (exclusive of value added tax).

Details of the disposal were set out in the announcement of
the Company dated 19 December 2024 and the circular of the
Company dated 21 January 2025.

Mz RZZE-ME+=-A+hB ARFZ—
MEE2ERENBRARTL—HEEH
FOARARERHE—BNREBRZYET
BuE=FTEH]  KREA162,000,000
HiE (A #1,590,824,000/ 7T) (T8
HER) -

ZHEZHBERINARRABRAR-F
THOEFZATABRZAHARZE R
F-—HA-t+—BHZBXK-

“ECRFFEHR  EABXEE
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For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

19. INVESTMENT PROPERTIES (contd) 19. REVF®

There was no change in valuation techniques used for the fair value
measurement of the Group’s investment properties, as compared
with those in last year, except for a property situated in Hong Kong
changed its valuation technique from residual method to direct

comparison method upon completion of construction.

All of the Group's property interests held under operating leases
to earn rentals or for capital appreciation purposes are measured
using the fair value model and are classified and accounted for as

investment properties.

As at 31 December 2025 and 2024, valuations of investment
properties of the Group in Hong Kong and Mainland China
were carried out by Peak Vision Appraisals Limited (“Peak Vision
Appraisals”) and the investment properties in the United Kingdom
were carried out by LCH (Asia-Pacific) Surveyors Limited ("LCH
(Asia-Pacific)"), both are independent qualified professional property
valuers. The valuers have recent relevant experience in the valuations

of similar properties in the relevant locations.

At the end of the reporting period, the management of the Group
discussed with the independent qualified professional property
valuers about the appropriate valuation techniques and key inputs for

Level 3 fair value measurements.

The valuation reports for the investment properties as at
31 December 2025 and 2024 were signed by the respective
directors of Peak Vision Appraisals and LCH (Asia-Pacific), who are
members of The Hong Kong Institute of Surveyors and/or the Royal
Institution of Chartered Surveyors. The valuations were performed in
accordance with “The HKIS Valuation Standards” published by The
Hong Kong Institute of Surveyors and/or “International Valuation
Standards” published by the International Valuation Standards
Council and/or “The RICS Valuation — Global Standards” published
by the Royal Institution of Chartered Surveyors for both years.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

19. INVESTMENT PROPERTIES (contd)

The fair value of each investment property is individually determined
at the end of each reporting period based on its market value and
by adopting investment method, direct comparison method and/or
residual method, as appropriate. The investment method relying on
the capitalisation of rental income is based upon estimates of future
results and a set of assumptions specific to each property to reflect
its tenancy status. The fair value of each investment property reflects,
among other things, rental income from current term leases, term
yield rate, assumptions about rental income from future reversion
leases in light of current market conditions and reversionary yield
rate. Judgment by the valuers is required to determine the principal
valuation factors, including term yield rate and reversionary yield
rate. Such yield rates were adopted after considering the investment
sentiments and market expectations of properties of similar nature.
Direct comparison method assumes each of these properties is
capable of being sold in its existing state with the benefit of vacant
possession and by making reference to comparable sales evidence as
available in the relevant markets. Combination of direct comparison
method and investment method takes the valuation results of the
direct comparison method and investment method when arriving
at the fair value of the properties. For investment properties under
construction at fair value, their fair values are determined by residual
method by deducting the estimated total outstanding redevelopment
costs and an allowance for developer's risk and profit from the gross

development value of the proposed redevelopment.

19. REWHE

BEREMEZATERERSHRBIEET
B WERHRREE  BERELBERHRIHE
BEEGRERBERATE) MEREE - REET
WEEREES WA - WAH S HEYERKRE
B2 R— RO ERRAKE - ARBRE
MEMR - BEEEMEZ A FERBR(EH
BREBFHOBR A KA - HOHR2
El#H=x - ERBEHHRHRRERHEOMEHE
ERAZBRREFEDHRE - REETEEMHE
H = (BB R 2 [0 3R & [ 18 55 0 3 ) i
AmGEELHE - RIRPEBEHRERED
ERRERFNTSERUTEYE 2B
BERLEEBRRZSMESBUURRRE
ER2RERMS LAIHEBRZHERRE - 5
BRERLBERREZZAHEHMEZRF
B DEEREBERREZRZEESR - 3%
RNFEZHEEREEYMENS - ERFETIA
RHEELIEBNMEERAEE 2FHEREN
BRI ARN 2 ERRABEANBRRE 2 E R
RMBZBFEZREMERE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

19. INVESTMENT PROPERTIES (contd)

19. REWHE

The following tables analysed the investment properties which

are measured at fair value at the end of the reporting period
into the three-level hierarchy as defined in HKFRS 13 “Fair Value

Measurement” which is further elaborated in Note 3.

Recurring fair value
measurements:
Completed properties

Properties under construction

At 31 December 2025

Completed properties

Properties under construction

At 31 December 2024
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EEMEATEIE

BRI
ek ES

R=F=-HF
+=A=+-H

ERE
sk ES

RZT 4
+=—A=+—8

RE MR

TRANBERRARTFEFEZREMEZ
=B RB (EER BBV B MEENFE 135
[RFERE RN E3EE — 5 ) DA -

Fair value Level 1 Level 2 Level 3
A¥E EF—& EF& E=H&
HK$'000 HK$'000 HK$'000 HK$'000
FAT AT FHET FET
6,955,712 - - 6,955,712
2,932,444 - - 2,932,444
9,888,156 - - 9,888,156
5,831,704 - - 5,831,704
3,887,460 - - 3,887,460
9,719,164 - - 9,719,164




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

19. INVESTMENT PROPERTIES (contd)

Details of valuation techniques used and key inputs to valuation on

investment properties which are categorised as Level 3 fair value

measurement at the end of the reporting period are as follows:

Properties held for investment
in Hong Kong
fidEBzRERENE

Properties under construction
in Hong Kong
fRER ERAYE

Properties held for investment
in the United Kingdom
REE 2 HERENE

Properties under construction
in the United Kingdom
i RE 2 BEanE

Properties held for investment
in Mainland China

it E AR 2 B ERENE

Total
&g

Fair value Valuation techniques
fhER
2025 2024
HK$'000 HK$'000
TAn TAL
5,666,950 4651,110  Combination of direct
comparison method and
investment method
EELBERRELZ A0
- 1,184,000  Residual method
NeBEE
1,261,852 1,153,477 Combination of direct
comparison method and
investment method
ERNRERRE R A
2,932,444 2703460  Residual method
FeEEE
26,910 27117 Investment method
RE%
9,888,156 9,719,164

19. REWHE

NMERARDERERDTEAEZREY

Significant
unobservable inputs

EXFTBERE

(1) Reversionary yield;
g

(2) Market rent per square foot; and
FYARZTEEE R

(3) Selling price per square foot
STFR2ER

(1) Selling price per square foot; and
BIRRZEE R
(2) Budgeted construction costs
to be incurred

RELBERERA

(1) Reversionary yield; and
EEORE: |k

(2) Market rent per square foot
FYARZMSES

(1) Budgeted construction costs
to be incurred;
RELCBRERENA

(2) Market rent per square foot;
FYARZHSES

(3) Reversionary yield; and
EHEEHE R

(4) Discount rate
37R

(1) Reversionary yield; and
EEORE: |k

(2) Market rent per square meter
BYARZ TSRS

“EC-RFER

i
KZHERERZEMEEEEEZFIBW
™

Range
§E

3500 to 4.25% (2024: 3.25% to 4.25%)
350BE4.25E

(ZZ-ME : 325EZ4258)
HK$17 to HK$ 184

(2024: HK$14 to HK$180)
7B 18458

(ZZZWF : 14BTZ1805T)
HK$44 to HK$9,261 (2024: HK$44)
A4ETTE961AT

(ZB-ME : 4E7)

N/A (2024: HK$10,203)
TEB(ZEME : 10203%7T)

N/A (2024: HK$298,061,000)
TER(ZZZMF : 298,061,000%7T)

3.90% to 4.25% (2024: 3.90% to 4.50%)
390EZ4.25E

(CZ2-ME : 390EF450E)
GBPS to GBPS (2024: GBP6 to GBP9)
SRETGRE

(CE-MF pRETIEE)

(BP308,514,000

(2024: GBP309,240,000)
308,514,00054

(ZZ M : 309,240,000%5)
GBP4 to GBP7 (2024: GBP4 to GBP7)
AREZTRE

(ZB-ME  4EETTHEE)
3.65% to 5.25% (2024: 3.80% to 5.25%)
365EE5.05E

(ZZ-ME : 380EZ525E)
3.75% (2024: 4.750)
I5E(ZE-ME  4758)

2500 (2024: 2.50%)

250B (ZE =% < 250E)
RVB161 (2024: RMB171)
AREI61(ZE-mE - AREITY)
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For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

19. INVESTMENT PROPERTIES (contd) 19. REVF®

Reversionary yield is the rate taking into account the capitalisation
of potential rental income, nature of the property and prevailing
market conditions. Market rent per square foot/meter is the market
rent and selling price per square foot is the market selling price
taking into account the direct comparable market transactions to the
related properties. Budgeted construction costs to be incurred are
the construction costs to be expended to complete the properties.
Discount rate applied reflects the current market assessments of the

time value of money and the risks specific to the property.

The fair value measurements are negatively correlated to the
reversionary yield, the budgeted construction costs to be incurred
and the discount rate, while positively correlated to the market rent
per square foot/meter and the selling price per square foot.
Relationship of unobservable inputs to fair value:

Higher the reversionary yield, the lower the fair value

Higher the budgeted construction costs to be incurred, the lower

the fair value

Higher the discount rate, the lower the fair value

Higher the market rent, the higher the fair value

Higher the selling price, the higher the fair value

224 CHINESE ESTATES HOLDINGS LIMITED ANNUAL REPORT 2025

EHEEHmETFREERASRAERE - W%
MERERTREHZLE - GFHR K2
misEe IR RBENE TS AT HERLR
RHR[/EZMBEE  MBFHRZEETE
MAAMEZ TS AHEREBRSEHZT
BEE - BEEZEERERAKNTIRTRYE
RE I RERA - TEM R KRR
B g HE R EE R E 2B ERB A -

AFEH RRERERE ALz AERE
RARBRERRL - TRSFAR, K2h
58S REFHR EEAREL -

FABEBEREQFEZREE

WEAZBERERALS - A FE-
&

EREMS - AFEBE

TSRS - AT EEE

EEHR  ATEES



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

19. INVESTMENT PROPERTIES (contd) 19. REYIZE @
Movements of investment properties which are categorised as PHERE—RATEAEZREMERFANZ
Level 3 fair value measurement during the years are as follows: BT
2025 2024
HK$'000 HK$'000
FET FHETT

At 1 January w—R—H 9,719,164 13,957,718
Additions NE 4,905 96,719
Costs incurred for construction REAIFATE A 2 AR 228,332 274,498
Transfer from property, plant and equipment EREME - BREREE

(Note 20) (fF5E20) - 65,326
Exchange adjustments P X R 294,178 (98,335)
Decrease in fair value recognised RG22 ERERE PR

in the consolidated statement of NEERD

comprehensive income

— realised -2 #3f - (77,092)

— unrealised oy ) (358,423) (1,654,684)
Disposal of a subsidiary (Note 37(b)) & — MM E A E (FFEE37(D)) - (1,254,162)
Disposal k= - (1,590,824)
Carrying amounts REE
At 31 December R+=A=+-—H© 9,888,156 9,719,164
There were no transfers into or out of Level 3 fair value REBEZE-_Z_RER-_ZF-_NF+_A=+—
measurement during the years ended 31 December 2025 and HIEFER - B=RRNFEFELEEANE
2024. e
In estimating the fair value of the properties, their current use M MEZATE  MEZEMREERE
equates to the highest and best use of the properties. Tm REERR -
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For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

20. PROPERTY, PLANT AND EQUIPMENT 20. 1% - BERRZE
Leasehold/ Furniture, Yachts and
freehold Leasehold fixtures and motor
land  Buildings improvement equipment vehicles Total
BE/
KAERE HE B -
tit S WEEE RERRHE EEREH ot
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THET T FET FET FET FET
Cost B
At 1 January 2024 RZZZMFE—-F—H 60,017 10,674 157,460 55,002 141,063 424216
Additions B - - 12,831 2,470 - 15,301
Disposals/written off &/ - - (351) (1,115)  (112,002)  (113,468)
Transfer to investment BREERENE
properties (Note 19) (P5E19) (64,802) (10,719) - - - (75,521)
Surplus on revaluation EHB% 5,662 200 - - - 5,862
Exchange adjustments B 5 R (877) (155) (8) (24) - (1,064)
At 31 December 2024 RZEZWF+=A=1—H - - 169,932 56,333 29,061 255,326
Additions AE - - 424 748 2,190 3,362
Disposals/written off HE/ - - - (3,546) (6,633)  (10,179)
Exchange adjustments B i R - - - 36 - 36
At 31 December 2025 R-B-Rf+t-A=t-A - - 170,356 53,571 24,618 248,545
Depreciation and TERAE
impairment
At 1 January 2024 RZZE-NF-A—A 4,445 1,327 97,730 32,371 118,598 254471
Charge for the year KEEWE 114 169 39,133 5,334 15,968 60,718
Elimination upon transfer to B8 =15 & ¥ S A5 41 4
investment properties (HEE19)
(Note 19) (7,370) (2,825) - - - (10,195)
Impairment loss recognised ~ AFEHA 2 REEE
for the year 2,881 1,353 - - - 4,234
Elimination upon HE /MR
disposals/written off - - (220) (655)  (105720)  (106,595)
Exchange adjustments B 5 H B (70) (24) (5) (19) - (118)
At 31 December 2024 RZEZME+ZA=t—H - - 136,638 37,031 28,846 202,515
Charge for the year AEEHE - - 31,879 4,400 519 36,798
Elimination upon HE /R
disposals/written off - - - (3,121) (6,633) (9,754)
Exchange adjustments B 5 H B - - - 21 - 21
At 31 December 2025 RZB-HF+-A=1+—H - - 168,517 38,331 22,732 229,580
Carrying amounts REE
At 31 December 2025 R-Z-1F+=-A=+-H = - 1,839 15,240 1,886 18,965
At 31 December 2024 REZ-PEL—A=+—H - - 33,294 19,302 215 52,811
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B i&mFHIsT
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

21. RIGHT-OF-USE ASSETS AND LEASE 2. FHAREEREEAE

LIABILITIES

The Group leases assets including properties and equipment.
Most of the leases of properties for both years are negotiated for
terms ranging from one to three years while leases of equipment
are negotiated for five years. In determining the length of the
non-cancellable period, the Group applies the definition of a contract
and determines the period for which the contract is enforceable.
Information about leases for which the Group is a lessee is presented

below:

(@) Right-of-use assets

Cost R
At 1 January 2024 and RZZE_MF-A—AK

31 December 2024 —EoMFE+-A=+—H
Additions NE

Written off on expiry of leases 49 21 HA IRy 1l 85

At 31 December 2025 R-ZZB-ZHF+ZA=+—H
Depreciation wE

At 1 January 2024 RZZE_MF—-—H—H
Charge for the year REEHE

At 31 December 2024 RZZEZNF+=—A=+—H
Charge for the year REFE

Elimination upon written off TH 49 2 HAd 55 5 4 3

on expiry of leases

At 31 December 2025 R-E-HF+=-ZHA=+—H
Carrying amounts BRMEE

At 31 December 2025 R-ZE-HF+=-A=+-—H
At 31 December 2024 RZE-_NF+=-A=+—H

AEEAR 2 BERRYERRZME - sLRFD
MENMEFE2HOEHE BRI/ —E=
FoMiRBEZHENCAZBAHRATF - 1
BETAREZES  T~REEAANZIER
NEEGHNITH - BRAKREER/AMEAZ
HEEHZ7/T

(@) FEREEE
Properties Equipment Total
L/ES R B
HK$'000 HK$'000 HK$'000
TET TET TET
128,170 1,944 130,114
93,128 - 93,128
(119,966) - (119,966)
101,332 1,944 103,276
44,151 907 45,058
45,374 389 45,763
89,525 1,296 90,821
41,996 389 42,385
(119,966) - (119,966)
11,555 1,685 13,240
89,777 259 90,036
38,645 648 39,293
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For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

21. RIGHT-OF-USE ASSETS AND LEASE 2. FRAEEEREER AW
LIABILITIES (contd)
(b) Lease liabilities (b) HEEE
2025 2024
HK$'000 HK$'000
FHET FET
Lease liabilities payable within a period of: 7R T3 HREEMNEEERE ¢
Less than one year —F AT 30,392 36,890
More than one year but within two years —FA L ETBRRE 29,956 1,795
More than two years but within five years B4 A _H{B B A F 26,044 -
86,392 38,685
Less: Amounts due within one year W —F AR B2 5RIE (30,392) (36,890)
Amounts due after one year —F1E BB 2 K08 56,000 1,795
The amounts recognised in profit or loss in relation to leases are NEXTEZEEBEE Y 2ERMT 11 %14
disclosed in Notes 11 and 14. NILEE o
The total cash outflow for leases for the year ended 31 December B -—_E-—AF+-_A=+—BIFE BHE
2025 was approximately HK$49,491,000 (2024: HK$52,643,000). ZHReRE B 549,491,000 0 (ZE =

M4 © 52,643,000 7T) °
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B i&mFHIsT
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

22. INTANGIBLE ASSETS 22. BLEE
Trading and
exchange
rights Trademark Total
EERESE EiE Pt ]
HK$'000 HK$'000 HK$'000
FET FHET FET
Cost 2%
At 1 January 2024 and RZTEZMF-A—B R
31 December 2024 —ENF+A=+—H 2,705 14,300 17,005
Disposal/written off el (2,705) - (2,705)
At 31 December 2025 R-EB-HEF+=H=+—H - 14,300 14,300
Amortisation and BERRE
impairment
At 1 January 2024 and RZTEZMF-A—B R
31 December 2024 —EZNF+HA=+—H 2,705 14,300 17,005
Elimination upon disposal/ R B P 8
written off (2,705) - (2,705)
At 31 December 2025 R-ZE-_HEF+=-RA=+—H - 14,300 14,300
Carrying amounts IRTEE
At 31 December 2025 R-E-_HEF+=-RA=+—H - - -
At 31 December 2024 RZEZNF+=ZA=+—H - - -
The above intangible assets have definite useful lives. Such intangible riiEEEEREGRIEFEAFH  WAEHE
assets are amortised on a straight-line basis over five years. BERFHE -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

23. INVESTMENTS ACCOUNTED FOR USING 23. UEREARZRE

THE EQUITY METHOD

Interests in associates: iR NI
Cost of investments in associates B E QTR
— unlisted - 3EETH

Share of post-acquisition profits/losses and
other comprehensive income/expenses,

BB WRAE

net of dividends received

Particulars of the Group's principal associates as at 31 December
2025 are set out in Note 47.

The Company provided corporate guarantees to secure bank
borrowings granted to its associates in prior years. The fair value of
the financial guarantee contract at initial recognition was determined
by an independent qualified professional valuer, and was recognised
as investments accounted for using the equity method and financial
guarantee liabilities in the Group's consolidated statement of financial

position.

The investment properties held by the Group’s principal associates
were revalued as at 31 December 2025 and 2024 by Peak Vision
Appraisals. Peak Vision Appraisals continues to adopt investment
method and/or direct comparison method as the valuation
methodologies for both years. The valuation methods and significant
assumptions applied in determining the fair values of investment

properties are detailed in Note 19.

All of the associates are accounted for using the equity method in

these consolidated financial statements.

The information below reflects the amounts presented in the
unaudited financial statements of associates which were prepared
in accordance with HKFRS Accounting Standards adjusted for the
differences arising from accounting policies and different financial

year-end dates between the Group and the associates, if any.
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BOWERRT,BER
Hih2mEas X H

2025 2024
HK$'000 HK$'000
TR TET
283,928 283,928
1,407,897 1,578,159
1,691,825 1,862,087
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

23. INVESTMENTS ACCOUNTED FOR USING

THE EQUITY METHOD (contd)

Interests in associates

The summarised financial information in respect of the Group's

material associate, Finedale Industries Limited, is set out below:

Finedale Industries Limited

Non-current assets
Current assets

Current liabilities

Net assets

Revenue

Loss for the year

Total comprehensive expenses for the year

Reconciliation of the summarised financial
information presented to the carrying amount
of its interest in the associate:

Net assets at 1 January
Total comprehensive expenses for the year

Dividends declared

Net assets at 31 December

Interest held by the Group

Group's interest in the associate and

the carrying amount

Dividends received from the associate

during the year

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

BEQ

EHBEEERAT
2025 2024
HK$'000 HK$'000
F@&xT FHET
EmBEE 3,046,000 3,473,000
MENEE 141,134 133,711
mEaE (79.556) (80,906)
BEFE 3,107,578 3,525,805
WA 120,339 130,879
REEEIE (313,237) (254,296)
AEEEEI LB (313,237) (254,296)
B N B i o 2 PR B (B B
AR EHER
R—A—BZEEFE 3,525,805 3,885,091
REEE2EZ P AHE (313,237) (254,296)
IR B (104,990) (104,990)
R+_BA=+—HRZEEFE 3,107,578 3,525,805
AEERFH 2 ER 33.33% 33.3300p
AEERZBE AR Z
R EREE 1,035,860 1,175,269
RAFEERZBE AR Z
s 34,996 34,997
—E-REER  EABxEE 231
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

23. INVESTMENTS ACCOUNTED FOR USING 23. UERZEARZERE®
THE EQUITY METHOD (contd)

Interests in associates (Cont'd) e ATER(E)
Aggregate financial information of associates that are not individually BRIFEE R AR IEAR A
material:
2025 2024
HK$°000 HK$'000
FHET TET
Group's share of results for the year AEERNAFEESA (26,961) (26,409)
Group's share of other comprehensive REBEBORFE
income (expenses) for the year Hip 2w () 7,233 (5,641)
Group's share of total comprehensive expenses K& B # AN FfE
for the year FEX L1B%E (19,728) (32,050)
Group's aggregate interests in these associates REBERZEHERT 2
and the carrying amounts AR M AREE 655,965 686,818
Dividends received from an associate REAFEEW—MBERF 2
during the year [5:85) 11,125 22,250
24. ADVANCES TO ASSOCIATES 24. BBE QX RRE
2025 2024
HK$'000 HK$'000
FTET FET
Interest-bearing advance to an associate B — S AR 2T BIE 46,710 46,582
Interest-free advances to associates BBE N R 2 R EIE 13,154 12,750
59,864 59,332
The advances to associates are unsecured. The Group will not ATEE AN T2 TE T EE A o AEEREES
demand for repayment within one year from the end of the reporting REREHREE —FENEERIE - WERER
period and the amounts are therefore shown as non-current. ESVEIEREHE - D —RBE AT 258
The interest-bearing advance to an associate bears interest at the HIF SR Y TIBEER KA -

prevailing market rate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

25. FINANCIAL ASSETS MEASURED AT FAIR
VALUE THROUGH PROFIT OR LOSS

25. BiREBmUARRAFEFELZ

THEE

2025 2024
HK$'000 HK$'000
FExT FHT
Investments held-for-trading (note (i)) BIEEE 215 E (H:EG)) 115,607 128,166
Bonds (note (ii)) (EeiE0) 301,842 237,385
Derivative financial instruments (note (iii)) PTHE S BT A (REEGi)) 38 127
Club and corporate debentures (note (iv)) e# R ARESHFY)) 51,740 54,280
469,227 419,958

Analysed for reporting purpose as: TEREREZ AT :
Non-current FERBIME 51,740 54,315
Current mEE 417,487 365,643
469,227 419,958

As at 31 December 2025, the aggregate carrying amount of
investments held-for-trading and bonds was approximately
HK$417,449,000 (2024: HK$365,551,000), including investments
held-for-trading and bonds with aggregate carrying amount of
approximately HK$23,031,000 (2024: HK$12,987,000) which were
available to be loaned to financial institution for earning lending fee
income and the same or substantially the same securities would
be returned to the Group, pursuant to the terms and conditions
contained in the securities pooled lending agreements, of which
investments held-for-trading of approximately HK$4,075,000 (2024:
HK$7,101,000) were on loan at the end of the reporting period.

MN-_E-_RAFE+_A=+—8  HEEEZ
HERES 2 REERELN 417,449,000
JTL(ZZF P4 : 365,551,000/87T) © &H K
E{ERREA /23,031,000 L (ZF ZHF :
12,987,000 T) 2 IHEEEZREREHFR
TRIE R B A8 B T 2 IR AR TS
HETEEEARNEERRA  MzEHF
IABEFRBLFREHETAEE - RS
X EPEEHZRHEEECREZEEE
#9/54,075,0008 L (ZZF =M% : 7,101,000
L) o
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B & Rk Mok

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

25. FINANCIAL ASSETS MEASURED AT FAIR
VALUE THROUGH PROFIT OR LOSS (contd)

Notes:

(i)  The investments held-for-trading comprised equity securities
listed in Hong Kong or elsewhere. As at 31 December 2025,
carrying amount of approximately HK$115,459,000 (2024:
HK$127,073,000) were traded in active markets and their fair
values were determined based on the quoted market bid prices
available on the respective stock exchanges in Hong Kong or
elsewhere. The remaining with carrying amount of approximately
HK$148,000 (2024: HK$1,093,000) was suspended trading
listed equity securities which were measured at fair value with
reference to valuation carried out by an independent qualified
professional valuer, details of the fair value measurements are
disclosed in Note 5(c).

(i)  The bonds denominated in US$ include zero coupon bonds
and the remaining bonds carry interests at fixed rates ranging
from 2.500% to 7.000% (2024: 2.500% to 7.250%) per
annum (excluding those defaulted bonds and/or bond issuer
under winding up), of which bonds with notional amount of
US$26,737,964 (2024: US$22,123,333) are callable. The bonds
denominated in GBP carry interests at fixed rates ranging from
5.000% to 7.500% (2024: 5.125% to 7.500%) per annum and
are callable.

The listed bonds are traded in active market and stated at fair
values at the end of the reporting period. Their fair values are
determined with reference to market bid prices quoted by financial
institutions and brokers.

The maturity dates of the bonds with material carrying amounts
denominated in US$ and GBP are as follows:

Notional amount Maturity
US$25,800,000 Perpetual
GBP11,000,000 Perpetual

(i) The derivative financial instruments represent foreign exchange
forward contracts, which are measured at fair value with reference
to valuation carried out by an independent qualified professional
valuer, details of the fair value measurements are disclosed in
Note 5(c).

(iv)  The club and corporate debentures are stated at fair values at the
end of the reporting period. Details of the fair value measurements
are disclosed in Note 5(c).

Included in non-current assets, there are financial assets measured at
FVTPL of approximately HK$51,740,000 (2024: HK$54,315,000).
They are included in non-current assets according to their intended

holding periods.
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25. BBERUNMAFLENEZ
ERMEE®

P& -

() BEEBSZRERSHRESHMibE
MZBRAFS R_ZE-_RAF+_A=+
—H  BREE4 41154590008t (=%
Z P 1 127,073,000 )N EER 2
MHEE - ,\L\:FTEETQ%C/’E&/H\'@WIH:H
HEAZESRZMZTHBE AREME
TE o R NEEMEX A148,0008 (= ZF =
PO : 1,093,0008 0) 2 EHEEE MR
RFEHZRA ?Eﬁr;)}%%ﬁaﬁi A%
EEMEMET 2 HE RFEFEZF
BERMES(QRIEE -

(i) UETHEZEHFBREZBEHFRHTZ
BEHRETEFFENT2. soofi7ooof
—E P4 2500EE7.2508) 5T B (N
BECEORNEHFEITALETEE
ZEFH)  ERBRESRER26,737,964%
TT(ZT V4 £ 22,123,333FE ) 2 &H
HTF@ AR EEFHE 2 EH IR EE FF

RN F5000EE7.500F (-F U4 :
5.125B £ 7.500F) © K AAED -

EHEFRRBERZTSEEE  R@E
HIRARFEIER - BH2AFEDRE
SRBENER TS EAREBERE -

NETRESEFETAEAEEREZES
ZEHAMT

AREH R
25,800,000 7T KA
11,000,000 8% KA

(i) PTESBMIADEIINERRELN  HATF
Tﬁufg)}“%mﬁj BREXEGEME
TZEE - AFEFEZFBEE RN
5(C)NHKER °

RHREHR  GREAREFARFET
o AFEAEBZFBEDRIMES QR

o

)

//

i

FEMDEETRERBIBREARBRATER
EZEMEELBS1,740,0008 (= =W
% :54,315,000/87T) - RIBERFZHERFE
HfmEt AFEREVEE ©



26.

27.

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

FINANCIAL ASSETS MEASURED
AT FAIR VALUE THROUGH OTHER
COMPREHENSIVE INCOME

Unlisted equity securities I IR ATE 7

As at 31 December 2025, the carrying amount mainly comprised
investments in a property investment in Hong Kong of approximately
HK$66,144,000 (2024: HK$72,126,000) and a property
development project in Hong Kong of approximately HK$44,011,000
(2024: HK$43,773,000).

For unlisted equity securities measured at fair value, details of the fair

value measurements are disclosed in Note 5(c).

The financial assets measured at FVTOCI are included in non-current

assets according to their intended holding periods.

ADVANCES TO INVESTEE COMPANIES

26. BB H M WS R R AT

EHFfEZERMEE

2025
HK$’000
FTEx

122,752

2024
HK$'000
TAT

138,522

RZZE-_RAF+-_A=+—0 FEETEAH
RER—IBURE B ZIREY£466,144,000
BIT(ZZ MU ¢ 72,126,000/ 70) LA K — 18
UREBZYWEERIEE#44,011,000% 7T
(ZZ -4 : 43,773,000 7T) °

AR FEAEZIFLTRAFSME » BF
BFFEZFBERMESQOREKE -

BBEASANSIRRATENEY S WA
EREEE BERARMTAERDEE -

27. B EZRE N TFIE

2025 2024

HK$'000 HK$'000

Tz FHET

Interest-bearing advance to an investee company B —EE X IR E R B ZF B RE 393,381 338,765
Interest-free advances to investee companies BB ENR 2R BEHIE 22,396 70,942
415,777 409,707

The advances to investee companies are unsecured. As at
31 December 2025, except for amount(s) of approximately
HK$8,205,000 (2024: HK$64,017,000) which was (were) expected
to be recovered within one year and was (were) shown as current,
the Group would not demand for repayment for the remaining
amounts within one year from the end of the reporting period and

the amounts were therefore shown as non-current.

BNEZBERARFEBENERR - R -Hh
F+ZA=1+—H  KR&5# 8205000/ T
(ZZ VU4 : 64,017,000/ 7T) FBHAAT R —4F
A E RIERENEE - REBAEERKN®
HHREBH—FAEERTRIE - BAEZEK

EHEIEREBIEE -

“EC-RFER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

28. OTHER FINANCIAL ASSETS

(@) Pledged deposits

The amounts represent deposits pledged to banks and
financial institution to secure credit facilities granted
to the Group. Deposits amounting to approximately
HK$1,506,687,000 (2024: HK$1,008,194,000) have been
pledged to secure short-term borrowings and are therefore
classified as current assets. The remaining deposit amounting
to HK$12,420,000 (2024: HK$28,980,000) has been pledged
to secure long-term borrowings and is therefore classified as

non-current asset.

The pledged deposits carry interest at prevailing market
deposit rates. The pledged deposits will be released upon the

repayment of relevant borrowings.

(b) Securities trading receivables and deposits

Securities trading receivables and deposits are mainly amounts

due from clearing house, brokers and clients.

() Time deposits, bank balances and cash

The time deposits and certain bank balances carry interest at
prevailing market deposit rates. As at 31 December 2025 and
2024, all of the time deposits had original maturity not greater
than three months. The Group does not hold collateral over

the deposit balances.

29. STOCK OF PROPERTIES

As at 31 December 2025 and 2024, all of the stock of properties
were completed properties and the Directors reviewed the carrying
amounts of the completed properties with reference to prevailing
market conditions and the estimated selling prices provided by Peak

Vision Appraisals.
During the years ended 31 December 2025 and 2024, no write-

down of completed properties was recognised in the consolidated

statement of comprehensive income.
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30. INVENTORIES

31.

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

Finished goods EK
Raw materials FRH R

All inventories were stated at the lower of cost and net realisable

value.

DEBTORS, DEPOSITS, OTHER
RECEIVABLES AND PREPAYMENTS

Trade receivables JEWE 5 8R1E
Less: Allowance for credit losses W EEEEERE
Deposits and prepayments e RIERFIE
Interest receivables from bonds &5 2 EUFLE

(net of allowance for credit losses) (R EEFEERB)
Other receivables Hh fE s R IE

Included in debtors, deposits, other receivables and prepayments
are trade receivables of approximately HK$10,181,000 (2024:
HK$11,324,000), which comprised rental and building management
fee receivables billed in advance and settlements from tenants which
are expected upon receipts of billings and receivables from property

management services and cosmetics business.

30. &

2025 2024
HK$'000 HK$'000
THERT FHET
1,891 4177
510 473
2,401 4,650

FrE TSR A R A 2R FERE hRIEET

BE o

31. BARIE - & - HMaEWER

=,
HEENKIE
2025 2024
HK$'000 HK$'000
FHERT FHEIT
10,233 11,347
(52) (23)
10,181 11,324
41,751 40,762
4,610 4,964
85,695 107,927
142,237 164,977

FEUERIE - 2 e - HaEWREB RBEMNZER
EEIE HBRTEA910,181,000/8 L (ZF =Y
1 11,324,000/8 7T) - B +E 78 5% & M 78 A
HPERKIIERES N2 BKES REFE
BE  URKREMEEERBREABELZ

EUARIA ©
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

31. DEBTORS, DEPOSITS, OTHER
RECEIVABLES AND PREPAYMENTS (contd)

The carrying amounts of trade receivables (net of allowance for credit

losses) of the Group's major businesses are as follows:

Rental receivables from property leasing

Receivables from building and

property management services

Receivables from cosmetics business

fEUBR IR

feram 7% 2 AR IR

The Group maintains a defined credit policy to assess the credit

quality of each counterparty. The collection is closely monitored to

minimise any credit risk associated with these trade receivables.

Rental and building management fee in respect of leased properties

are payable in advance by the tenants. Other trade debtors settle

their accounts according to the payment terms as stated in the

respective contracts.

The following is the aged analysis of trade receivables (net of

allowance for credit losses), presented based on the respective

revenue recognition dates, at the end of the reporting period:

0 — 30 days
31 - 60 days
61 — 90 days

Over 90 days
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31. BWERIR - &< - HEWER

HREASRE®

AEEFEXBREEZREMREEER
BB < REEWT

2025 2024
HK$'000 HK$'000
FTEx TAT
2,954 5,128
5,481 4,368
1,746 1,828
10,181 11,324

AEECHFTREZEEBER  UFEERS
TTRIEEEER - AEEBYERBEZER - B
REEBREZSEVESRBRBEZEER
%o HEMEZHEREFTERBEARELE
XAt o BB HEBARBER & # A58
ZIBRIEFBRBEREA °

BEBREERA 2 BRARAZ25| 2 BKE 5HR1E
(MR EEBRREBNREHRZRE DTN
T

2025 2024
HK$'000 HK$'000
TET FET
3,688 5,666
2,764 1,752
466 821
3,263 3,085
10,181 11,324




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

31. DEBTORS, DEPOSITS, OTHER 31. BWERIR - &< - HEWER
RECEIVABLES AND PREPAYMENTS (Contd) BERENREw
The following is the aged analysis of trade receivables which are past BAfEREREERE SREZREKRDT
due but not impaired: U
2025 2024
HK$'000 HK$'000
FET T
0 — 30 days TE=+H 5,204 6,538
31 - 60 days =+—HZNRTH 357 422
61 — 90 days AT—BZENATH - 107
Over 90 days N+BMRE 3,181 2,978
8,742 10,045
Movement in the allowance for credit losses: EEEERE
2025 2024
HK$'000 HK$'000
FHET FHET
At 1 January w—H—8 23 4
Reversal of allowance for credit losses recognised ~ #tIEULE 5 BRIEFER A [ 2
in respect of trade receivables EEEBERE (3) -
Allowance for credit losses recognised MENE 5 RIERR
in respect of trade receivables EEEIERE 32 19
At 31 December R+t=HA=+—H 52 23
For those past due but not impaired receivables, although the Group MEBEBERWREEBKRIENS - AR
does not hold any collateral as security, the Group has assessed the SEYEFBEMERRIERRF  AEEEH
creditworthiness, past payment history and substantial settlement HEE BABFEHBEARSHAREZEE
after the end of the reporting period, and considers that the amounts EREH AL - URRZEHANAIKE - &
are still recoverable and no further credit provision is required in BIEE— P (ENEEBEER 2EERE -

excess of allowance for credit losses.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

31.

32.

DEBTORS, DEPOSITS, OTHER
RECEIVABLES AND PREPAYMENTS (contd)

Out of the past due balances, trade receivables over 90 days
comprise mainly rental and building management fee receivables
of approximately HK$2,541,000 (2024: HK$2,644,000), which
are sufficiently covered by rental and/or building management fee
deposits received from the respective tenants, and no allowance is

required for these receivables under the Group's allowance policy.

Trade receivables which are neither overdue nor impaired are in

good quality.
CREDITORS AND ACCRUALS

Included in creditors and accruals are trade payables of approximately
HK$523,000 (2024: HK$632,000).

The following is the aged analysis of trade payables, presented based

on the invoice date, at the end of the reporting period:

FEA+A
ATERE

0 - 90 days
Over 90 days

As at 31 December 2024, creditors and accruals included value
added tax payable of approximately GBP32,400,000 (equivalent to
approximately HK$315,647,000) received from the Buyer in relation
to disposal of a property in the United Kingdom. During the year
ended 31 December 2025, the value added tax payable was fully
paid.
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31.

32.

RE MR

FEWERIE - #£& - HiEWER
HREASRE®

REBH 2 EHRT  BBALTHZERE
SEEITERERERESAEFEREY
2,541,000 7T (ZZF =04 : 2,644,000/ 7T)
(ERUEUMRAEBERE 2 Ae R HIEFE
BERSARE)  REBAEE 2 BHEHECR
BARZERWARIEIE L B -

BB IR R IR B EY BER
4 -

FEAS BRIE I JE T 7RI

ENEBELEAZEREENESEARY
523,000/ 7C(ZZ U4 : 632,000/87T) °

REBEEZEH2T| 2 RNESRBNHRE R
ZIREEDHTIAT ¢

2025 2024
HK$'000 HK$'000
FTEx TAT
298 183
225 449
523 632

RZE-—NF+=-A=+—8 " ERNEEK
EFTHEeEREE —BREAYERE T
B 2 JE TS {E FE 432,400,000 5 88 (FRE R 49
315,647,000/87C) - REE_T_HF+_-H
=+ —HIFE  ZEMEEREEEZA -



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

33. BORROWINGS 33. BE
2025 2024
HK$'000 HK$'000
FET T
Secured bank borrowings repayable within BN T 5 BAEMEE 2 B R
a period of (note): IRITIEE (i) -
Less than one year —F AT 1,328,358 926,302
More than one year but within two years —FA L ETBRRE 380,880 891,804
More than two years but within five years MEL BT EBERF - 380,880
Total secured bank borrowings BERMETEERRE 1,709,238 2,198,986
Other secured borrowing repayable ARERIRN—FANEERZ
on demand or within one year EmHIRBEE 679,769 729,472
Total secured bank and other borrowings BIEMIRIT R AMIEE RS 2,389,007 2,928,458
Less: Amounts due within one year W —F AR 5RIE (2,008,127) (1,655,774)
Amounts due after one year —F 1R B H 2 FIE 380,880 1,272,684
Note: The amounts due are based on scheduled repayment dates as set M ZEIN @FRERMREPHI 2 FEE
out in the loan agreements. ERBEH -
The bank borrowings denominated in HK$ are variable-rate UETRHEZ RITRERFEEE - FH/%IR
borrowings which carry interest ranging from HIBOR plus 0.65% BERITRAZEFREM0.65EE0.95F(ZF =
to 0.95% (2024: ranging from HIBOR plus 0.90% to 1.30%) per M4 FBERITAZERLM0.90EE1.30E)
annum. HE -
The bank borrowing denominated in GBP is variable-rate borrowing R-E-_RAFER-ZZF-_NF+_A=+—H"
which carries interest at compounded reference rate plus 1.62% per NEFEHECRITEBERZIEEE  FMER
annum as at 31 December 2025 and 2024. EWEBENEN .2EFE -
The other borrowing denominated in HK$ from financial institution is RZZE-_RAFAR-_FE-_NF+=_A=+—H"
variable-rate borrowing which carries interest at cost of funds of the KESREBNBETEZ HMBEERY S
financial institution plus 0.35% per annum as at 31 December 2025 BE  FAERRSRMBEEE S AIN0.35E
and 2024. 8o
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For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

33. BORROWINGS (contd) 35. fBE®
The Group's borrowing that is denominated in currency other than REBUATUINEEE 2 BEEHFNAT -
HK$ is set out below:
2025 2024
HK$'000 HK$'000
FTET FHETT
GBP Rk 511,798 485,486
As at 31 December 2025 and 2024, all borrowings were guaranteed RZZE-_RERZZ-_NF+_A=+—H"
by the Company and/or subsidiaries of the Company. RAR R/ IARB 2B RBEREREE
TEHHELR -
In respect of bank borrowings with carrying amount of approximately RZZZRF+ZA=+—8B REAELHA
HK$1,197,440,000 (2024: HK$2,198,986,000) as at 31 December 1,197,440,0007% 7L (= Z ~FU4F : 2,198,986,000
2025, the Group is required to comply with respective financial BT ZIRITIEE - EEEMEBEENHFER
covenants in relation to the Group's consolidated tangible net worth Bk HREEEHKRER  AEEEETH
shall not be less than certain threshold throughout the continuance BASEGRABAREEFENMS O NETRE
of the relevant borrowings and/or as long as the borrowings ZBRE c REBARERSHE BB
are outstanding. The Group has complied with these covenants RERH o
throughout the reporting period.
34. SHARE CAPITAL 34. |
Movement in the share capital of the Company during the years is as KRB ZBRARFERN 2 T
follows:
Number of shares Share capital
RGEE LN
2025 2024 2025 2024
HK$'000 HK$'000
FHET FHETT
Ordinary shares of FRRMEE010E T
HK$0.10 each R
Authorised: EEA
At 1 January and R—A—Bk
31 December +=—A=+—H 5,000,000,000 5,000,000,000 500,000 500,000
Issued and fully paid: BT R
At 1 January and R—A—RBk
31 December +=—A=+—~H 1,907,619,079 1,907,619,079 190,762 190,762
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For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

35. AMOUNTS DUE TO ASSOCIATES, 35. REBENT - EZREAQT
INVESTEE COMPANIES AND KRR R KA
NON-CONTROLLING SHAREHOLDERS
The amounts due to associates, investee companies and non- REWENT  BEXRERNFRIFERBRERK
controlling shareholders are unsecured and interest-free. The Iﬁtﬁﬁﬂﬁ#ﬁ&%ﬁ c REMENT  BXE
associates, investee companies and non-controlling shareholders UNGIDSE =AY i & Ny = i=d =
will not demand for repayment within one year from the end of —iﬁﬂ@?ﬁ%’ﬂlﬁ M ZEFIASIEIER BT
the reporting period and the amounts are therefore shown as non- £
current.

36. DEFERRED TAXATION 36. IEIEBIIE
The following is the major deferred tax liabilities provided (assets J«XT?%ZK% B RS B R A RS A
recognised) by the Group and movements thereon during the BIERIBEE B o BB (BEZER) RELZ
current and prior reporting periods: @J :

Accelerated
Investment tax
properties depreciation Tax losses Total
REWE MNERBERE BREER k]
HK$'000 HK$'000 HK$'000 HK$'000
FET FET FHET T

At 1 January 2024 R-T-pm&E—[—A 29,469 49,547 (19,700) 59,316
Exchange adjustments M 54, 38 % - (614) 37 (577)
Charged (credited) to RirE 2 EREREF

the consolidated statement &GN

of comprehensive income (FiF5E13)

(Note 13) 545 (29,124) (1,152) (29,731)
At 31 December 2024 R-ZEZMEF

+=A=+-A 30,014 19,809 (20,815) 29,008

Exchange adjustments b H A% - 1,366 (85) 1,281
Charged (credited) to RirE2ERERKT

the consolidated statement e GEEA)

of comprehensive income (PFiF&E13)

(Note 13) 718 (53) (a,321) (3.656)
At 31 December 2025 R-B-HF

+=ZA=+—H 30,732 21,122 (25.221) 26,633
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36.

37.

DEFERRED TAXATION (contd)

At the end of the reporting period, the Group had the following
major unrecognised deferred tax assets which were not recognised

due to the unpredictability of the future profit streams.

IR IASTE
BRI

Accelerated tax depreciation

Tax losses

As at 31 December 2025, the Group's major unrecognised tax losses
of approximately HK$3,611,522,000 (2024: HK$3,602,487,000)
may be carried forward indefinitely and subject to the confirmation

from the relevant tax authority.

DISPOSAL OF A SUBSIDIARY

(@) Success Nice Disposal

On 7 April 2025, the Group entered into a sale and purchase
agreement with an independent third party in relation to

disposal of the entire issued share capital of Success Nice.

The Success Nice Disposal was completed on 16 April 2025 at
an aggregate consideration of approximately HK$27,588,000,
which included sale of the entire issued share capital of
Success Nice and assignment of the amount due to the
Group of approximately HK$22,081,000 and approximately
HK$5,507,000 respectively.

The transfer of control over Success Nice has been completed
on 16 April 2025.

Upon completion, Success Nice ceased to be a subsidiary of
the Company and its financial results and assets were ceased

to be consolidated with those of the Group.
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36. IR E @)

KGR - A E d 70 2 ATERL R SR NI

RERUT ZEERERBELERIBEE ©
2025 2024
HK$'000 HK$'000
FH&xT FET
(2,874) (22)
(595,901) (594,410)
(598,775) (594,432)

R-ZZF-_RAF+ZA=+—8 AEEZEE
KRR Z T E18493,611,522,0008 L (=%
Z U4 ¢ 3,602,487,0005 7T) 7] £EFR HA AR EE
WA SRR o

37.

(@)

HE — B E

SEHE

R-ZE-_HFEMNALR  AEFHEFT
%EH?&%E@&E#EZ% BB BT

ETLEEJ@J)Q# °

%

BEHEER T -_RAFWMA+H=E
ﬁfc C BRER27, 588,000;%%575 CEAE
REETEZ2HEHTRAREER
BAREEFIAS 5I14)22,081,000% 7T &
#95,507,000/8 7T °

FEZEHEBBEA T HFM A
+RBERER -

Big - TEETEREARARZME
CMEMBEEAREETHIHAR
ZEBMBRERA -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

37. DISPOSAL OF A SUBSIDIARY (contd) 37. HE— BB AR @
(@) Success Nice Disposal (Cont'd) (a) SEHE®HE)
2025
HK$"000
TET
The net assets of Success Nice as at the date of disposal ~ SFERHEBHZEEFENT !
were as follows:
Financial asset measured at fair value through profitorloss ~ BiBIEHURM AT EFEr oRHEE 27,580
Prepayment TR EIE 8
Amount due to the Group REAREEFKIE (5.507)
Net assets disposed of HEEEFE 22,081
Sale of amount due to the Group HEXRBREERIE 5,507
Loss on disposal of a subsidiary HE BB AR EE (1,178)
26,410
Satisfied by: P IESEN
Cash consideration RERE 27,588
Expenses incurred for disposal HEMEEL X (1,178)
26,410
Net cash inflow arising from disposal: HEREE ZRERAIFE
Cash consideration RERE 27,588
Expenses incurred for disposal HEMRES 2 (1,178)
26,410
The loss on the Success Nice Disposal was included in other FTEHEZEREG AGZE 2 ERE®R
gains and losses (Note 12) in the consolidated statement of =2 B e R AEEERE12) A -

comprehensive income.
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37. DISPOSAL OF A SUBSIDIARY (contd)

(b)

State Smart Disposal

On 14 August 2024, Capital Castle Global Limited (“Capital
Castle”), an indirect wholly-owned subsidiary of the Company;
and Oval Gymkhana Holdco Limited (“Oval”), which is an
independent third party, entered into a sale and purchase
agreement, pursuant to which Capital Castle agreed to sell and
Oval agreed to acquire the entire issued share capital of State
Smart.

Completion of the State Smart Disposal took place
immediately after signing of the sale and purchase agreement.
At completion, Oval repaid on behalf of State Smart its bank
debt (including principal, interest and related fees) (“Bank
Debt") of approximately GBP22,920,000 (equivalent to
approximately HK$229,964,000) and amount due to the
Group of approximately GBP96,415,000 (equivalent to
approximately HK$967,360,000) to its respective creditors.
The consideration for sale share amounted to approximately
GBP6,198,000 (equivalent to approximately HK$62,191,000).

The transfer of control over State Smart was completed on
14 August 2024.

Upon completion, State Smart ceased to be a subsidiary of the
Company and its financial results, assets and liabilities were

ceased to be consolidated with those of the Group.

Details of the State Smart Disposal were set out in the
announcement of the Company dated 15 August 2024 and
the circular of the Company dated 17 September 2024.
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37. HE—BMB AR @

(b)

BEARE

RZZZWFENA+IEE - ERIRIRE
BARIER)(KRARZz—HEBEEE2E
#EA KB A 7)) EOval Gymkhana Holdco
Limited ([OvalD (B E=H)FIZEE
Wk B - ERERELEMOvalRE
BB 2WEBEITIA -

RBELNEEREEHEER BT
B > RERES - OvalR R BAEMEAE
BEEABBERTEE(BERS - 7S
KA ER) (TR17E#]) £922,920,000
FEE (FE 7R #9229,964,000870) kX &
NEBEFHIFHI96,415,0005 85 (HHE R4
967,360,000 7T) ° HE&EKRMD 2 REL
#46,198,000% &5 (A8 E 7 £762,191,000
BT °

BEZZEHEERER —Z-WFN\HA
L ER

R & » HECTBRARRZHE
NE MEMBESE  BERAETE
FAREE 2 G EMBEMENA -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

37. DISPOSAL OF A SUBSIDIARY (contd) 37. HE— BB AR @
(b) State Smart Disposal (Cont'd) (b) HELEGHE
2024
HK$'000
FAT
The net assets of State Smart as at the date of disposal BENEEHRZEEFENT
were as follows:
Investment properties (Note 19) "EYEPIFET9) 1,254,162
Other receivables and prepayment ot pE U AR 18 ]2 FE ST R IE 7,918
Creditors and accruals FETBRIE K JEETFR IR (2,366)
Receipts in advance TR IR (5,103)
Tax liabilities HIEAE (862)
Net assets disposed of HEEEFE 1,253,749
Release of translation reserve upon disposal P E Rl 2 & 98,247
Loss on disposal of a subsidiary HE BB AR EE (100,142)
1,251,854
Satisfied by: ATEIAF AT
Cash consideration RERE 50,653
Consideration receivable JEURAB 11,538
Sale share consideration &R DR E 62,191
Settlement of Bank Debt by Oval FOvalsz FERTTER 229,964
Settlement of amount due to the Group by Oval FOvalZ /X B R & B FKIE 967,360
Expenses incurred for disposal HEMEEL X (7,661)
1,251,854
Net cash inflow arising from disposal: HEREE ZRERAIFE
Cash consideration BeRE 50,653
Settlement of amount due to the Group by Oval HOvalXZ /X B R & B FKIE 967,360
Expenses incurred for disposal HEMRES 2 (7,661)
1,010,352
The loss on the State Smart Disposal was included in other RALEZBEREF ALE 2 EHKER
gains and losses (Note 12) in the consolidated statement of Rz H A KB (I EE12) A -

comprehensive income.
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RE MR

38. MAJOR NON-CASH TRANSACTIONS 38. X EFRERSH
During the year ended 31 December 2025, dividend income from REBEZE-_T_AF+_A=1T—HLEHFE
investee companies and associates of HK$30,000,000 (2024: N REESEERRMEE QA 2R BN
approximately HK$26,005,000) and approximately HK$46,121,000 AD B AE30,000,0008 T (Z T ZHF « 4
(2024: HK$57,247,000) respectively have been settled through 26,005,000/ 7T) M 4946,121,000/8 T(Z & =
the current accounts with the respective investee companies and PU4F : 57,247,000 70) BB % B EZE
associates. BT RSN R 2 RERAET -
Save as disclosed above and elsewhere in these consolidated B EXRERGEMBREEMEB D PARES
financial statements, the Group did not have major non-cash Hh REEBTEFZIFREZSH o
transactions.
39. RECONCILIATION OF LIABILITIES ARISING 39. ME¥KfIELEBE2HIR
FROM FINANCING ACTIVITIES
The table below details changes in the Group's liabilities arising TRHEIINEEREEBESL C ABEEEF
from financing activities, including both cash and non-cash changes. B BRERCNIFRCEY - MEXBMEL
Liabilities arising from financing activities are those for which cash ZBEDEEReREGIRRRERENS
flows were, or future cash flows will be, classified as cash flows from RAEBEZGRERERERNDEAME XY
financing activities in the Group's consolidated statement of cash EXzZReREZEE -
flows.
Amounts
due to non-
controlling Lease  Dividend Interest
Borrowings shareholders liabilities payable payable Total
REFER
%8 RRRE  HERE  EARE  EMAE Lk
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TAR TAR TAT Thx THEL THEL
At 1 January 2024 WZZE-mF-A—H 3,851,848 275 81,959 - 16,586 3,950,668
Financing cash flows BERLTE (674,324) - (460%) - (3063 (952425)
Exchange adjustments B A% (19,333) - - - 18 (19,315)
Disposal of a subsidiary HE-FEHBAR (229,733) - - - 19 (229812)
Total interest (Note 11) LRGN - - 2,764 - 24415 227,179
At 31 December 2024 RZZ-ME+ZA=1—H 2,928,458 215 38,685 - 8,871 2,976,295
Financing cash flows REARSRE (576,023) - (42,935)  (76305) (97,6200  (792,883)
Exchange adjustments XA 36,572 - - - 462 37,034
Dividends declared ERRE - - - 76,305 - 76,305
Increase in lease liabllities from enteringinto WAFERT L HAME N2
new leases during the year HE8E - - 89,234 - - 89,234
Total interest (Note 11) MesEfzn) - - 1,408 - 96,387 97,795
At 31 December 2025 R-BCEFT-A=1-R 2,389,007 275 86,392 - 8,106 2,483,780
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

40. PLEDGE OF ASSETS

41.

At the end of the reporting period, the carrying amounts of the assets
pledged by the Group to secure general banking and other loan

facilities granted to the Group, are analysed as follows:

Investment properties

Financial assets measured at fair value
through profit or loss

Current pledged deposits

Non-current pledged deposit

As at 31 December 2025 and 2024, interests in certain subsidiaries
of the Company have been pledged as part of the security to secure

certain bank borrowings granted to the Group.

CAPITAL COMMITMENTS

Authorised and contracted for:
Redevelopment expenditure of properties

Refurbishment of a property

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

40. EEEA

RMEMK - AEERAREER Z —RIRTT
REMERBEMERZEERTES TN

-

2025 2024
HK$'000 HK$'000
FH&xT FHET
"EME 2,798,352 4,054,477

BREBEARMAFETFEZ
TREE 283,746 231,669
mENEAER 1,506,687 1,008,194
JEm BN IR T IR 12,420 28,980
4,601,205 5,323,320

RZF-_RER-FT-_MFEF+-_A=+—8H"
ARRETHEBARZEEZCEMEAARE

BRETRITEEZA D EIRS -

41, BAREYLE
2025 2024
HK$'000 HK$'000
FET FHT
BiEREEL
MEEEMT 113,676 344,813
B 432 -
114,108 344,813
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For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

42.

43,

CONTINGENT LIABILITIES

Guarantee given to a bank in respect of banking
facilities in lieu of the cash public utility deposit
jointly utilised by subsidiaries

Guarantee(s) given to bank(s) in respect of
banking facility(ies) utilised by investee
company(ies)/indemnity given to a third party

in relation to an investee company

No provision for financial guarantee contracts and/or deed of
indemnity have been made as at 31 December 2025 and 2024 as

the Directors considered the default risk is low.

OPERATING LEASES

The Group as lessor

Property rental income earned during the year was approximately
HK$164,795,000 (2024: HK$204,616,000) less outgoings of
approximately HK$15,971,000 (2024: HK$28,347,000).

Variable lease payments that do not depend on an index or a rate
amounted to approximately HK$620,000 (2024: HK$1,600,000) for
the year ended 31 December 2025.

Most of the investment properties of the Group held in Hong Kong
have committed tenants with lease terms which ranged from two to
three years and in the United Kingdom have committed tenants with

lease terms of more than five years.
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42.

43,

RE MR

HREE

RNBRARERARZRITEER
BB IR SN AEBIEE MM
—RRITIR Mt 2 B 1R

REXRAERNDPAZRTEER
A RITIR Gt 2 R,
H-EERIRERAAH
RAE=NTETZMERE

2025 2024
HK$'000 HK$'000
FTEx TAT
15,000 15,000
814,000 827,830
829,000 842,830

HREERRENRRE  BR-_FT_RFRk
“ECMEF A=+ HAERREERS
Wk SHRERERIBEL B -

EEMEY
AEEER A

RAFEFERBDzZWEHRSKRADNDR
164,795,000/ 7T (ZZ U4 : 204,616,000
L) MR 415,971,000 L (ZF =Y
4 128,347,000/ 7T) °

BHE-_Z-_AF+-A=+—BILFEIIEM
SRS FIR 2 AT 2 M & 54 A620,000
BT (ZZE M 1,600,000 7T) °

REBARIAOUREBREYE 2B P AEH
RAEMNIME=F RUNEBIREMEZE
PAERRFHMABRNE -



43.

44,

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

OPERATING LEASES (contd) 43,
The Group as lessor (Cont'd)

The following table sets out a maturity analysis of lease payments,
showing the undiscounted lease payments under non-cancellable
operating leases to be received after the reporting date.

Within one year —FR

More than one year but within two years —F U LB HERRF
More than two years but within three years MFLA_ BT B E =4
More than three years but within four years =F U LB HEBNF
More than four years but within five years PO A EET B A G
More than five years thE
RETIREMENT BENEFIT SCHEMES 44,

The Group operates defined contribution retirement benefit schemes
in Hong Kong, namely the Occupational Retirement Scheme (“ORSO
Scheme”) and the Mandatory Provident Fund Scheme (“MPF
Scheme”). Contributions to the ORSO Scheme made by the Group
are based on a percentage of scheme members' basic salaries
ranging from 5% to 10%, the more year of service, the higher
percentage of contribution. From 1 December 2000, newly joined
employees are compulsorily required to join the MPF Scheme. The
employer and its employees are each required to make contributions
to the scheme at rates specified in the rules of the MPF Scheme. The
Group provides an additional portion (“Additional Portion") for those
who joined the MPF Scheme in order to match up their retirement
benefits with that of the ORSO Scheme and contributions to the
Additional Portion made by the Group are based on a percentage
of employees’ salaries ranging from 5% to 10% less the Group's
mandatory contributions under the MPF Scheme. Details of the
retirement benefit schemes are disclosed in the paragraph headed
“Retirement Benefit Schemes” in the section headed “Directors’

Report” of this annual report.

The total costs charged to the consolidated statement of
comprehensive income of approximately HK$7,212,000 (2024:
HK$7,983,000) represented contributions payable to these schemes
by the Group for the year.

EEHY @
AEEERHBAA G
ATRIEPREN RSB A - BRAE

EFRHRRE T M EXHE T/ R
ZARBBHEENK -

2025 2024
HK$'000 HK$'000
FTERT TAET
146,566 136,248
111,370 103,211
58,653 71,410
34,576 37,981
34,062 31,662
147,258 168,547
532,485 549,059

RIKBRIFE

AEBE2EFBRNENRERRE B AR
SORRFT B (B SRRFT 8D R bl R g
ArEl((atEeatdl)) - ARERBRENRE
TEHET IR B EARZ B 2 500 10%H 5 (IR 75
FHEE  HALHES) B _FTTTF+
ZA—REMAREEZHEEHARS 20
BiEEAE - BT REREHARBESFEIMR
AIAFIRZ L REHER - BT A2 8ES
Bz EBRHERRRAFEZREMIZ
BN AEEAZNRESF B ZEERMIE
Shafoy ([EESNER Y ) - RIBE B H M 25%E
100033 £ 7 52 B 54 98 18 £ 51 &I E H 2 5a il 14
KIEREINED D 2 3R - RIKEFIGHBIZ 518
RAFRZ[EEEREE] R ERAREF
A —BRATARKE -

REEFAEHABERRTAR2BEREROS
1

7,212,000/ T (= ZF — M4 : 7,983,000/
o) AKERAFERZSTEIEMAZ &
+5

“EC-RFER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

45. MATERIAL RELATED PARTY 45. EXBEALR S

TRANSACTIONS

Transactions:

In prior years, the Group entered into lease agreements (“Leases”) in
respect of leases of certain leasehold properties held by a company
controlled by a Director and the Trustee of Substantial Shareholders
as headquarters and premises intended to be used in connection
with the sale of a property redevelopment project of the Group.
During the year ended 31 December 2025, all of the Leases expired.
One of the Leases has been renewed as short-term lease (“Short-
term Lease") and the remaining two Leases have been renewed
for a term of three years commencing from 1 November 2025 to
31 October 2028 (“Renewed Leases”).

Under the Renewed Leases and the Short-term Lease, the aggregate
amount of the current rent and building management fee payable
per month are approximately HK$2,820,000 and approximately
HK$537,000 respectively; and the aggregate amount of security
deposit paid as at 31 December 2025 was approximately
HK$10,512,000. At the commencement date of the respective
Leases and Renewed Leases, the Group recognised the present
value of the lease payments over the lease term as lease liability
and the aggregate amount of lease liability and estimated costs to
be incurred by the Group for restoration of the property as right-of-
use asset. As at 31 December 2025, the aggregate carrying amount
of the lease liability and the right-of-use asset of the Renewed
Leases (2024: Leases) were approximately HK$84,598,000 (2024:
HK$34,294,000) and approximately HK$87,954,000 (2024:
HK$34,088,000) respectively. Rent and building management fee
of the Leases, the Renewed Leases and the Short-term Lease for
the year ended 31 December 2025 amounted to approximately
HK$48,178,000 (2024: HK$49,758,000) in aggregate. The
transactions of the Leases, the Renewed Leases and the Short-term
Lease constituted connected transactions and continuing connected

transactions of the Company under Chapter 14A of the Listing Rules.

Details of the Leases and the Renewed Leases were disclosed in the
announcements of the Company dated 28 March 2022, 13 March
2023 and 23 July 2025 and the paragraph headed “Connected
Transactions” in the section headed “Directors’ Report” of this annual

report.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

45. MATERIAL RELATED PARTY
TRANSACTIONS (contd)

Transactions: (Cont'd)

Save as disclosed above and elsewhere in these consolidated

RE VIR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

45. EXRBEALIR S @

x5 (8

BEXRAGEMBRREMBOAEES

financial statements, the Group had the following material Oh - REBMRFANRBEATETUTERR

transactions with related parties during the years:

Income received from associates:
Interest income
Accountancy fee

Management fee

Income received from a Director and
the Trustee of Substantial Shareholders,
close family members of Directors and/or
the Trustee of Substantial Shareholders,
companies controlled by Directors and/or
the Trustee of Substantial Shareholders and
an entity of which the Trustee of Substantial
Shareholders is a member of the key
management personnel:
Rental services
Property management services,
leasing administration services and
property administration services
Advisory and consultancy services

Other ordinary services

Rent and building management fee

paid to associates

5

2025 2024
HK$'000 HK$'000
FExT FAT
SN A O NE
FBUA 1,913 1,921
GHE 120 120
[EREE - 48 48
B UEERFERR 2R
AN BEZER REERFEZ
EEABEREY ZREKE
ERERHIETERIEZETA
ZH 2 ATIAREERR Z(Z
FAAEAE—NIEERABY
—HEEZBA
THE R 5,643 6,903
MEER R -

MBITBARES &

YIEITH RS 29,219 29,718
EEDEEE a 40
Hoh— MR 2 25

ERBEQR S R
BFERE 4,272 4,283
“E_REER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

45. MATERIAL RELATED PARTY 45. EXBEALTRZ @

TRANSACTIONS (contd)

Transactions: (Cont'd)

Interest income was charged at the prevailing market rates based on
outstanding balances during the year. Accountancy fee was charged
based on an appropriate allocation of costs incurred by central
administrative departments of the Group. Management fee, rent,
building management fee and security deposit paid were determined
based on terms similar to those applicable to transactions with

unrelated parties.

Income from services fees of rental services, property management
services, leasing administration services, property administration
services, advisory and consultancy services and other ordinary
services (details were disclosed in the announcement of the
Company dated 16 August 2023) were charged at the terms
agreed by both parties. These related party transactions constituted
continuing connected transactions of the Company under Chapter
14A of the Listing Rules. Details of these continuing connected
transactions are disclosed in the paragraph headed “Connected
Transactions” in the section headed “Directors’ Report” of this annual

report.

During the year ended 31 December 2024, the Group entered
into a facility agreement with a Director. At the request of the
Group, the Director has agreed to make available to the Group a
revolving loan facility of up to HK$2,000,000,000. During the year
ended 31 December 2025, no amount was drawn (2024: an
amount equivalent to approximately HK$97,579,000 was drawn
and fully repaid). As at 31 December 2025 and 2024, there was
no outstanding balance of loan from the Director. The facility is
unsecured and interest-free. The transactions were fully exempted
from reporting, announcement, independent shareholders' approval
and annual review requirements under Chapter 14A of the Listing

Rules.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

45. MATERIAL RELATED PARTY

TRANSACTIONS (contd)

Balances:

Save as disclosed above, at the end of the reporting period, the
Group had balances with a Director and the Trustee of Substantial
Shareholders, companies controlled by Directors and/or the
Trustee of Substantial Shareholders and an entity of which the
Trustee of Substantial Shareholders is a member of the key
management personnel of approximately HK$21,621,000 (2024:
HK$20,256,000) in aggregate which was included in debtors and

other receivables.

Details of the balances with other related parties at the end of the

reporting period are set out in Notes 24 and 35.
Key management personnel emoluments:

Remuneration for key management personnel is disclosed in Notes 15
and 16. The remuneration of the Directors and senior executives
is recommended by the remuneration committee of the Company
for the approval of the board of Directors having regard to the
performance of individuals, their respective duties and responsibilities

in the Group and the prevailing market condition as appropriate.

45. EXRBEALIR S @

REER

BRIAEFTIREEE SN - MIREHIR - AEEHE—
MNEFRFEREZETA EERIEE
BRZEFEAEH 2 RFIUREBRE Z 25T
ANMEEB—NEXEEBABZ MEBIRS
A R4 A21,621,0008 (= Z U4 ¢
20,256,000/ 7T) B, 8 15 15 FE Uk AR 18 K2 H fth &
WBRTER o

PREHER  BEMBEBBATZXZELFS
IR 5F24 K35 ©

TEEEASMHSE :

TREEABMERNMEI5RI6ARKE - &
ERBBEITBRABZMER AR ZHMES
F2ZENALTRE  BRERAEERNEBZ
BEEEEIRERTRWERRANESTSZ
K -

“EC-RFER
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SUBSIDIARIES

The Directors are of the opinion that a complete list of the particulars
of all subsidiaries would be of excessive length and therefore the

following list contains only the subsidiaries as at 31 December 2025

46. PARTICULARS OF PRINCIPAL

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

which principally affected the results or assets of the Group.

Name of subsidiary

MEAREE

Cardin Factory Limited
ERRER R

Chase Master Company Limited
RERRAA

Chinese Estates, Limited

ZEABEERAT

Chinese Estates (Harcourt House)
Limited

Country Homes Limited

Evergo China Holdings Limited

Place of
incorporation/
operation

EMRY EEHE

Hong Kong
A

Hong Kong
A

Hong Kong
A

Hong Kong

&

Hong Kong
A

Bermuda/Hong Kong
BRE/EA

Class of share/
registered
capital held
FriRe,/
SEREH

Ordinary
el

Ordinary
el

Ordinary
el

Ordinary
el

Ordinary

Non-voting

deferred ordinary
BREERTLRR
Non-voting

deferred founder
BREBETALAR

Ordinary
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RE MR

46.

FTEMNBLAFE

EERRINEEAMB AR ZHIBTTREAR
Tk e Ut TRARFIN-_ZF-_RF+_H
S AHAKECXEIEEAERREL
MERRZFHE -

Issued and

fully paid

share capital/
registered capital
BRAIRARE
Ba/ZREE

HK$2
2B

HK$2
2B

HK$1,000
1,000/7

HK$200
2007

HK$200
2007
HK$164,400
164,400%7T

HK$1,000

1,000/ 7T

HK$100,000
100,000/ 7

Proportion of

paid-up share capital/

registered capital
held by the Company
RATFMBHRRE
SRERZEDL
Directly  Indirectly
BE &

- 100%

- 100%

100%

- 100%

- 100%

- 100%

Principal activities

TEER

Property trading
NERE

Securities investment

Investment holding
and provision of
management services
REBBRR
REEERE

Property investment

NERE

Property investment

NERE

Investment holding

REER



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

46. PARTICULARS OF PRINCIPAL

SUBSIDIARIES (contd)

Name of subsidiary

MEAREE

Evergo Holdings (China)
Company Limited
FXBRE(PE)BRAR

Evergo International Holdings
Company Limited

Express Right Limited
REBRAA

Globe Eagle Limited

EEERATF

Hero Harmony Limited

Hillsborough Holdings Limited

JCNo. 3 (UK) Limited

Landrich (HK.) Limited
BB BRLT

Paul Y. Holdings Company Limited

Perfect World Company Limited
BEMEEEERAT

Place of
incorporation/
operation

HMRYL e

British Virgin Islands/
Hong Kong

ARABRER/EE

Bermuda/Hong Kong
BRE/BE

British Virgin Islands/
United Kingdom
EBSBAREE/KHE

Hong Kong
Bk

British Virgin Islands
ABEARES

British Virgin Islands/
Hong Kong
RBABRHES /B8

United Kingdom
#E

Hong Kong
B

Cayman Islands/
Hong Kong
GELIVES:

Hong Kong
A

Fade)

ISR MR

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

Class of share/
registered
capital held
s,/
SEREH

Ordinary
EER

Ordinary

Ak
Ordinary
Ordinary

Ordinary

Ordinary

£

Ordinary
EER

Ordinary
Ordinary

Ordinary

£

46. TEM B L BFHFE @

Issued and

fully paid

share capital/
registered capital
BRARAR
B&/ERER

US$2,509,454
2,509,454% T

HK$200,000
200,0005 7T
US$1
ES
HK$2
2B

US$1
E

US$1

IE

GBP1
B3

HK$1,000
1,000 7T
HK$70,715,005.70

70,715,005.70% T

HK$10,000
10,000% T

Proportion of
paid-up share capital/
registered capital
held by the Company
RAFFMBEHRRE/
SMERZEDL
Directly  Indirectly
BE &

- 100%

100% -

- 100%

- 100%

- 100%

- 100%

- 100%

- 100%

100% -

. 100%
“EC-RFER

Principal activities

TEER

Investment holding
REER

Investment holding
REER
Property investment
NERA
Property investment
NERE

Investment holding

RERR
Property investment

NERE

Provision of
management services
REEERRE

Property investment

NERE

Investment holding

RERR

Property management

NEER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

46. PARTICULARS OF PRINCIPAL 46. TEMBARAFR @
SUBSIDIARIES (contd)
Issued and Proportion of
Place of Class of share/ fully paid  paid-up share capital/
incorporation/ registered share capital/ registered capital
Name of subsidiary operation capital held  registered capital held by the Company  Principal activities
s,/ BRARAR KARFBHRRE
WEARERE HMAL EE SERER BA/EREL AMERZADL TEER
Directly  Indirectly
BE Ef:d
Pinwheel Investments Limited Hong Kong Ordinary HK$8 - 100% Property investment
FOMRE BB AT BE EER 8T NERE
River Court Properties Limited Isle of Man/ Ordinary GBP2 - 100% Property investment
United Kingdom EER PES NERE
FR8/%E
Smart Profit (Hong Kong) Limited ~ Hong Kong Ordinary HK$2 - 100% Property investment
Mg (ER)BRRA B EAR 287 NERA
Sound City Limited Hong Kong Ordinary HK$2 - 100% Property investment
BHERAA BE el 28T NERE
Speed Win Limited Hong Kong Ordinary HK$2 - 100% Property trading
LEBRAA BE el 28T NEEE
The House of Kwong Sang Hong Kong Ordinary HK$500,000 - 100%  Cosmetics distribution
Hong Limited e EER 500,000/ 7T and trading
BEZARAF ftherERES
Tycoon Fame Limited British Virgin Islands Ordinary US$1 - 100% Investment holding
FRERAR KEEARES el (B REZR
EXRIREERERAFS  PRC Registered US$500,000 - 1000  Property investment
(Evergo (Beijing) Corporate # BRIV 500,000% 7T MERE

Management Co, Ltd.)*

EERUtRREBRABRATS  PRC Registered US$1,250,000 - 100% Property trading
(Evergo Investment Counsel H HMER 1,250,000 7T NEEE
(Beijing) Co,, Ltd.)*

None of the subsidiaries had issued any debt securities subsisting at RS BRI ERREHE - WEMEAF
the end of the reporting period or at any time during the reporting BITEMERES ©

period.

4 Wholly foreign-owned enterprise A HNEIEE R
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The Directors are of the opinion that a complete list of the particulars
of all associates would be of excessive length and therefore the

following list contains only the associates as at 31 December 2025

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B i Rk Mok

For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

47. PARTICULARS OF PRINCIPAL ASSOCIATES

which principally affected the results or assets of the Group.

Name of associate

BENRER

Best Profit Limited
FEBRAR

Direct Win Development Limited
BRERARAR

Finedale Industries Limited

EHEXERAA

Power Jade Limited
(Business name:
Power Jade Capital Limited)
(EHaRE:
Power Jade Capital Limited)

The Kwong Sang Hong

International Limited

RAEMAERRAR
Oriental Arts Building Co., Ltd.f

Place of
incorporation/

operation

MR EE b

Hong Kong

BB

Hong Kong

BB

Hong Kong
A

British Virgin Islands/
Hong Kong
KBURRHE/BR

Bermuda
BRE

PRC
i

t Sino-foreign equity joint venture enterprise

Class of share/
registered
capital held
Fis it/
TERER

Ordinary
ERR
Ordinary
ERR

Ordinary
ERR

Ordinary
LR

Ordinary
LR

Registered

47. T EBE N TFHE

BEERARIIEEE

1
FRl/N

TUER e #UE - TRREIIN
=t REARKEZREEREERERTVEL

B N R ZFIS o

Issued and

fully paid

share capital/
registered capital
BRTRAR
BE /&R

HKS$1
1%
HK$900

900% T

HK$9,999
9999

US$20
0%

HK$100,000
100,000 7

US$24,920,000
24,920,000% 7T

T oANE

Proportion of
equity attributable
indirectly to

the Company
EAREEERES
RAzEM

25%

33330

33.33%

50%

50%

50%

BhE

“E_RFEFR

AZFHIBETREER
S S g

Principal activities

TEER

Property investment
and trading
NERERBE

Property trading

Property investment

NERE

Investment holding

RAER

Investment holding

REER

Property investment

and hotel operation

MERERBEEXH
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B i§m KMz
For the year ended 31 December 2025 HZ T -_AF+-_A=+—HIFE

48. STATEMENT OF FINANCIAL POSITION 48. &N B B IR R R K R
AND RESERVES OF THE COMPANY
2025 2024
Note HK$°000 HK$'000
B eE FHxT FHET
Non-current assets RBEE
Investments in subsidiaries HEAAIEE 5,135,758 5,135,758
Loans to subsidiaries HEARER 1,223,421 2,312,499
6,359,179 7,448,257
Current assets REEE
Amounts due from subsidiaries B A=K EFTE 6,781,388 6,000,113
Other current assets HEfneEE 582 1,702
Time deposit and bank balances TERIE R ERIT A5 R 3,081 894,365
6,785,051 6,896,180
Current liabilities REBAEE
Amounts due to subsidiaries =L NEPNGIE S 35,829 962,652
Other current liabilities T N=E = 447 1,049
36,276 963,701
Net current assets REBEERE 6,748,775 5,932,479
Total assets less current liabilities EERERRBEE 13,107,954 13,380,736
Equity attributable to owners of RRREE ABMEREER
the Company
Share capital & A< 34 190,762 190,762
Capital redemption reserve N EE 138,062 138,062
Other reserve H b 9 9
Retained profits RE & A 11,581,681 11,737,903
Total equity RAERBE 11,910,514 12,066,736
Non-current liability FRBEE
Loan from a subsidiary —ENERREE 1,197,440 1,314,000
13,107,954 13,380,736
Approved and authorised for issue by the board of Directors on BEEEFER T R"F=ZANBIERKE
9 March 2026 and signed on its behalf by: T WATHNEERREFGESE
Chan, Hoi-wan PRl 38 Chan, Lok-wan FREE R
Director S Director S
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M
For the year ended 31 December 2025 HE T -_h&FE+_A=+—HILFE

48. STATEMENT OF FINANCIAL POSITION 48. AR BB RBER K 6
AND RESERVES OF THE COMPANY (contd) ()
Reserve movement of the Company ARBZRERE
Capital
redemption Other Retained
reserve reserve profits
EAREE #E Hith R REER
HK$'000 HK$'000 HK$'000
FET FET FET
At 1 January 2024 RZZTZMF—H—H 138,062 9 13,882,671
Loss for the year REEFEE - - (2,144,768)
At 31 December 2024 RZB-WF+=-A=+—H 138,062 9 11,737,903
Loss for the year REFFE - = (79,917)
Interim dividend for 2025 paid ENZZEAFHERE - - (19,076)
Final dividend for 2024 paid BN ZMEREARE - - (57.229)
At 31 December 2025 R-B-HF+ZA=+—H 138,062 9 11,581,681
49. AUTHORISATION FOR ISSUE OF THE 49. BRENBFESMBHREK
CONSOLIDATED FINANCIAL STATEMENTS
The consolidated financial statements were approved and authorised EFEEERNZERF=ZANARERRET
for issue by the board of Directors on 9 March 2026. BIrEBHmE -

—ECRFEER  EABEEE 2061



FIVE-YEAR FINANCIAL SUMMARY

LFEHBEUE

Summary of the results, assets and liabilities of the Group for the last five

years is as follows:

Results

Revenue

(Loss) profit before tax

Income tax (expense) credit

(Loss) profit for the year

(Loss) profit for the year
attributable to:
Owners of the Company

Non-controlling interests

(Loss) earnings per share (HK$) &A% (&518) BH (BT
)

Basic and diluted (note)

LON

BR AT (B 1R) 4 A
AR () BE

REE (BR)EN

[EIEREE

(B 1R) A -

ADABEA
SR

BEAR R (F

Total comprehensive (expenses) &5 N4 fE

income for the year
attributable to:
Owners of the Company

Non-controlling interests

Final and interim dividends

per share (HK cents)
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EXENCHL 6
ek
ARAHEEA
IR

BRARB KPS

(EAL)

For the year ended 31 December

BE+-ZHA=+—-HLEE

AEBBERFZRE  BEEAGEHRBWT

2025 2024 2023 2022 2021

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

TET THET FHET FHET FHET

301,080 336,812 479,589 1,434,990 1,299,826
(371,677)  (2,123,964) 104,297 1,179,145 (3,480,360)
(16,543) 16,044 (27,158) (26,825) (33,188)
(388,220)  (2,107,920) 77,139 1,152,320 (3,513,548)
(388,499)  (2,108,331) 76,832 1,152,235 (3,515,305)

279 411 307 85 1757
(388,220)  (2,107,920) 77,139 1,152,320 (3,513,548)

)

(0.20) (1.11) 0.04 0.60 (1.89)
(19.917)  (2,144,768) 227,451 (403,753)  (14,375,706)

279 411 307 85 1757
(79,638)  (2,144,357) 227,758 (403,668)  (14,373,949)

1 3 - - -




Summary of the results, assets and liabilities of the Group for the last five

years is as follows: (Cont'd)

Assets and liabilities

Total assets

Total liabilities

Total equity

Attributable to:
Owners of the Company

Non-controlling interests

Net asset value per share
attributable to owners of
the Company (HK$)

Number of shares issued

FIVE-YEAR FINANCIAL SUMMARY HEFHEHE

AEBEBEAFZXE BERAGEHENT :

(48)
At 31 December
W+=BA=+-H
2025 2024 2023 2022 2021
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FEx FAT FAT FET FAT
BENAE
BELEE 14,771,405 15,701,305 18,545,466 19,434,515 21,597,070
BER# (2,836,604) (3,610,561) (4,310,365) (5,431,672) (7,198,240)
AR B 11,934,801 12,090,744 14,235,101 14,002,843 14,398,830
FEAG -
ZA/NCIE FEUN 11,910,514 12,066,736 14,211,504 13,979,534 14,375,606
I = 24,287 24,008 23,597 23,309 23,224
11,934,801 12,090,744 14,235,101 14,002,843 14,398,830
VN/NCIE 2PN A
BREEFE
(B 6.24 6.33 7.45 733 7.54
BETRMHEE 1,907,619,079 1,907,619,079 1,907,619,079 1,907,619,079 1,907,619,079

Note: The calculation of the basic and diluted (loss) earnings per share is  Bff&F :
based on the (loss) profit attributable to owners of the Company for the
years and on the weighted average number of shares in issue during the
relevant years. Diluted (loss) earnings per share was the same as the
basic (loss) earnings per share as there were no potential ordinary shares
of the Company in issue during the relevant years.

FREARES (BB ANTIBRBEEFERRA]
A ARG (ER)EN R BEFEERTRN Z
MEFHEAE - AR AR AL EEEEBRZ
BT WABERE 2SREE(BR) 2N EEk
AR(BR)ARFER -

— = —

—=

HEFEFR
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SCHEDULE OF PRINCIPAL PROPERTIES
EEBWEMR KR

The following table sets forth the Group’s major properties as at 31 December 2025:
TR AEEANR T _RAF+_A=T—HZEEMH:

PROPERTIES IN HONG KONG BERBYME
Properties held for investment FIEREYH
Location Lot number Usage
iy B 15 B3 4R 5% Az
1. Harcourt House Certain parts or shares of and Commercial
(excluding 7th, 8th, 9th, 22nd, in Inland Lot No. 8573 [HES
23rd, 25th, 26th and 27th floors, M EZ 857355 2
rooms 1004 and 1805) ETHDNOE

39 Cloucester Road
Wanchai, Hong Kong
(including certain car parking spaces)

BERKE
B ET
ETITE395:

(7-8+9-22+2%3+25~
268271 ~ 100451805 % 5N

(BfEET =)

2. Causeway Place* Certain parts or shares of and Residential/
Various shops on ground floor, in Inland Lot No. 7742 Commercial
mezzanine floor, 1st and 2nd floors and AIERT7425: 2 EVE-ES

their respective portions of exterior walls, CRR R
together with flats C, I, J, K, L, N, O, P, Q
(each including a flat roof) and H on 3rd floor
Hong Kong Mansion

nos. 1-7 Paterson Street and

nos. 2-10 Great George Street

Causeway Bay, Hong Kong

7 85 0t

EEREL

BREHE1-79% R

AR HT2-105%

BEERE

W B 1BR2BETEMER

HEE Dz HMEE R
3C1~J K L*N-O0-P*Q
(BEEEM2TA) RHER

*  Certain shops have been sold

ATRHDED
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Category of
the lease
term

&R

Long
=H

Long
=5

Group's
interest
FribtE s

100%

100%



PROPERTIES IN HONG KONG (contd)

Properties held for investment (Cont'd)

Location

it B

3. MATAKOK
No. 18 Ma Kok Street
Tsuen Wan, New Territories, Hong Kong
MATAKOK
BERAREE
SAfIeH

4. Nos. 86 and 88 Apliu Street
Sham Shui Po, Kowloon, Hong Kong
R NBERKE
R 786 % 885

5. Various Portions of
No. 1 Hung To Road
Kwun Tong, Kowloon, Hong Kong
(including certain workshop units and
car parking spaces)
EENEEE
HREBIRETEN
(BEETFTISEMREM)

6. Olympian City 3
1 Hoi Wang Road
South West Kowloon, Hong Kong
(including certain private car parking spaces
and motorcycle parking spaces)
R =#
Eatisl=pn- 3
AL 158
(BEETAREHN
NEEHEEN)

7. Coronation Circle
1 Yau Cheung Road
South West Kowloon, Hong Kong
(including certain private car parking spaces
and motorcycle parking spaces)
REE
HAEFEENE
RAPEB1R
(BEETALRESN
REEHEN)

SCHEDULE OF PRINCIPAL PROPERTIES EE¥¥M &

EEYME®

BIEREWEE)
Category of
the lease
Lot number Usage term
ith % 4R 5% A& FHEE R
Tsuen Wan Town Industrial Medium
Lot No. 128 I i Hj
FETHER 1285
New Kowloon Inland Residential/ Medium
Lot Nos. 1702 and 1703 Commercial H A
MR ER T/
1702 % 1703%%
Certain parts or shares of and Industrial Medium
in Kwun Tong Inland Lot No. 415 I Gk
BB N ER4159 2
ETEHARME
Certain parts or shares of and Commercial Medium
in Kowloon Inland Lot % A
Nos. 11167 and 11168
JLEENHLER
11167%111685% 2
HTHHAME
Certain parts or shares of and Commercial Medium
in Kowloon Inland Lot No. 11073 [SES H
NEEAME 1107352
ETEHARME
—E_HEFR

Group's
interest

S
Frik s

100%

100%

33.33%

25%

15%

g ABEEE 2065



SCHEDULE OF PRINCIPAL PROPERTIES FE¥#Kf&R

PROPERTIES IN HONG KONG (contd)

Property held for development

Location

A

1. Kai Tak Project
Kai Tak Area 2A
Site 2 and Site 3
Kai Tak, Kowloon
RiEEA
NERIE
fEENE
VRE R3S

*  Excluding government accommodation

TEREBRFEERRE
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Lot number

BEAT

New Kowloon
Inland Lot
No. 6590
e
Mt
65905

Stage of
completion
ZIEE

Foundation works
in progress
HETR
E

Expected
completion
date
BHATIRHY

Fourth quarter
of 2030
Eo%E

F0%

BERYEw
HIERRERYE

Estimated
gross
Approximate floor area
site area (square feet)
(square feet) fhat
HEEENE BREEE
(FHR) (FHR)
145,303 992,279*

Usage
ik

Residential/
Commercial/
Covernment

Accommodation
k/mg/
HfiEERRE

Category of
the lease
term

by

Medium

&

Group's
interest

£8
il 3

10%



PROPERTIES IN MAINLAND CHINA

Properties held for investment

Location

b:uk

*

Hilton Beijing

1 Dongfang Road, North Dongsanhuan Road
Chaoyang District, Beijing

R AHEEEE

ERTHGRE

R=ZRIE - ROTEI1%

Oriental Place

9 East Dongfang Road, North Dongsanhuan Road
Chaoyang District, Beijing

RAEBBRKXE

ERTHGE

R=IRILEE - RITREEIM

SCHEDULE OF PRINCIPAL PROPERTIES

Land use rights have been granted by way of allocation with unspecified expiry date.

T E RN BRI AR T A BIEE R -

B A 3t ) 3
BEREME
Category of
the lease
Usage term
A& AEER
Hotel Allocated*
e B
Office Allocated*
g7 EEed
TE_HEER

TEMEMR X

Group’s
interest

S
ARz

50%

50%

gABxEE 267



SCHEDULE OF PRINCIPAL PROPERTIES FE ¥ &

PROPERTIES IN THE UNITED KINGDOM o B W)
Properties held for investment HIEREME
Category of Group’s
the lease interest
Location Usage term £E
i 24 A& AEER Frib R
1. 120 Fleet Street* Commercial Freehold 100%
116-129 Fleet Street [EES KA FERE
London, EC4, United Kingdom
Fleet Street 120%%*
WA BHECS
Fleet Street 116-1295F
2. 61-67 Oxford Street and Residential/ Freehold 100%
11-14 Soho Street Commercial KAFERE

61-67 (odd) Oxford Street and (ER S
11-14 Soho Street

London, W1, United Kingdom

Oxford Street 61-6755 &

Soho Street 11-145%

TR R EW1

Oxford Street 61-675% (B85%) &

Soho Street 11-145%

& Under redevelopment

HiZH
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