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PROFILE OF THE GROUP

Top Spring International Holdings Limited (“Top Spring” or the “Company”,
together with its subsidiaries, collectively the “Group”, “we"” or “us”) is a
conglomerate group integrating the real estate investment and development,
industrial operation, commercial property management, formative education
and emerging industries investment. The Group operates in various regions of
the People’s Republic of China (the “PRC” or “China”), including the Hong
Kong Special Administrative Region (“Hong Kong"), but excluding Macau and
Taiwan Province.

The Group always adheres to the positioning of building quality property. With
a strong focus on the commercial and residential property investment and
development, asset management, industrial operation and other businesses
in the Greater Bay Area (as defined below), the centres of which are Hong
Kong, Shenzhen and Guangzhou, as well as the economically dynamic regions
including Shanghai, the Group actively leverages multinational operations and
is familiar with the characteristics of the PRC to integrate global resources and
develop sustainable metropolitan industry communities through city-industry
integration, serve urban development and industrial upgrading and strive to
become a practitioner on diversified investments in facilitating the achievement
of national strategies.

BUSINESS REVIEW

In 2025, the Group recorded an aggregate of pre-sales of properties and car
park units of approximately HK$670.1 million (2024: HK$784.5 million), pre-
sold saleable GFA of 12,430 sq.m. (2024: 14,269 sq.m.).

In 2025, the Group’s rental income from investment properties was
approximately HK$210.6 million (2024: HK$223.1 million), representing
a decrease of approximately 5.6%. As at 31 December 2025, the overall
occupancy rate of the Group's investment properties was approximately
89.3%. As at 31 December 2025, the total leasable GFA of the Group’s
operating investment property portfolio was approximately 301,194 sq.m. In
addition, as at 31 December 2025, the accumulated total area of properties
managed by the Group amounted to approximately 11,820,000 sq.m., of
which approximately 7,460,000 sq.m. consisted of properties not developed
by the Group and approximately 202,000 sq.m. was commercial property
management projects.

As at 31 December 2025, the land bank (that is, the net saleable/leasable GFA)
of 15 property projects of the Group was approximately 389,974 sq.m. In terms
of land bank strategy, the Group will primarily focus on the Greater Bay Area
and the first-tier cities in China, such as Shenzhen, Shanghai and Hong Kong.
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BUSINESS ANALYSIS

In 2025, amidst the dual challenges of a reshaping global trade landscape and
domestic structural adjustments, China’s macroeconomic development achieved
its expected growth target for the year. However, disparities in the pace of
recovery remained pronounced. While the industrial manufacturing sector and
new quality productive forces demonstrated robust momentum, the recovery of
residents’ consumption willingness lagged behind relatively due to the impact
of income expectations. Core consumer prices remained low, and endogenous
economic growth momentum still needs to be strengthened.

The real estate industry was at a critical stage of “bottoming out and
stabilising”. The main policy theme for the year shifted from “demand-side
stimulation” to simultaneously focusing on “revitalising existing inventory and
optimising new supply”. Both the central and local governments continued to
deepen city-specific policies, stabilising market expectations through a portfolio
of measures such as abolishing purchase restrictions, lowering mortgage rates
and transaction taxes and charges, and clarified the national standards for
building “high-quality housing”, thereby guiding the industry’s transformation
towards high-quality development. Market transactions for the year exhibited a
“stable volume and price adjustments” layout. While first-tier and key second-
tier cities demonstrated greater resilience, the overall pressure of destocking still
subsisted, and liquidity differentiation among property companies intensified.

In the face of the complex operating environment, the Group adhered to its
business strategy of “progressing while maintaining stability”. During the
period, we focused on the development of boutique projects in core regions
and implemented prudent operation and management measures. On the
project development front, we controlled the development rhythm with
precision, focused on high-end boutiqued residential and mixed-use properties
to enhance product strength and brand premium. On the asset operation front,
we deepened our assessment of regional markets, optimised resource allocation
and systematic risk management. Leveraging our solid advantages from
deepening our presence in the regions and our high-quality asset operation
capabilities, we enhanced our corporate resilience and achieved stable business
operations.
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For our urban industrial community business, Shanghai Top Spring International
Centre (with a GFA of approximately 100,000 sq.m.), as a core carrier of the
Yangpu District Knowledge Innovation Zone, is deeply anchored in the region’s
“1+2+3+4" innovative and modernised industrial framework. Led by digital
economy development, it focuses on high-precision and advanced industrial
sectors such as artificial intelligence, online new economy, and creative design.
Leveraging Yangpu's industrial foundation in artificial intelligence and big
data, along with the policy benefits of the “Greater Zhangjiang” initiative, the
project continuously strengthens its technological innovation incubation and
industrial operation capabilities. Through the “Top Spring Space” incubator
and the Enterprise Service Center, it has built a professional industrial service
regime covering the entire enterprise lifecycle, steadily enhancing its corporate
brand influence and project core competitiveness. The project has achieved
remarkable results in investment attraction and industrial cultivation, forming
a premier industrial ecosystem led by flagship enterprises and characterised
by innovation agglomeration. It has successfully introduced leading domestic
and international industry players such as Huawei, Henkel (China), Tian Yu
Eco-Environment, Aiyong Technology, and FM Swift to establish presence.
It has also independently nurtured a number of high-growth innovative
enterprises and technology innovation entities, including the “professional,
refined, specialised and innovative” enterprises, Foohu Technology and the
Bilibili million-follower UP creator “Turing’s Cat”, to continue optimising the
industrial structure. Concurrently, the project actively integrates into the overall
construction of the “Future Valley-Bay Valley Innovation Center”, making
forward-looking deployments in emerging tracks such as the low-altitude
economy and life sciences, creating benchmark application scenarios in the
region, and further consolidating the project’s important position in the regional
technology innovation landscape.

In terms of product strategy, the project precisely seized the opportunities
presented by the Shanghai and Yangpu District OPC industrial policies,
focusing on promoting the distinctive “Top Spring Space” ultra-small unit
products. This has created a spatial product regime where ultra-small units
attract tenants while entire floors offer flexible combinations, achieving a high
degree of alignment between product mix and market demand. Relying on its
locational advantage adjacent to Fudan University, coupled with characteristic
platform resources like Huawei’s “Huang Danian Chasi House”, the project
has become a core hub for innovation, startup, commercialisation of research
outcomes, and industry-academia collaboration for the Fudan-affiliated and
university research teams. Driven by multi-dimensional policy empowerment,
spatial optimisation, and service upgrades, the project is rapidly growing into
an important demonstration base in Yangpu District, and even Shanghai, for
the agglomeration of technology innovation functions, integration of industrial
ecosystems, and synergistic development between industry and the city.
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For our urban renewal projects in the PRC, the Group focused on facilitating the
Jishengchang project in Longgang District, Shenzhen. Currently, in accordance
with the public consultation draft of the “Shenzhen Land Consolidation and
Benefit Coordination Measures”, the Group has submitted a request to the
Longgang District Government for approval as a residential land project. The
project was included in the “Shenzhen Land Consolidation Plan 2025" in April
2025 and was being reviewed in a meeting held by Shenzhen Longgang District
Government. It has also been submitted to the Municipal Government for
review and we expect it to be approved for project initiation in the third quarter
of 2026.

For the development and construction of projects under construction in the
PRC, the Shenzhen Upper Residence, a high-end residential and apartment
project with a GFA of approximately 77,800 sq.m. and a total value of
approximately RMB2.5 billion was launched for sale at the end of September
2020. As of the end of December 2025, contracted sales amounted to
approximately RMB2.244 billion, and the project was fully sold and delivered.
Shenzhen Topspring International Mansion and Shenzhen Jianshang
Commercial Building, with an aggregate GFA of approximately 101,700 sg.m.,
were launched for sale in May 2025. As of the end of December 2025, the
contracted sales amounted to approximately RMB154 million. The districts
where these two projects are located have been included in the core urban
zones of Shenzhen and fall within the boundaries of Hongshan central business
zone in Longhua District, Shenzhen. As the surrounding areas are evolving
into a cluster for medium-to-high-end consumer brands, along with further
improvements in ancillary commercial facilities, the overall value of the projects
will be further enhanced.

The Group’s projects in Hong Kong progressed as scheduled. The 128
WATERLOO project in Hong Kong has relaunched the high-floor section, the
custom-connected units on the 19th floor (Units G and H). The innovative
design is expected to stimulate sales. From launch to 31 December 2025, a
total of approximately 96 units were sold, generating over HK$2.0 billion in
sales revenue, including car parking spaces. Buyers include celebrities and
professionals, and the connected units of the project are highly sought after
in the market. The Town Planning Board has approved a plot ratio of 6 for
the Sheung Shui Ma Sik Road Residential Project, which has a total GFA of
approximately 850,000 square feet. The development comprises five residential
buildings of approximately 26 stories each, a privately operated nursing home,
a landscape garden, a residential clubhouse and a swimming pool, and will
provide approximately 250 private parking spaces and 100 public parking
spaces. The project is located in the Northern Metropolis of Hong Kong and is
currently undergoing land exchange and land premium application procedures.
The Group also continues to actively explore various channels to identify
investment opportunities in premium projects, ensuring sustained investment
and development in the Hong Kong market.
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For commercial and property management, in 2025, the PRC’s total retail
sales of consumer goods exceeded RMB50 trillion for the first time. However,
structural differentiation within the industry became increasingly pronounced,
with consumer behaviour becoming more rational and cautious. In response
to market changes and peer competition, the Group responded proactively
during the period. New leases during the year accounted for 21% of total
gross leasable area, with a total of 152 merchants introduced, focusing on
attracting city’s first stores. Notably, the Dongguan project introduced “Hema
NB”, Alibaba’s first supermarket in Southern China, and the Chengdu project
introduced “Fried Chicken Brothers”, KFC’s first store in South-western China.
This has effectively enhanced the commercial vibrancy and competitiveness of
the projects. Through a series of proactive measures to stabilise and improve
the business environment, the average occupancy rate of commercial projects
reached 92% by the end of the year, an increase of 2 percentage points year-
on-year.

For property management, in response to industry-wide pressures on rate
collection and satisfaction levels, the Group’s property division focused on
prudent and pragmatic operations. During the year, our brand building
initiatives received numerous accolades: Shenzhen Top Spring Property was
rated as an “Outstanding Property Service Enterprise in Shenzhen 2025".
Nanchang Top Spring Property was awarded the “2024-2025 Four-Star Credit
Information Enterprise for Property Service Enterprises in Nanchang” by the
Nanchang Housing and Urban-Rural Development Bureau. The “Friendly
Riders Entering the Community” initiative at Shenfangye Top Spring Garden
was featured in a full-page report by People’s Daily, and the “Party Building
Guidance” experience at Longheyuan Residential Community was broadcast
and promoted on CCTV1. During the year, through continuous optimisation of
the project mix and improvement of operational quality, the division achieved
stability in both revenue and profit. As of year end, the contracted property
management area was 11.82 million sq.m., covering 73 property projects.
Among these, three projects were awarded the title of “Provincial Excellence
Demonstration Community under Property Management”, and seven were
honoured with the title of “City Excellent Demonstration Community under
Property Management”. Operating income from projects under management
remained stable.



IRBES
CHAIRMAN'’S STATEMENT

AR—F  AREHBRELERSRENEN
T DR EENEEBHRER BEX
BRERBERBTERRENER L AREE
—SEEXERES BEHCRBEERTR  RE
BEWGESZAL MEEBREEBZRNE
- HREDIMNAAR HEEFEE WTEE
RE - BROAOBENMERBHHER
EREEMMERBOSEEER

EETERMNITETERVAERMIKE K
SEEBRARZTAE BERRBEER -
EHIIBRFBIHFEZENNE - BEERLER
B NEEINEIE - mREEEBLETE
BRERBERRIMBRADRAMEFES R
Rt SIS RIE S RBBHM - HBATE
REERMER  BLEBHRERE - REKH
BRICHEER ZEBmBEES  BHRWF
BERETEREER -

TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 9

In the coming year, the Group will focus on balancing its cash flow and profit
while promoting the synergistic development of its commercial and property
businesses. For the commercial business, on the basis of continued stabilisation
of the business environment, the Group will further optimise its business format
portfolio to better align with consumer demand, with a view to maximising
asset returns. For the property business, while stabilising business revenue, the
Group will expand into premium projects developed by other developers and
promote the development of the property service market in the non-residential
segments (including urban facilities, public buildings, schools), with a view to
achieving high-quality development of commercial and property services.

Seizing the Hong Kong government’s opportunity to establish the city as an
education hub, the Group actively expanded multi-party collaborations and
continuously grew its education business. In the face of a persistently volatile
external environment, the team optimised resource management, strengthened
external cooperation, brand promotion, and student recruitment efforts, and
enhanced its social influence through inter-school exchanges and community
activities. Concurrently, it proceeded with the planned development of curricula
and multimedia teaching materials, promoting the application of technologies
such as artificial intelligence to enhance the interactive learning experiences.
Looking ahead, the Group will continue to deepen the use of technology and
consolidate brand advantages, striving to lay a solid foundation for sustainable
development.
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FUTURE OUTLOOK

Firmly anchoring on the development opportunities in the
Greater Bay Area, core cities and regions

The synergistic effect of the Guangdong-Hong Kong-Macao Greater Bay Area
continues to unfold, with regional infrastructure connectivity, deep integration
of industrial chains, and the augmented population agglomeration effects
further enhanced. The potential for upgrade demand and urban renewal in
core cities has become prominent. The Group will closely follow the strategic
planning and key areas on the construction of the Greater Bay Area by focusing
on the core cities like Hong Kong, Shenzhen and Guangzhou, and advancing
the development and delivery of existing projects. Meanwhile, we will identify
project opportunities and drive the implementation of its development strategy.

Maintaining and moderately expanding rental properties
that generate stable income

The counter-cyclical nature of commercial and office properties will continue
to provide stable rental income to the Group, which is a key component of
the Company’s stable cash flow. The Group strives to continue holding and
optimising the operation of premium property assets with its sound asset
management capabilities, aiming to improve property operation efficiency and
brand value to maintain and increase the value of our properties.

Focusing on Hong Kong while actively seizing overseas
investment opportunities

The Group is full of confidence about Hong Kong's pivotal role within the
Greater Bay Area, as well as the development potential in its northern
metropolitan area. Against the backdrop of the continuously optimising supply
and demand structure in the Hong Kong'’s residential market, the Group will
continue to leverage its strengths to build high-end boutiqued properties. While
closely monitoring the emerging opportunities during market consolidation, it
will deepen its presence in the Hong Kong market, expand high-quality projects
when appropriate, and consolidate its market position.
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Gaining insight into potential investment opportunities to
foster new business growth points

The Group will continue to monitor market dynamics and industry trends and
focus on new economic development opportunities and urban renewal policy
directions. In line with its own asset characteristics and resources endowments,
the Group will exercise prudent judgment and flexibly capture business
breakthroughs and growth potential. At the same time, it will propel the
synergistic development of its diversified businesses and real estate business,
accumulating momentum for the Group’s medium- to long-term business
prosperity and growth.

APPRECIATION

I would like to express my sincere gratitude to all our colleagues for their
hard work and dedication. The trust and recognition of our shareholders are
our driving force in such era of uncertainties. We will continue to create the
maximum value for our shareholders and contribute to our society on an
ongoing basis.

Wong Chun Hong
Chairman

Hong Kong, 30 March 2026
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REBRRIE

HONOURS AND AWARDS

o
RITRSDEREERATRES QA
2025 FE ik BT

BELBEERZEE

Shenzhen Top Spring Property Services Co., Ltd.
Dongguan Branch
Member of Excellence in 2025
Hongfu Community Residents’ Committee

Y

RITRSDERE AR AT
205 FELREEETELEEMN
FIMENERETERER

Shenzhen Top Spring Property Services Co., Ltd.
Member of Excellence for Safety Production in 2025
Dongxiao Street Office in Luohu District, Shenzhen

RBTREEEERERAA

ik

e
RITREDERBERDE)
REHEHAELERSE
RNTREERRAHEABHERE®

Shenzhen Top Spring Property Services Co., Ltd.
Jointly Developed Advanced Collective of
Daling Community
Daling Community Committee, Minzhi Street,
Longhua District, Shenzhen

BV 16R 5 AT 12 7 38 B A B

Chengdu Topspring Commercial Management Co., Ltd.
Warm New Alliance

Warm New Station, Hongpailou Street, Wuhou District

EEREHEEEERAT
REBAR

Shanghai Laijun Commercial Management Co., Ltd.
Women's Federation
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RERERE

HONOURS AND AWARDS
[ [
FYTRRDERBER DA RYTRRDERBEERAF]
2025 FE A AR ERS FEEN R HAIBEN
FERITRERRREEHALEZES ALHRESR

Shenzhen Top Spring Property Services Co., Ltd.
Member of Excellence for Property Services in Mingyue
Community in 2025
Mingyue Community Committee, Fubao Street, Futian
District, Shenzhen, China

Shenzhen Top Spring Property Services Co., Ltd.
Outstanding Joint Management Member
Hongshan Community Party Committee

°
LBRERXREEBRAF LARERXEEARRAA
RREREARRAEHBUES 025 EEMBRERABERM AR FRELEES

LETERRNL S EA LR

g FETmEBRABERHBRPL
Shanghai Laijun Commercial Management Co., Ltd.
Certificate of Future Valley Intelligent Connection Station of Top
Spring International Bay Valley
New Social Stratum Association of Yangpu District, Shanghai

Shanghai Laijun Commercial Management Co., Ltd.
Certificate of Completion of Qualified Project for Shanghai Learning
Organization Development Research in 2025
Shanghai Research Center for Learning Organization Development
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OVERVIEW OF OUR BUSINESS

TRV -_F_AFT-_A=1+—BRM
ISEMEEBNHAFAHE MHERE

HRER (HERIMEREE D) -

December 2025.

BT
BEER

Completed
GFA

FHK

sg.m.

The table below sets forth the net saleable and leasable GFA information of
our 15 property projects in terms of planned use of the properties as at 31

ERIAKTFEE
2 IE7E B 7R

N £ it F i
BEEEE
Contracted

to be Acquired

or under
Application
For Change In
Land Use GFA

5K

sg.m.

BIEHEWE Properties held for sale
F= Residential 5,265 6,497
=& Retail 78,272 -
N Sub-total 83,537 6,497
FEREME Properties held for investment
TE/PBRE Retail/Office 299,940 -
FUHERTHEREERRE Net saleable and leasable GFA 383,477 6,497
REERBRETESNEH ZFUHERTHEEEERE
RZZE_RAFT-A=+—H
Estimated net saleable and leasable GFA by development status and city
as at 31 December 2025
1.6% 0.4% 1.9%
20.2%
31.8%
HRREBEES ERHES
HRLEETE 2.2% MR A
GFA by GFA by
Development Status City
6.7%
25.0%
= ®TIER Completed projects 383,477 = XY EZE Shenzhen and 124,007 PANE Tianjin 16,463
= BETAS T ES  Projects contracted to be 6,497 Dongguan u E N Changzhou 78,756
IFfEERESRE 1 acquired or under application C = Shanghai 97,526 q .
R#ZmIER for change in land use . R Chenadu 38325 " BH Kunming 1,415
- g : &t Hong Kong 7,218
RS Total GFA 389,974 . H Hangzhou 26,264
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MANAGEMENT DISCUSSION AND ANALYSIS

“ECAFEBOE
(1) EE#E

REVIEW OF BUSINESS IN 2025

(1) Pre-sales

m_$_£¢ AEEBEMEREE
fITEE A £ 47670,100,000% JT (H &
#7668,100,000 8 TR BMFXTEERE) -

BB _NFRIL146% AEBETE
EREEmE((EEEEB] 1512,430
EFHAR(NERR]D) BZZFZWFTRE
DHI129% - R—ZE-_RHF - AEEWE
BEFHEE ((FHEED) BT HK

#953,749.08 L (ZEZWF : BF K

In 2025, the Group recorded an aggregate of pre-sales of properties and
car park units of approximately HK$670.1 million (of which approximately
HK$668.1 million was from pre-sales of properties), representing a
decrease of approximately 14.6% as compared with 2024. The Group's
total pre-sold gross floor area (“GFA") was approximately 12,430 square
metres (“sq.m.”), representing a decrease of approximately 12.9% as
compared with 2024. The average selling price (“ASP") of the Group’s
pre-sales of properties in 2025 was approximately HK$53,749.0 per sq.m.
(2024: approximately HK$54,649.9 per sq.m.), representing a decrease

#954,649.97% ) F T ZINF NRFAY
16% - NEEYEBEFHEB TR
FEHR -_E-_AFHENYEEESE
ZFHEBR -_TS-_MENFHEEE
HEEMS - N AEER T -_AF
RSB FEEEEL) 52,000,000 7T °

of approximately 1.6% as compared with 2024. The decrease in ASP
of the Group’s pre-sales of properties was mainly due to the pre-sales
of properties in the PRC in 2025, which has a relatively lower ASP as
compared with 2024. In addition, the Group’s pre-sales of car park units
in 2025 was approximately HK$2.0 million.

AEEREBEZE-_Z_AF+_A=+— A breakdown of the total pre-sales of the properties and car park units of
AIEFEHME &1~$u T8 & 42 58 BF 41 the Group during the year ended 31 December 2025 is set out as follows:
oM

(a) VMXFHEESR (a) Pre-sales of properties

CHEREER BEH
Pre-sold GFA Pre-sales

HETHEER

HE - HEER Project - type of project Pre-sales ASP

FHAK BEET BT/ K
sg.m. HK$ million HK$/sq.m.

K2 Tianjin KAERSH Tianjin Le Leman City
- - residential 675 5.4 7.4 1.1 10,963.0

AYIE LA Shenzhen Jianshang
lE Commercial Building
- commercial 5,728 46.1 167.5 25.1 29,242.3

I Shenzhen

#Y1 Shenzhen FYKBELERE  Shenzhen Upper Residence

—fFE/BE — residential/commercial 4,201 338 163.5 245 38,919.3
%% HongKong %75 128 WATERLOO  Hong Kong 128 WATERLOO 853 6.9 327.0 489 383,352.9
—fF=E — residential

®M  Changzhou  HE#HE—FM Fashion Mark - Changzhou 973 78 2.7 0.4 2,774.9

Total #5t 12,430 100 668.1 100 53,749.0
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(b) FEALEEHE

(b) Pre-sales of car park units

EREFENYE BEHE BETHER

Number of pre-sold Pre-sales

Project car park units Pre-sales ASP

@ Bl B/

unit HK$million HK$/unit

#M  Changzhou  HE#HEG—FM Fashion Mark - Changzhou 5 172 0.5 25.0 100,000.0
@R Nanjing K% — R The Sunny Land - Nanjing 24 82.8 15 75.0 62,500.0
29 100 2.0 100 68,965.5

(2) RZZE-HFERXNRARNIER

HE-_Z-RE+-_A=+—HI1L&EE "
REERKZE  RIERBENMEBRRE
BEEMEHEERA (TEIEFEMEE)
#9841,300,00078 7t + [R I 2 FER A 1] 54
EEEEMBELNB12,196F H X BREZE
ZEMOF+ZA=+—HBIEFED
EME46% REMB4N1% - BHE-F
—hAFE+ZRA=+—HBLEFE A%HE
HEMENERRILHEEBNAETEH
Ke8,981.6 BT - BHE_E-_AF+_A
—T—HALFE EHERAFLFHEERD
#925.9% * BHEZHRAEBERFEAT
EEBEMOERVEHE (TRERE
&) TRl ER (ZEEE M F
EEEHEIE) ATE -

HE-_ZT-_AF+-_A=+—BL*F
B AEERXAHREREEMEENS
1,500,000 % 7T & H 25 & E A7 ©

(2) Projects delivered and booked in 2025

For the year ended 31 December 2025, the Group’s property development
business in Tianjin, Shenzhen and Hong Kong achieved revenue from
sale of properties (excluding sale of car park units) of approximately
HK$841.3 million with saleable GFA of approximately 12,196 sq.m.
being recognised, representing an increase of approximately 4.6% and
an increase of approximately 41.1%, respectively, as compared with the
year ended 31 December 2024. The recognised ASP of the Group’s sale of
properties was approximately HK$68,981.6 per sq.m. for the year ended
31 December 2025. The approximate 25.9% decrease in recognised
ASP was primarily attributable to the fact that a significant proportion of
the recognised sale of properties (excluding sale of car park units) was
contributed by the Group’s residential projects in the PRC, which have a
relatively lower ASP during the year ended 31 December 2025.

For the year ended 31 December 2025, the Group delivered and
recognised the sale of car park units of approximately HK$1.5 million from
the sale of 25 car park units.
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AEEBR-_Z-_AFHEROVWERESE Details of sale of properties and car park units of the Group recognised in
HEFBITROT 2025 are listed below:
[EPN:
e E [BF: =R
BEEER MEHEERE FHEE
Sale of
Saleable properties Recognised
HE - EHAER Project - type of project GFA booke recognised ASP
K BEBT B/ EAK
HK$ million HK$/sg.m.
KE#E  Tianjin KA Tianjin Le Leman City
—fF=E - residential 196 1.4 7,142.9
ZYI Shenzhen YK E ER Shenzhen Upper Residence
R SE — residential/commercial 6,237 2209 35,417.7
&®  HongKong & 128 WATERLOO Hong Kong 128 WATERLOO
—fF=E - residential 1,476 532.1 360,501.4
#YI - Shenzhen AN R RE Shenzhen Jianshang Commercial Building
GES - commercial 4,287 86.9 20,270.6

12,196 841.3 68,981.6

=832
[EPN: =N [BF: 23
FELEE HER FHEE

Number of Sale of car

car park park units Recognised

Project units booked recognised ASP
1l BEET Bt/ A

unit HK$ million HK$/unit

R Nanjing KBS F — R The Sunny Land — Nanjing 25 15 60,000.0
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REEEERENYEIN REETTH
g8l AR EMEEAE  TERE
BYEE HEAERL  TEFERE
B AR B RKIER R FE M
KRHg  EEEIFEPDL - MMES
BIZER L FRIKGTEED « PR HE -
EHEA -EREMBEYEFRIE
LMRF% RZE-_AF+=_A=+—

CAEEREMENRBRALBELNAR
5&mmmm%ﬁ'm$%l§F%@
#)52.1% - REBEEYHEMEEHIHEE
PEEmMBLA301,194F T K -HBHEZ
T_RAF+-_A=1+—HLFE ~&£H
BEREMERAABEEBE NRELTEH
I8) #)625,400,000/8 7T (B2 — = —UF
+ZA=+—H1EFE : £915,900,000
BT (FNBREERLIE)) -

AEERBEENERTEMN BRME
WHEERK mHEHESKERBEPHNE
REEZZERAZBLRERKEAS - K
EERS AT HEL  EPHRAEE
RABEBEEBE ASEHZZNEEN
HEFIERPEFAEENHOER
HEBREZEANE R  EHET & EN
MEZREAREREBHIER L ER -
RZZE_RAF+_A=+—8 FX5£H
WMEBEENBER(BE—REMEHREREE
HEGHERRLEEEBIRB10.0%) T
HERZEMBLHASEEEETREME
MR EEEEELY371% (R -_MN4F
+—A=+—8 :437.9%) °

AEBMEENENLARA T _UF
+- A=+ —BH88%EME-_ZT—F
F+ZA=Z+T—HH8I3% - HE_ZT
THFEFT A=+ —HUEFE AEH
EEE S U A #210,600,000% 7T » B EH

—E_NE+_A=+—BLEFEH
223,100,000 78 2 #15.6% ° #H = =
- RE+ A=+ BILEEAEE
EEPREMENABRASKAN RS
FAHKE0IEL(EHE—_ZE_WF+ A
T+ —HIEFE - HABFHK8A2HE
JT) e

In addition to the sale of properties developed by the Group, the Group
has also leased out or expects to lease out its investment property
portfolio comprising mainly shopping malls, community commercial
centres, retail shops and car park units in The Spring Land — Shenzhen,
Changzhou Fashion Mark, Dongguan Landmark, Hangzhou Landmark,
Shenzhen Water Flower Garden, Chengdu Fashion Mark, Shanghai Bay
Valley, Kunming Dianchi Lakeside Peninsula and Shenzhen Excellence
Times Square in the PRC. As at 31 December 2025, the total fair value of
the investment properties of the Group was approximately HK$5,827.9
million, representing approximately 52.1% of the Group’s total assets.
The Group's investment property portfolio had a total leasable GFA
of approximately 301,194 sq.m. The Group recorded approximately
HK$625.4 million (net of deferred tax) as loss in fair value of its investment
properties for the year ended 31 December 2025 (for the year ended 31
December 2024: approximately HK$915.9 million (net of deferred tax)).

The Group carefully plans and selects tenants based on factors such as a
project’s overall positioning, market demand in surrounding areas, market
levels of rent and development needs of tenants. The presence of large-
scale anchor tenants which the Group has attracted enhances the value of
its projects. The Group enters into longer-term and more favourable lease
contracts with such anchor and reputable tenants which include well-
known brands, chain cinema operators, reputable restaurants and top
operators of catering businesses. As at 31 December 2025, the GFA taken
up by these anchor and reputable tenants, whose leased GFA was over
10.0% of the total leasable GFA of a single investment property, made up
approximately 37.1% (as at 31 December 2024: approximately 37.9%)
of the Group’s total leasable area in its investment properties under
operation.

The occupancy rate of the Group’s investment properties increased
from approximately 88% as at 31 December 2024 to approximately
89.3% as at 31 December 2025. The Group generated rental income of
approximately HK$210.6 million for the year ended 31 December 2025,
representing a decrease of approximately 5.6% from approximately
HK$223.1 million for the year ended 31 December 2024. The average
monthly rental income of the Group’s investment properties under
operation for the year ended 31 December 2025 was approximately
HK$60.1 per sq.m. (for the year ended 31 December 2024: approximately
HK$84.2 per sg.m.).
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(4 R-Z2-HF+-A=1t—-HHL
i 8
P
The PRC

&

AR B 35
Chengdu Fashion

BREMREE S
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(4) Land bank

N O
FRER
Chengdu ¢
» D
rk

EH

Kunming e

as at 31 December 2025

SRS
— Tianjin'Le'Leman City
EMNERHE
—— Changzhou Fashion Mark

LiEEAEE
Shanghai Bay Valley Project

DZAE ST E SN

Hangzhou Landmark

REREFEEF O
Dongguan Landmark

0 188e

'Sy-® % Dongguan [

5u |’§‘EHong Kong

&8 LkEEKRER

Kunming Dianchi Lakeside Peninsula
sl
Shenzhen

Hong Kong Sheung Shui
Ma Sik Road Project

%7128 WATERLOO

R-B-_HF+=-A=+—H

Nanning<:?

15 property projects

H15{EY EEE as at 31 December 2025
® B TIHA Completed projects
@ H{ERKBEREINDETH Projects held for future
BFEE S Fr B EkE development or contracted to
TSR IER be acquired or under application
for change in land use
O REBREBENETERT Major cities with high-speed railway
— R B High-speed railway

Hong Kong 128 WATERLOO

YK BITEE

Shenzhen Water Flower Garden
RN AL

Shenzhen Hidden Valley
KBER — R

The Spring Land — Shenzhen
I SRR S
Shenzhen Excellence

Times Square

WY AR

Shenzhen Jianshang
Commercial Building
RINRREERE

Shenzhen Topspring
International Mansion
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AEBRFERNER RI=AM FEH - The Group is specialised in the development and operation of urban
TOARRKAMERERTEEBHNER mixed-use communities and the development and sale of residential
REeBURTEMFENERRHEE - properties in the Greater Bay Area, the Yangtze River Delta, Central China,

the Beijing-Tianjin and the Chengdu-Chongging regions in the PRC.

RZEBEZRF+-A=+—0 ~&H As at 31 December 2025, the Group had a total of 15 property projects
BEAHRIEERTRERBENYZE in various stages of development, including an estimated net saleable/
EE BEGTFAUHEE AHERSE leasable GFA of completed projects of approximately 383,477 sq.m.,
E1E49383,477 L KB R TIE B Rkih and an estimated net saleable/leasable GFA of projects contracted to be
EPRTHE WHEREEELNG497F acquired or under application for change in land use of approximately
FARMEBTAOHE TFTEER EERBRE 6,497 sq.m., totalling an estimated net saleable/leasable GFA of
THABMNIER  FTAEEENGEFER approximately 389,974 sq.m., the details of which are as follows:

W IREREEEA 45389974
FIK - BREBMT

A BAHE rEE
AHEREEE 3y £
HERE Estimated net Interest

Project B,/ saleable/  attributable to
no. W Region/City Project HEER Type of project leasable GFA the Group

sg.m.

B®RIER
Completed Projects

1 A Shenzhen AYIKAE L Shenzhen Hidden Valley FE Residential 996 100.0
2 A Shenzhen KEIER - R The Spring Land - Shenzhen % Commerdial 33,454 100.0
3 3l Shenzhen IR ER Shenzhen Water Flower Garden 7% Commercial 4,992 100.0
4 M Changzhou  FMEEHE Changzhou Fashion Mark GES Commerdial 78,756 100.0
5 e Dongguan REREHERDL Dongguan Landmark mE Commerdial 20,172 100.0
6 M Hangzhou MMEREERL Hangzhou Landmark [SES Commercial 26,264 100.0
7 ok Chengdu RBESHEG Chengdu Fashion Mark [SES Commercial 38,325 100.0
8 RE Tianjin REREH Tianjin Le Lemen City F%,/H%  Residential/Commercial 16,463 58.0
9 ! Shanghai EAEE Bay Valley Project [EES Commercial 97,526 70.0
10 B Kunming ERENHEXS Kunming Dianchi Lakeside [SES Commercial 1,415 100.0
Peninsula
1 EE HongKong &7 128 WATERLOO  Hong Kong 128 WATERLOO Residential 721 60.0
12 sl Shenzhen R E R ES Shenzhen Excellence [SE Commercial 1,135 100.0
Times Square
13 3l Shenzhen R LR RE Shenzhen Jianshang P Commercial 5,238 100.0
Commercial Building
14 A Shenzhen AFRFERKE Shenzhen Topspring [SES Commerdial 58,020 100.0

International Mansion

Pt Sub-total 383,477
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I BAHE/ R&EH
AHEREEE LR
2B R Estimated net Interest
Project Ei/ saleable/  attributable to

no. W Region/City 18H Project HEER Type of project leasable GFA the Group
FERHK %
sg.m. %

BANRTRESEERHENRZ L HRRNER

Projects Contracted to be Acquired or under Application for Change in Land Use

15 B HongKong &/ LKHiEE Hong Kong Sheung Shui Ma Sk ~ £% Residential 6,497 50.0
EE Road Project
Pt Sub-total 6,497
@it Total 389,974
REZH M T FEEFEHINDT Details of land bank in major cities are set out below:
st F
AHE FHE
EEER
Estimated net
saleable/leasable
=5 A Region/City GFA
sq.m.
RN R EEME (BER) Shenzhen and surrounding regions (including Dongguan) 124,007
+& Shanghai 97,526
XD Chengdu 38,325
Al Hangzhou 26,264
R Tianjin 16,463
M Changzhou 78,756
=15 Kunming 1,415
5 Hong Kong 7,218

st Total 389,974
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AEBERBEBREER  EHNEER
FEBEARRPEFEIEEFERE
EAMLH YKBEEXKEEIBR
AR ERETERN TR o utoh
AEBEBREENPEFEAR ST BEER
SNFEMACEE L A BERIERE NS
wEEEFLEIRR  LERXNER (2

EES ORYIRER) RS -
Bt 3% Bl B8
R-ZE-FF FEEEAKANE

1,359,700,000/8 7T * #tE == Z I F 5 2 4
07% - HEZF-_RAF+-_A=1+—HILFE -
AN R IR R ok A AT B H A AL
Eﬁ%ﬂw‘%z 905,500,000 Jt » M & F 15 &
DRI EMKA T REESFTE ABGE
B4 /51,832,600,0008 T - BHE-_SE -1 F
TZA=FT—BIEE  AEEOEARERGD
(B FBREAREEBEES B AL 1.90%
TR190EBE T (HE-E-_NF+-_A=1+—
BIEEE : D3lA#1.208TR1.2087T) °
KRR SRR R KATREESFEE AR
EEREEFEH T _NE+-_A=+—
BA40B TR L4 %E-_TE-_HFE+ A
=+—HB#%22%T-

WA

WAEWMEHERA - HEWARRFANER
HYEER MAREREOBMAA K ERRHEHE
MR RS BRER A A (B HIBR I8 E T A R Ho At
HEMBANIELT AT

The Group intends to continue to leverage its experience in identifying
land parcels in and/or outside the PRC with investment potential at
advantageous times and acquiring land reserves which are or will be
well connected with transportation and infrastructure developments.
Moreover, the Group intends to continue to acquire new land parcels or
projects in locations in and/or outside the PRC with vibrant economies
and strong growth potential, in particular, the Greater Bay Area (including
Hong Kong, Shenzhen and Dongguan) and Shanghai.

FINANCIAL REVIEW

In 2025, the Group’s consolidated revenue reached approximately HK$1,359.7
million, decreased by approximately 0.7% as compared with 2024. The loss
attributable to equity shareholders of the Company and holders of PCSs for
the year ended 31 December 2025 was approximately HK$2,905.5 million, as
compared to a loss attributable to the equity shareholders of the Company and
holders of PCSs of approximately HK$1,832.6 million recorded in the previous
year. For the year ended 31 December 2025, the Group’s basic and diluted loss
per share of the Company (the “Share(s)”) were approximately HK$1.90 and
HK$1.90 respectively (for the year ended 31 December 2024: approximately
HK$1.20 and HK$1.20, respectively). Net assets per Share attributable to
equity shareholders of the Company and the holders of PCSs decreased by
approximately 45% from approximately HK$4.0 as at 31 December 2024 to
approximately HK$2.2 as at 31 December 2025.

Revenue

Revenue represents income from sale of properties, rental income and income
from provision of property management and related services and income from
provision of education related services earned during the year, net of value-
added tax and other sales-related taxes and discounts allowed.



EEENWE DT

TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 23

MANAGEMENT DISCUSSION AND ANALYSIS

BE_Z-_hAF+T_A=Z+—BLFEHN
WAREBEZE-_ZTE-_NF+_A=+—H1
% JZ #71,369,300,00078 JLR 2 £90.7% & 4
1,359,700,000 8 L WA T ERNRAEE 2
MEERRABREBARD - BE2ZF=-H
FTFZA=ZT—HLEFE AEBEEHER
3 4l & %8 49842,800,0008 7T - 1 W A4
62.0% > AN 5= @ #E R & U8 A #9210,600,000
BT (RBEUIRAH155% « NEBERY %
B2 & AE B AR 7S U A 49 263,900,0007% 7T 0 15
BUALI19.4% ~ BUAK BT X3.1% (4
42,400,000 7T) B A BB ARG U A -

BEAAR
BEERATIZHDRCERTYENKE &
EihES EREEMBERERAAL  ETH
BMEREMEERAN  B2RAKRK - WEE
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SEEEHFEHRAERNEERTYER
AERBRARNZFWERAR -
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TR+ A=+ BUEFEEETHESRE
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Revenue for the year ended 31 December 2025 decreased by approximately
0.7% to approximately HK$1,359.7 million from approximately HK$1,369.3
million for the year ended 31 December 2024. This decrease was primarily
due to the decrease in the Group’s income from property management
and related services. During the year ended 31 December 2025, the Group
recognised property sales of approximately HK$842.8 million, representing
approximately 62.0% of the total revenue. The Group recognised rental income
of approximately HK$210.6 million, representing approximately 15.5% of the
total revenue. The Group recognised property management and related services
income of approximately HK$263.9 million, representing approximately 19.4%
of the total revenue. The remaining approximately 3.1% of the total revenue of
approximately HK$42 .4 million was income from education related services.

Direct costs

The principal component of direct costs is the cost of completed properties
sold, which consists of land premium, construction and other development
costs, capitalised borrowing costs during the construction period, the cost of
rental income, the cost of property management and related services and the
cost of education related services. The Group recognises the cost of completed
properties sold for a given period to the extent that revenue from such
properties has been recognised in such period.

The Group’s direct costs increased to approximately HK$2,037.8 million for
the year ended 31 December 2025 from approximately HK$1,486.1 million
for the year ended 31 December 2024. This increase was primarily attributable
to the increase in the impairment of certain inventories for the year ended 31
December 2025.
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Gross loss

The Group recorded a gross loss of approximately HK$678.1 million for the year
ended 31 December 2025 as compared to approximately HK$116.8 million for
the year ended 31 December 2024. The Group reported a gross loss margin of
approximately 49.9% for the year ended 31 December 2025 as compared to
a gross loss margin of approximately 8.5% for the year ended 31 December
2024. The gross loss was mainly due to the impairment of certain inventories in
the PRC.

Other revenue

Other revenue decreased by approximately 15.7%, to approximately HK$84.0
million in 2025 from approximately HK$99.6 million in 2024. The decrease was
primarily attributable to a decrease in other income.

Other net income or loss

Other net income amounted to approximately HK$34.5 million for the year
ended 31 December 2025, while other net loss amounted to approximately
HK$164.8 million for the year ended 31 December 2024. Such change was
mainly due to (i) one-off net losses on disposal of associates in 2024; and (ii) a
significant net exchange gain in 2025.

Selling and marketing expenses

Selling and marketing expenses decreased by approximately 21.6% to
approximately HK$202.0 million for the year ended 31 December 2025 from
approximately HK$257.6 million for the year ended 31 December 2024.

The decrease in selling and marketing expenses was primarily attributable to
the decrease in commission rate incurred in 2025 as compared with 2024.
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175,000,000 T - BB P EEHRFANE
BETIRITEREF EEEAE

PIEEE )
REE-_S-_FFE+-_A=+—BLEE
SRR B#7140,200,0008 T (HE-Z—M
F+ZA=+—HIEFE : 250,200,000 %
L) cRA D EZEERFRREMENRAAE
BEEERSSETHIBE 2R -

IR RE A
BE-_Z-_hAE+-_A=+—HIt5E 3
7 % FE % FE A B 1B 49 8 168,400,000 % T (E
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Administrative expenses

Administrative expenses decreased by approximately 2.8% to approximately
HK$192.2 million for the year ended 31 December 2025 from approximately
HK$197.8 million for the year ended 31 December 2024. The decrease was due
to a decrease in the staff costs and legal professional fees incurred.

Valuation losses on investment properties

The Group recorded valuation losses on investment properties of approximately
HK$833.8 million for the year ended 31 December 2025 (for the year ended 31
December 2024: approximately HK$1,195.9 million). The decrease in valuation
losses was primarily attributable to a moderation in downward revaluation
adjustments on certain investment properties in 2025 as compared with the
significant valuation declines recorded in 2024.

Finance costs

Finance costs decreased by approximately 42.3% to approximately HK$175.0
million for the year ended 31 December 2025 from approximately HK$303.2
million for the year ended 31 December 2024. The decrease was primarily
attributable to the repayment of certain bank loans and the lower interest rate
during the year.

Income tax

Income tax credit amounted to approximately HK$140.2 million for the
year ended 31 December 2025 (for the year ended 31 December 2024
approximately HK$250.2 million). The decrease was primarily attributable
to a lower deferred tax credit arising from the reduced fair value losses on
investment properties during the year.

Non-controlling interests

The loss attributable to non-controlling interests was approximately HK$168.4
million for the year ended 31 December 2025 (for the year ended 31 December
2024: approximately HK$64.0 million).
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LIQUIDITY, FINANCIAL AND CAPITAL RESOURCES

Cash position

As at 31 December 2025, the carrying amount of the Group’s cash and bank
deposits was approximately HK$644.7 million (as at 31 December 2024:
approximately HK$1,756.7 million), representing a decrease of approximately
63.3% as compared with that as at 31 December 2024.

Borrowings and charges on the Group’s assets

The Group had an aggregate borrowings (including bank and other borrowings
and lease liabilities) as at 31 December 2025 of approximately HK$5,135.4
million, of which approximately HK$1,299.8 million is repayable within one
year, approximately HK$2,833.3 million is repayable after one year but within
five years and approximately HK$1,002.3 million is repayable after five years.

As at 31 December 2025, the Group’s bank loans of approximately HK$4,482.4
million (as at 31 December 2024: approximately HK$5,721.0 million) were
secured by certain investment properties (inclusive of investment properties
classified as held for sale), other land and buildings, leasehold land held for
development for sale, properties under development for sale, completed
properties for sale, pledged deposits and rental receivables of the Group with
total carrying values of approximately HK$10,090.1 million (as at 31 December
2024: approximately HK$11,071.5 million).

The carrying amounts of all the Group’s bank and other borrowings were
denominated in RMB except for certain borrowings with an aggregate
amount of approximately HK$178.8 million (as at 31 December 2024:
approximately HK$1,168.9 million) and HK$655.2 million (as at 31 December
2024: approximately HK$743.7 million) as at 31 December 2025 which were
denominated in Hong Kong dollars and US dollars, respectively.
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Cost of borrowings

The Group's average cost of borrowings (calculated by dividing total interest
expenses expensed and capitalised by average borrowings during the year) was
approximately 3.9% in 2025 (2024: approximately 7.1%).

As at 31 December 2025, the weighted average borrowing cost for the Group’s
existing borrowings was approximately 2.5% (2024: approximately 5.7%).

Net gearing ratio

The net gearing ratio is calculated by dividing the Group’s net borrowings
(total borrowings net of cash and cash equivalents, and restricted and pledged
deposits) by the total equity. The Group's net gearing ratio was approximately
145.0% and 80.0% as at 31 December 2025 and 31 December 2024,
respectively.

Foreign exchange risk

As at 31 December 2025, the Group had cash balances denominated in
RMB of approximately RMB251.2 million (equivalent to approximately
HK$279.3 million), in US dollars of approximately US$0.2 million (equivalent to
approximately HK$1.6 million).

Almost all of the Group’s operating activities are carried out in the PRC with
most of the transactions denominated in RMB. The Group is exposed to foreign
currency risk arising from the exposure of RMB against Hong Kong dollars
as a result of its investment in the PRC and the settlement of certain general
and administrative expenses and other borrowings in Hong Kong dollars.
In addition, RMB is not freely convertible into foreign currencies and the
conversion of RMB into foreign currencies is subject to rules and regulations
of the foreign exchange control promulgated by the PRC Government. The
Group does not have a foreign currency hedging policy. However, the Directors
monitor the Group’s foreign exchange exposure closely and may, depending on
the circumstances and trend of foreign currency, consider adopting a significant
foreign currency hedging policy in the future.
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NET ASSETS PER SHARE

Net assets per Share of the Company as at 31 December 2025 and 2024 are
calculated as follows:

RZZEZMF
t+t=A=+—H
As at

31 December
2024

31 December
2025

Net assets attributable to equity shareholders

(F#HT) of the Company (HK$'000) 3,297,646 6,068,736
BETEEREA (TR Number of issued ordinary Shares ('000) 1,412,733 1,412,733
M ARTTEE K AR HRARE S BE (F &) Number of outstanding PCSs ('000) 116,553 116,553
BIEETE R EEFENRMEE  Number of Shares for the calculation of net

(Fh) assets per Share ('000) 1,529,286 1,529,286
AAEIRERBR R NMKAARARES  Net assets per Share attributable to equity

BEARLBREEFE(ET) shareholders of the Company and the

(FF3E) holders of PCSs (HK$) (Note) 2.2 4.0

M AR P RABRRRKAARBESFEARGS
A EFERKANBRREFFEANRET A
FtoA=t—HAR=-ZF-_NF+-A=+—H
EHBKAAARES RRDE -

RAREE

R-ZE-_AF+-_A=+—8 BRABTELE
EVEXERNZBERBMENH S mEEIE
##7166,300,000/8 7 (R =T =ZWMF+= A

=+ —H : £164,500,000 % 7T) &R0 - A&
ElEEEAKAREME -

RBZRIBAR  HERTELAKERERN
RBERREHRER BEERBNERIURE
MERELEABYEEENEMREREER

NFERBL - HERERIZRBEN  AEE
AREZANBERBTABRERYE - A%

EEZELERYR  ARBRITIAERR
MELRAAREE (ERERA) REZBE KK
EfZ5 -

Note: The net assets per Share attributable to the equity shareholders of the Company and the
holders of PCSs is calculated as if the holders of PCSs have converted the PCSs into Shares
as at 31 December 2025 and 31 December 2024.

CONTINGENT LIABILITIES

As at 31 December 2025, save for the guarantees of approximately HK$166.3
million (as at 31 December 2024: approximately HK$164.5 million) given to the
financial institutions for the mortgage loan facilities granted to the purchasers
of the Group’s properties, the Group had no other material contingent
liabilities.

Pursuant to the mortgage contracts, the Group is required by the relevant
banks to guarantee its purchasers’ mortgage loans until it completes the
relevant properties and the property ownership certificates and certificates
of other interests with respect to the relevant properties are delivered to its
purchasers. If a purchaser defaults on a mortgage loan, the Group may have to
repurchase the underlying property by paying off the mortgage. If the Group
fails to do so, the mortgagee bank may auction the underlying property and
recover any shortfall from the Group as the guarantor of the mortgage loan.
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MATERIAL ACQUISITION AND DISPOSAL OF
SUBSIDIARIES, ASSOCIATES AND JOINT VENTURES

The Group did not have any material acquisition or disposal of subsidiaries,
associates or joint ventures for the year ended 31 December 2025.

DISPOSAL OF INVESTMENT PROPERTY

On 25 November 2024, Flourish Fortune Company Limited (the “Vendor"”),
an indirect wholly-owned subsidiary of the Company, and Shang Sin Chun
Tong (an independent third party) (the “Purchaser”) entered into a provisional
agreement for sale and purchase, whereby the Vendor agreed to sell, and
the Purchaser agreed to purchase, the piece or parcel of ground registered
in the Land Registry as New Kowloon Inland Lot No. 812 and of and in the
messuages, erections and building thereon and known as No. 6 Rutland
Quadrant, Kowloon, Hong Kong at a consideration of HK$250,000,000 (the
"Disposal”). The Vendor and the Purchaser entered into the formal agreement
in respect of the Disposal on 17 December 2024. The Disposal was approved by
the shareholders of the Company as an ordinary resolution at an extraordinary
general meeting held on 24 January 2025 and was subsequently completed on
28 March 2025.

For details, please refer to the announcements of the Company dated 25
November 2024 and 24 January 2025, and the circular of the Company dated
9 January 2025.

EMPLOYEES AND REMUNERATION POLICY

As at 31 December 2025, the Group employed a total of approximately
713 employees (as at 31 December 2024: 754 employees) in the PRC and
Hong Kong, of which, approximately 38 were under the headquarters team,
approximately 83 were under the property development division, approximately
563 were under the retail operation and property management division and
approximately 29 were under the education division. For the year ended 31
December 2025, the total staff and related costs incurred was approximately
HK$177.3 million (for the year ended 31 December 2024: approximately
HK$196.9 million). The remuneration of the employees was based on their
performance, work experience, skills, knowledge and the prevailing market
wage level. The Group remunerated the employees by means of basic salaries,
fringe benefits, cash bonus and equity settled share-based payment.

A share option scheme (the “Share Option Scheme”) was adopted pursuant
to an ordinary resolution passed at the annual general meeting of the Company
held on 8 June 2022. As at 31 December 2025 and the date of this report,
no share option was granted by the Company pursuant to the Share Option
Scheme.
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RN KA L

SHENZHEN HIDDEN VALLEY

FERTRE Key Statistics
i No. of phases 4 4
HARERE (F 5 K) Site area (sq.m.) 143,047 143,047
e T A H#A Construction start date —ETLFLA July 2007
3% T B Completion date —ET——%<A June 2011
hETABEEmE (F75K) Total estimated GFA (sg.m.) 131,736 131,736
R _RF+=-_A=+—HH Estimated net saleable/leasable
EEtFatEE M HEREEE (FHK) GFA (sg.m.) as at 31 December 2025 996 996
HEAHE
Project Overview
i B Location BRERYMELR K ER Yulong Road, Bao'an District, Shenzhen,

Guangdong Province

WmERR Property type

F=

Residential

=E Highlights

RYNIZERNEIRE 2 —WERE[ 2 IR
RICE R e 8 [ BB R

kel N

o LR ((PoEBE]) (B
BEfR A ORmBRETNEER)
MERBWBAE - BEEREEA

—HR - ET NFRAEHIR =
ETNFEREFINZEEETIHH
=IGIHER - —HR T N\FAN
A BMFEmEmE 2 REmeE# -

AR

£
~F

A2 EE T

One of the best villa projects in Shenzhen and
was awarded “Global International Garden
Community Nominations Award” and “China
International Garden Community Award”

Offers close proximity to central business district
("€BD") (10 minutes drive from Futian CBD) and
is surrounded by suburb parks with natural living
environment

Phase 1 was launched in May 2008 and became
the best selling project in the luxury residential
market in Shenzhen in 2009. Phase 2 was
launched in September 2008 and was sold out
within a short period of time despite the global
financial crisis

YKL Shenzhen Hidden Valley
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KEEX-RY
THE SPRING LAND - SHENZHEN

FERTHE Key Statistics
HAZL No. of phases 6 6
AR ERE (F 5 K) Site area (sq.m.) 166,979 166,979
F A e T A & Construction start date —EENEFRA May 2009
BT HH Completion date —T-NFEN\A August 2014
fhEH AR EERE (F7K) Total estimated GFA (sg.m.) 774,371 774,371
R-E-_RAF+-_A=1+—HH Estimated net saleable/leasable
HEEFE AIMAERZEREBE (FHK)  GFA(sgm.) as at 31 December 2025 33,454 33,454
HAHE
Project Overview
b, B Location BRAFIMEL @EER Renmin South Road, Longhua Town, Bao'an District,
ARBEE Shenzhen, Guangdong Province
REBDH Lease term of EHfE Long lease
HEHR investment
portion
MERR Property type FEEZEE Residential and retail
=E Highlights {3 7 b 85§ 70 55 AR 4T 1Ly s Located at the Hongshan Station of Subway Line
No. 4

KEER—FIN(—HR=H) % (=H) The Spring Land - Shenzhen (Phases 1 and 2) and

RZE—ZFR_ZT——FHHE%5  (Phase 3) were ranked the best and the second best-

RY &G RE_GIEIER selling projects in Shenzhen for 2010 and 2011,
respectively

KFERFIN(EE) R =F—=%F  The Spring Land - Shenzhen (Phase 5) was ranked
FE=FHIFINSGETEEE the best selling residential project in Shenzhen in
the third quarter of 2012

K ZE K — %I The Spring Land — Shenzhen
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ARYIK A5 7E AR
SHENZHEN WATER FLOWER GARDEN

EfRTEE Key Statistics

i No. of phases 3 3
HAAERE (F75K) Site area (sq.m.) 164,764 164,764
ap ey =R Construction start date —ETE-F=R March 2002
% T 5 Completion date ZTERFTA October 2006
hEH R EmE R (F77K) Total estimated GFA (sq.m.) 294,638 294,638
R-E-_RAF+_A=+—80HK Estimated net saleable/leasable
BEDFAHE, A EREEEE (FHK)  GFA(sg.m.) as at 31 December 2025 4,992 4,992
HEBE
Project Overview
i Bh Location ERE R TRERTEE Xiangmei Road, Futian District, Shenzhen,
Guangdong Province
BREBIH Lease term of EHIREE Long lease
HEHR investment
portion
MEER Property type (= -ZTEKEFT Residential, retail and clubhouse
= Highlights BESET A OMERMIEL - IREEZEM  Situated prominently in the exclusive region of
B-E_MEX the city centre and offers unique view of the
Honey Lake

HE-_ZZ-F[RBE{FELA/RE It was awarded ‘Classical Chinese Model
BEIAE —ET —F N - ZFEET =4 Residential Property’ in 2003 and ‘Real Estate of
MEFERHALE] the Year' in both 2002 and 2003

YK 7EEB Shenzhen Water Flower Garden
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PROPERTY PROJECTS PORTFOLIO

EMEEEE
CHANGZHOU FASHION MARK

FERTHE Key Statistics
HR L No. of phases 4 4
AR EAE (F77K) Site area (sq.m.) 120,296 120,296
FaaHE T A HA Construction start date —ZTRFNA August 2005
3% T B Completion date —T—=%XAH June 2013
Er R EmE (F75K) Total estimated GFA (sq.m.) 513,404 513,404
R-ZE_AFE+_A=+—HH Estimated net saleable/leasable
EEt RO iEE MHEREEE (FAK) GFA(sg.m.) as at 31 December 2025 78,756 78,756
HEBE
Project Overview
1 B Location IHETMNMERZRARE Xiyingli, Zhonglou District, Changzhou,
Jiangsu Province
REBIH Lease term of HHfAE Medium-term lease
HEHR investment
portion
MEER Property type (A% -ZERBAE Residential, retail and office
=3 Highlights IR M AR EF O Located at the commercial centre of Changzhou city

ZF| ST RF[PEEEMLETAE  Ranked in “China Top 10 Mainstream Real
MEER ] MEEMERE TEEER Estate Projects” in 2005 and Twin Stars (serviced
RAE (READE)EEI —TZNd apartments) of the project were awarded “2006

B EEEAE] Best International Apartment in China”
—HE=HIZRTELABZTAEN © Phases 1-3 comprise mainly retail or apartments

WMERR AR 150 KA RRUEEIEE  while Phase 4 is a large-scale residential project with
a height over 150 metres

BENMETERP Secured well-known anchor tenants

B M H S EPE Changzhou Fashion Mark
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PROPERTY PROJECTS PORTFOLIO

SERBB D
DONGGUAN LANDMARK

FERTTHE Key Statistics
i No. of phases 1 1
WA (FJ77K) Site area (sq.m.) 18,738 18,738
ey =R Construction start date —EERERA June 2006
% T H 8 Completion date —ZETN\FLA July 2008
fhET AR EMEAE (oK) Total estimated GFA (sg.m.) 79,679 79,679
R-E-_RAF+_A=+—80HK Estimated net saleable/leasable
fEEHFA8E AHEREEBE (FHK)  GFA(sq.m.) as at 31 December 2025 20,172 20,172
HEBE
Project Overview
b B Location ERE R E R IEE 885 No. 88 Hongfu Road, Nancheng District,
Dongguan,
Guangdong Province
BREBIH Lease term of EHIREE Long lease
HEHR investment
portion
MEER Property type FERZTE Residential and retail
=% Highlights UAREHRLEBE - AE¥EHP L Located in the CBD of Dongguan, the mall's
[EEER  MEBEF - KKIEFAE  dramatic setting and accessibility of the mall
3R B Y 7K S substantially upgrade the local amenities
RS H 5 g % 7 0 Dongguan Landmark
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PROPERTY PROJECTS PORTFOLIO

PR EBEE AP D

HANGZHOU LANDMARK

FERTHE Key Statistics
HRZ No. of phases 1 1
AR E AR (F 77 K) Site area (sq.m.) 14,780 14,780
Figa e T A & Construction start date —EEREFE—HA January 2006
%I HH Completion date —ETELF LA July 2007
EErREEmE (FAK) Total estimated GFA (sg.m.) 49,989 49,989
R-E-_RAF+-_A=1+—HH Estimated net saleable/leasable
HEFAHE P EREEME (FHK)  GFA (sq.m.) as at 31 December 2025 26,264 26,264
HEBE
Project Overview
ih 2 Location LA BN T RS B T Ouhuazhou Avenue, Linping, Yuhang District,
FEAEMNAE Hangzhou, Zhejiang Province
REZ DI Lease term of HHIHE Medium-term lease
HEHR investment
portion
MEERR Property type =& Retail
=8 Highlights SE 3T Hb 8 In proximity to metro station

BRSERBTEY  BYRE/N
MN=EmERFENTZ—

RiSMAmEENER,  TMERIR
SIHMTER - MARSIEAAR

Leveraging high-growth city attributes, Linping is
set to be one of the three high-growth satellite
cities of Hangzhou

Secured well-known anchor tenants that attract
not only other retailers, but also significant
pedestrian traffic

)M 3 5 75 2 7R 0 Hangzhou Landmark
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REREEEG
CHENGDU FASHION MARK

FERTTHE Key Statistics
i No. of phases 2 2
h R TE A& (P77 K) Site area (sq.m.) 20,727 20,727
ey =R Construction start date —ET——%<A June 2011
% T H Completion date —ET——F+_H December 2012
hErABEEEE (oK) Total estimated GFA (sg.m.) 139,265 139,265
R-ZZE-RF+-A=+—HH Estimated net saleable/leasable
BEDFAHE, AT EREEEE (FHK)  GFA(sq.m.) as at 31 December 2025 38,325 38,325
HEBE
Project Overview
i B Location &R T R R IR MR Hongpailou, Fourth Section of Second Ring Road,
AN Wuhou District, Chengdu, Sichuan Province
mERR Property type T&RHA= Retail and office
= E Highlights 52T b 8 = 5 A3 SR P K Close proximity to Jialing Road Station of Metro

HBIET T RO ARE,42657T
BE  RBERITELREBERENHF
15+ A A

line no. 3

Site was secured at approximately RMB1,426.5
per sq.m., significantly lower than the average
land cost for comparable projects

X #P 3K 5 #0€ Chengdu Fashion Mark
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RERSH
TIANJIN LE LEMAN CITY

ERFTEE Key Statistics

HA% No. of phases 3 3
wARmEE (F75K) Site area (sq.m.) 114,080 114,080
%8 7 T A & Construction start date —ET—-—%<A June 2012
% T HH Completion date ZFTFRA June 2020
hFTABEEEE (F 77 K) Total estimated GFA (sg.m.) 114,080 114,080
R-_ZE-_AF+=-_A=+—80H Estimated net saleable/leasable
BEDFHE A EREEE (FHK)  GFA(sg.m.) as at 31 December 2025 16,463 16,463
EHEAHE
Project Overview
i Bh Location ROETRE B G 2 6l Junction of Beihua Road and Jincang Expressway,
EREERAKEN Jinhai County, Tianjin
mERR Property type FERTE Residential and retail
=% Highlights BEEER MmO (FERR)207 8 Located 20 kilometres (“km") away from Tianjin
(TAE] city centre (Nankai District)

EE%’Eit?%ii%LﬁﬁﬁkﬁiE i’] 122 Approximately 12 km away from the south
BRIFAKESRERAELSA station of Beijing-Tianjin high-speed railway and
5 km away from Beijing-Tianjin Expressway

.

KB HSIH Tianjin Le Leman City



40 REEMEEARAT — T -HFH

MXEBHE
PROPERTY PROJECTS PORTFOLIO

LEEAREAE
SHANGHAI BAY VALLEY PROJECT

EfRTEE Key Statistics

i No. of phases TEA N/A
Y i B A7 Acquisition date —E—+F 31 July
+tA=+—H 2017
fhEHBEEmEE (F7K) Total estimated GFA (sg.m.) 97,854 97,854
RZT_RF+=-A=+—HH Estimated net saleable/leasable
HETFAIESE M HAERLEmAE (FHK)  GFA(sg.m.) as at 31 December 2025 97,526 97,526
HAHE
Project Overview
b B Location EEBREITENBEBRAEMRE  International Community Sector, New Jiangwan
City, Yangpu District, Shanghai
MEER Property type HARZ Office
=5 Highlights ARG HEEAIR L — E/8EAEHE Located at Yangpu Technology Venture Centre —
B BEFHFISRFEERERFSE  Bay Valley Technology Park, with the same level
BIERL as Zhangjiang Hi-tech Park

/88 ATEB Shanghai Bay Valley Project



TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 41

ZE SRR
PROPERTY PROJECTS PORTFOLIO

BEEMAEY B
KUNMING DIANCHI LAKESIDE PENINSULA

FERTHE Key Statistics

HA% No. of phases TiEA N/A

AR EAE (F750K) Site area (sq.m.) 558 558

Y5 B A Acquisition date —ZE-N\F 31 January
—RA=+—H 2018

RZEZRAF+ZA=+—HH® Estimated net saleable/leasable 1,415 1,415

st F A E AT SR EEE (F5K)

GFA (sg.m.) as at 31 December 2025

HEBE
Project Overview
i Bh Location EHEEERANFHEMNEREN  Dianchi Lakeside Peninsula Business Center,
B B RS Liujia Sub-district Office, Guandu District,
Yunnan Province
MEER Property type = Residential
= Highlights VAR EMOKE - RIFEEE - BT Close to the waterfront of Dianchi with superior

i@

and comfortable living environment

S ML

E BRYE 578 ¥ B Kunming Dianchi Lakeside Peninsula
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% 7% 128 WATERLOO
HONG KONG 128 WATERLOO

FERTTHE Key Statistics

i No. of phases 1 1
AR mEAE (77 K) Site area (sq.m.) 1,692 1,692
ey =R Construction start date —ZE-NEN\A August 2018
% T HE Completion date —E-_—%F+—A8 November 2021
mEsEmER (FITK) Total GFA (sq.m.) 7,966 7,966
RZEBEZRAF+-A=+—HAHK Estimated net saleable/leasable 721 721

HETFAIEHE A HEERLEEE (FHK)  GFA(sg.m.) as at 31 December 2025

HEBE

Project Overview

i Bh Location BENEESITZEB 1285 No. 128 Waterloo Road, Kowloon Tong,
Hong Kong

mERR Property type = Residential

=% Highlights BEAS LB BRI R Luxurious landmark residence adjacent to

prestigious school district in Kowloon Tong

Z 7% 128 WATERLOO Hong Kong 128 Waterloo
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RY| = MK RS
SHENZHEN EXCELLENCE TIMES SQUARE

FERTHE Key Statistics

HA% No. of phases TiEA N/A

s agE AR (F77K) Site area (sq.m.) 1,822 1,822

Y5 B A Acquisition date —ETREF 29 November
+—A=+hA 2006

NR-ZE-_AFE+=-BA=+—HHK Estimated net saleable/leasable 1,135 1,135

EEH RO iEE M HEREETE (FHK) GFA (sg.m.) as at 31 December 2025

HEBE

Project Overview

i B Location SR T8 S 25 Yitian Road, Futian District, Shenzhen
MEER Property type % Commercial

ot

] Highlights LRI o0 7 75 [ 1) i o B AR

Located in the southern central axis of Shenzhen
CBD

F Y| £ # A E 35 Shenzhen Excellence Time Square
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PROPERTY PROJECTS PORTFOLIO

RYIE LR KR
SHENZHEN JIANSHANG COMMERCIAL BUILDING

FERTTHE Key Statistics

i No. of phases 1 1
Fta e T A H Construction start date ZZT—NFNA  September 2019
% T A & Completion date —ET-E-RA February 2024
fhEH AR EE A (F5K) Total estimated GFA (sg.m.) 21,829 21,829
RZEBEZRAF+ZA=+—AK Estimated net saleable/leasable 5,238 5,238

EEtFatEE M HEEREEE (FAK) GFA (sg.m.) as at 31 December 2025

HEBE

Project Overview

It B Location EREFJImEERNIEKER Xinqu Ave West, Longhua District, Shenzhen,
Guangdong Province

mERR Property type ZERHAE Retail and office

=B Highlights AR - BRI EYE ML Convenient transportation and close to

Shangtang Metro Station

YIRS 75 %5 K42 Shenzhen Jianshang Commercial Building




TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 45

ZE SRR
PROPERTY PROJECTS PORTFOLIO

RYIREKEBRKE
SHENZHEN TOPSPRING INTERNATIONAL MANSION

FERTHE Key Statistics

HA% No. of phases 1 1
R ey =] Construction start date —ZE-NFENA August 2019
% T A Hf Completion date ZE-RFENA  September 2025
AErRBEmE (FAK) Total estimated GFA (sg.m.) 107,281 107,281
RZEZRAF+ZA=+—H0H Estimated net saleable/leasable 58,020 58,020

EEH RO iEE MHEEREEE (FAK) GFA (sg.m.) as at 31 December 2025

HEBE

Project Overview

It B Location EREFIImEERNEKER Xinqu Avenue West, Longhua District, Shenzhen,
Guangdong Province

mERR Property type ZERHAE Retail and office

=E Highlights SRR BRI _E YR S Convenient transportation and close to

Shangtang Metro Station

RIS BIBR KB Shenzhen Topspring International Mansion



46 REEREBMARAR T -HFH

MXEBHE
PROPERTY PROJECTS PORTFOLIO

EBLKBERER

HONG KONG SHEUNG SHUI MA SIK ROAD PROJECT
FERTTHE Key Statistics
i No. of phases TEA N/A
h R TE A& (P77 K) Site area (sq.m.) 9,098 9,098
Ye s B A Acquisition date —T—tF 11 July

+A+—H 2017

EErRZEmE (FAK) Total estimated GFA (sg.m.) 7,278 7,278
R-ZE-_RAF+_-_A=1+—HH Estimated net saleable/leasable 6,497 6,497
EEt R iEeE M HEREEE (FAK) GFA (sg.m.) as at 31 December 2025

HEBE

Project Overview

i B Location BEBR LKE#ER Ma Sik Road, Sheung Shui, NT, Hong Kong

MEER Property type =% Residential

= Highlights FR 3 b 7K b 8830k A K2 49 28 b 88 3 Proximity to Sheung Shui MTR Station and

Fanling MTR Station

&7 /KB @K1 B Hong Kong Sheung Shui Ma Sik Road Project
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o IRYIKHL
Shenzhen Hidden Valley
o RYIKEHEER
Shenzhen Water Flower Garden
e REEREBEEFRDL
Dongguan Landmark
o MMEREERPL
Hangzhou Landmark
. FERTH
Tianjin Le Leman City

ABOUT THIS REPORT

Top Spring International Holdings Limited is pleased to present this
Environmental, Social and Governance Report (the “Report”) to provide an
overview of the Group’s management approaches affecting the operation
and performance in respect of environmental, social and governance (“ESG")
aspects for the year ended 31 December 2025.

REPORTING PERIOD

This report provides an overview of Top Spring’s ESG management approach
and performance during the year from 1 January 2025 to 31 December 2025
("2025" or the “Reporting Period”), which is in conformity with the Group’s
financial year.

REPORTING SCOPE

This Report covers Top Spring International Holdings Limited (the “Company”),
together with its subsidiaries (the “Group”, “we” or “us”) focuses on the
environmental and social performance of our core business during the year
under review. Top Spring is a conglomerate group with businesses focused on
boutique residences, retail, industrial parks, property management, education,
and investment. The Group specialised in the development and operation of
urban mixed-use communities, and the development and sale of residential
properties with regional footprint covering core cities including Shenzhen,
Shanghai and Hong Kong.

The environmental key performance indicators (the “KPIs") disclosed in this
report cover our offices and own assets (prior to sales) under our operational
control in the PRC during the year under review as listed below:

o IKBIREXR-RY

The Spring Land — Shenzhen
o EBIMNEFEE

Changzhou Fashion Mark
o REMEZHE

Chengdu Fashion Mark
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ABEN2REEBARZABERAR (&
BRI &S ETARR (T ETRRAL K&
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HEREABETAD) MAEE - AEECDE
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SEECERMHEETTENKRE -

& IR A
Reporting
Principles

REEE A

Application by the Group

BEE2M%
BEERAFBEER -

REPORTING BASIS

This Report is prepared with reference to the Environmental, Social and
Governance Reporting Code (“ESG Reporting Code”) as set out in Appendix
C2 to the Rules Governing the Listing of Securities (the “Listing Rules”) on The
Stock Exchange of Hong Kong Limited (the “"HKEx"). The Group has complied
with the disclosure requirements of the “comply or explain” provisions set out
in the ESG Reporting Code. This Report summarised the Group’s performance
in corporate and social responsibilities applying the reporting principles of
“Materiality, Quantitative, Balance and Consistency” as below.

AEBFERBEFNER/EBRISNLFERE HEREABEZEAMLERN  AEET AEEME

Materiality The Group identified and evaluated the materiality and the importance of ESG issues through continuous
communication with our stakeholders and taking into consideration the Group’s business operations and
sustainable development.

21t REBEEHHTEHE  CHEMEBRGEHBRERNRTHRE - AEBHHERE M HREBIRIRE
TE(CIREE - WA o

The Group has taken the initiative to formulate policies and record relevant measurable data for performance
monitoring and evaluation. The Group disclosed its environmental and social KPIs quantitatively with

explanations.

Quantitative

T AEENFEZERER  RARMRAKERRIRE HERERMMEZRE LHRAHEETRE

FEBERRNAEHO N EEEE BRI EmBEA -
The Group has presented our performance in sustainable development and ESG issues based on objective facts
and avoided improper selections, omissions or presentation formats that may inappropriately influence a decision

or judgment by the report reader.

Balance

— AEBESFHARENFRRELBREVESRT T ARA - RTHER - BHABENLBRUFER
SEZRB -

Consistency The Group adopted a consistent approach annually on the disclosure scope and statistical methods used for KPIs

in this Report to provide a meaningful comparison for our performance evaluation.

= B RIR
RBEFEESMBIEIRRAEEEAR
XM SETIHREMAFRER  LEBAME
FIEZ - AERARRER((EED g ([E
EgEZRIE HEAREEN - £HEIE
MEEMEE -

BERARE
ABEZRERXHMEHR - WA EF AR
FAHSHE EREXRAE FMELRE -
AR SR B 2E - BT Al B8 AN E
Ifihttp://www.topspring.com K & /7 Bk 32 B 48
www.hkexnews.hk Z& B 2N 3 & B9 & 7 3 Fg ©

SOURCE OF INFORMATION

Information and data contained in this Report are derived from the Group’s
formal internal documents, statistical reports and public information, after
verification by relevant departments. This Report was reviewed and approved by
the board (“Board”) of directors (" Directors”) of the Company who takes the
responsibility for the truthfulness, accuracy and completeness of its contents.

ACCESS TO THE REPORT

This Report is available in electronic version in Chinese and English languages.
Should there be any discrepancy between the Chinese and English versions,
the English version shall prevail. You may access the Company’s website at
http://www.topspring.com and the website of the HKEx at www.hkexnews.hk
for an electronic copy of this Report.
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CONTACT INFORMATION

The Group welcomes all stakeholders to provide their opinions and suggestions.
Stakeholders can provide valuable advice in respect of the Report or the Group’s
performances in sustainable development by email to IR@topspring.com.

ABOUT US

We are a conglomerate group integrating the real estate investment and
development, industrial operation, commercial property management,
formative education and emerging industries investment businesses operating
in the PRC.

The Group always adheres to the positioning of building quality property. With
a strong focus on the commercial and residential property investment and
development, asset management, industrial operation and other businesses
in the Greater Bay Area (as defined below), the centres of which are Hong
Kong, Shenzhen and Guangzhou, as well as the economically dynamic regions
including Shanghai, the Group actively leverages multinational operations and
is familiar with the characteristics of the PRC to integrate global resources and
develop sustainable metropolitan industry communities through city-industry
integration, serve urban development and industrial upgrading and strive to
become a practitioner on diversified investments in facilitating the achievement
of national strategies.

ESG GOVERNANCE

Sustainable development remains a top agenda in the business world and
stakeholders are demanding more actions from corporations to address
emerging ESG challenges. We operate with a mission to explore relationship
of symbiotic relationship between men and city, to make a positive impact
on communities in which we invest, and to lead a quality and environmental-
friendly lifestyle.

The Group commits to the incorporation of sustainability into our business
strategy, planning and overall governance structure. Recognising the
importance of ESG-related matters, the Board carries overall responsibility
for overseeing the Group’s ESG issues, ESG strategy and reporting, relevant
policies, and initiatives. It is also the responsibility of the Board, to evaluate
and determine the ESG-related risks, and ensure appropriate and effective ESG
risk management and internal control systems are in place. The management
monitors the implementation of relevant policies and measures to ensure the
Group is on track to achieving our ESG-related goals and targets. Reports are
made to the Board for their review and confirmation.

ESG Management Structure

To ensure the efficacy of ESG management, the Group has established ESG
management structure with a three-tier hierarchy consisting of the Board,
senior management and the ESG function group, each of which is responsible
for well-defined duties and work in a coordinated manner.



50 H#EEREEERAT T A5R

RE - HERERRSE

ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

The Management
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Decision-making and approval level

IRR BRI AR

Supervision, Coordination and implementation level

As the highest decision-making body of the Company, the Board has a
primary role in oversight for the Group’s overall ESG governance issues, and
incorporates sustainability into our Group’s long-term business development
strategy and value creation. The Board regularly assesses risks and opportunities
associated with the ESG issues as highlighted by the management; reviews and
approves the implementation of the ESG strategies, goals and performance;
reviews and ensures the risk management and internal control system are in
place.

The management is responsible for monitoring the implementation of relevant
policies and measures to ensure the Group is on track to achieving our ESG
related goals and targets. Reports are made to the Board for their review and
confirmation.

ESG Management Approach and Strategy

Every year, through the risk identification, stakeholders engagement, materiality
assessment and the review of policy formulation process, the Board approves
the management approaches on ESG issues that are material to our Group and
bases on the regular review on ESG performance with the strategic goals and
targets to make constant progress and improvement on ESG issues in our daily
operation responding to the stakeholders’ expectations and jointly promoting
the sustainable development of the Group.

In order to assess the effectiveness and the appropriateness of the ESG
strategies, goals and targets, regular review on the progress achievement is
necessary for any rectification if the progress falls short of expectation. To
promote a long-term sustainability and develop a realistic roadmap, the Group
formulates ESG strategies with strategic goals to achieve in five years.

Review of Progress against ESG-related Goals and Targets

The Board is responsible for reviewing the progress of attaining ESG-related
goals and proposing direction for the Group's ESG development going forward
based on the progress.
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Issues of Concerns

&

Stakeholders

STAKEHOLDERS ENGAGEMENT

The Group understands the success of the Group’s business depends on the
support from our stakeholders, who (a) have invested or will invest in the
Group; (b) have the ability to influence the outcomes within the Group; and
(c) are interested in or affected by or have the potential to be affected by the
impact of the Group’s activities, products, services and relationships.

The Group engages with our stakeholders to understand and respond to the
concerns of our stakeholders, develop mutually beneficial relationships and
seek their views on its business proposals and initiatives so as to promote
sustainability in the marketplace, workplace, community and environment.

The Group acknowledges the importance of intelligence gained from our
stakeholders’ insights, inquiries and continuous interest in the Group’s business
activities. The Group has identified our key stakeholders that are important to
our business and established various channels for communication. Through
general communication with stakeholders, the Group understands the
expectations and concerns from stakeholders. Their feedbacks allow the Group
to assess the impact of our decisions on ESG issues, but also to adjust our
direction of business development and growth. The Group will continue to
ensure effective communication and maintain good relationship with each of
our key stakeholders.

The following table provides an overview of the issue of concerns of the
Group’s key stakeholders, and various communication channels and methods
used to reach, listen and respond.

BT R BB HE .
Government and
regulatory
authorities

laws and regulations

o ZEHMABRK
Proper tax payment

o EBEBUTHER

Response to the

government’s policies

BFRAOERRER

Compliance with the rules,

SHERE B8

Engagement channels Practices

e FEBTIFEEZE - TIEMmE o BREBEZEREREE-
RERIEREIL AR EIR N AT
ek Operated, managed and paid

Research and discussions taxes according to laws and

through work conferences, regulations

work reports preparation

and submission for approval ¢ EARFEE - BEK
BRGE

e FHRDNEF
Annual reports and

Cooperated with
government’s supervision,

announcements inspection and evaluation
review
o REAFUL
Company website o REWEREMIE R
o  FERRK Disclosed and reported
Annual filing information in a timely and

accurate manner
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& BEEE SHERE BER
Stakeholders Issues of Concerns Engagement channels Practices
BRRIEEE e FEEBRBRARER e FH HH/RIE o LRN{EHARARSEERE
Shareholders and Information disclosure and Annual and interim reports RIEROAEE R E
Investors transparency and announcements Made relevant disclosures
about Group’s business
[2\ B K [B] 57 o NEHHL development in a timely

(=1

Employees

Risk and returns

RERRIER R A FHEF

AR

Protection of interests
and fair treatment of
shareholders

B
Remuneration packages

BERELRZE
Occupational health and
safety

THERER
Working environment

BEIRES
Career development
opportunities

Company website

BERRE

General meetings

Bl RS - TYETT
&

Training, seminars,
workshops, briefing sessions

ML REBEEED
Cultural and sport activities

WEEE - BT RRE

Intranet, emails and notice

EBEHAE
Employee surveys

manner

FAEZERANREESH -
REREENRAE
Carried out different forms

of investor activities with an
aim to improve investors’
recognition

BRBRERERE

Convened general meetings

TE At AR S 5% R 1 &) B
BARHEBITHRARSEER
REBEBX

Disclosed company contact
details on website and in
reports and ensured all
communication channels
available and effective

RERERZEZHTERER
Provided a healthy and safe
working environment

AR R EEE TE
Organized occupational and
professional staff trainings

VNS R0l S AN 1l
Developed a fair promotion
mechanism on career path

RESEBHEE RENES
Organized care and welfare
activities for employees
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Stakeholders

BEEE

Issues of Concerns
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SHERE

Practices

EF .

Customers

HEBREBAIE o
B

Suppliers and Business
partners J

TEBE .

Industry associations

e MEEE M MR
Safe and high-quality
products and services

LBl ER P HK
Responsive to customers’
needs

BIEER

Mutual trustworthy
relationship o
REFGERIR .

Long-term partnership

EREXNREE
Performance and obligation
under contracts

R

Tendering process

o=z .

Experience sharing

A1k .

Cooperation

AFHE
Fair competition

Engagement channels

NE - NMETF - B
W EFRRAE
Company website,
brochures, notice boards,
annual reports and
announcements

mEERE
Satisfaction surveys

B R# 2 AR

Customer service hotline

EFEFHERRER
Mobile application for
customers

(Bes HERSH -
B RE

Business meetings, supplier
conferences, phone calls
and interviews

RISEZNIRE
On-site audit or checks

TReR /e
Industry conference/seminar

B
Site visit

RHBERLZE2HRBERME
Provided a clean and secure
environment and community

TEEFPRFEEKS
Improved customer complaint
handling process

FBFHERIZN RIS
ek BEF R

Enhanced intelligent functions
and customer experience
through mobile application

BiaVANSEEEE ey 1ol
Established a fair tendering
mechanism

AR ES REEHE
FRkEBEEIRASHE
B R

Enhanced daily
communication, and
established long-term
cooperation with quality
suppliers and contractors

RETEHREUESE
Provided regular feedbacks for
improvement

BIERATHES HRAXAE
BRERRDZER
Maintained fair play,
cooperated with peers to
realize win-win situation and
shared experiences

SPTEMA G - UHES)
TEARHEER

Attended industry seminars to
promote industry sustainable
development
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AEBBEETHYAKENEEMEBERN
RIS HEREREE  CRAREPTR
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RABBRIRG LR RE AR EMERAE

FEIR

AEEDEBRINTIIRFGERE HER
ERNEZERNMERERE

S EB - TREE

. BREESN  FKEETERES
BB R I5ERIA RN R B R R &
RS g REAHBHE - RIFCR
BonghERMETA)  BE
ERERZBDBRANMEEE  RIR
Rk EBRER EETRRULERBHE -

BERF-BhE2H

. AEBEEREZEERAMMINGEE
ERNE(BRRIFNELE]
RETELRIE) B EXGE R 2 T RIRE -
HehERZENERNRE AR
RREEER T EAETTHERF RaHE -

RR-EEEAEHE

. AEEEEERBEEDTNFTNHE
SEERETH R LEBBZRER
HekErBEHAEEERFEL
AREENERIRE -

. AEEEEERRMELSEBERE
BEEZERRE HEREREES
REABREFUAZH - BEETCERE -
HEkERHRETAD -

Materiality Assessment

The Group has evaluated the materiality and attached the importance in ESG
aspects through the steps: (1) material ESG area identification by industry
benchmarking; (2) key ESG area prioritization with stakeholders’ engagement;
and (3) validation and determining material ESG issues based on results of
communication among stakeholders and the management. Hence, this can
enhance understanding of their degree and change of attention to each
significant ESG issue, and can enable us to be more comprehensive when
planning our sustainable development work strategy in the future. Those
important and material ESG areas identified during our materiality assessment
were discussed in this Report.

The Group has adopted the principle of materiality in the Report by
understanding the key ESG issues that are important to the business of the
Group. All the key ESG issues and KPIs are reported in this Report according to
disclosure requirements set out in the ESG Reporting Code.

The Group has evaluated the materiality and importance in ESG aspects
through the following steps:

Step 1: Identification — Industry Benchmarking

o Relevant ESG areas were identified through benchmarking analysis,
with consideration into industry trends, regulatory and market
requirements and corporate development strategies. In accordance
with the ESG Reporting Code, ESG issues were categorized into
four areas: Environmental Protection, Employment Management,
Operating Practices and Community Involvement.

Step 2: Prioritization - Stakeholder Engagement

o The Group obtained the opinions and expectations from key internal
and external stakeholders including those identified in the section
"Stakeholders Engagement” during daily operation on key ESG
issues identified above to ensure all the key aspects to be covered for
prioritization and assessment.

Step 3: Validation — Determining Material Issues

o The Group’s management discussed based on the result of
benchmarking identification and stakeholders’ engagement, and
determined the materiality of each ESG issue in relations to our
business characteristics and daily operation.

o The Group’s management ensured all material ESG issues, which were
important to our business development, were reported in this Report
and in compliance with the ESG Reporting Code.
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RBERR AEBEZERIEBES &H™
B1E R RABRAD - BB SABARSE
HEREREE  ATBMBRSNDEMEE
MFRE - AEEEZEBOMEL EBEAKLE
iUt ER E—FEMETHEEENG K%
BEFNEAFTEFERTIE - NIRE - i
EREANZEREE  RMSHMNLHAEE
REFSNHEAFZENABEAMISEEAR
B oHEREREH-

During the Reporting Period, the Group identifies the most relevant ESG
aspects on an ongoing basis by reviewing our business operation, latest market
landscape and relevant legislations to understand and address the concerns
of our stakeholders. There were no major changes in the nature of the
Group’s principal activities, hence our latest list of material issues has remained
unchanged on the basis of the materiality assessment conducted in previous
year. 15 material ESG issues across environmental, social and governance
aspects have been identified as impactful and significant to the Group and its
stakeholders.

B e BR
Environmental Social Governance
o FEKERELHAK e HEKRE o  EER
Water consumption and Community Investment Corporate governance
conservation e EmEMR o EEFEE
o BEIRIUIE BN BETE BE Product responsibility Business integrity
Energy efficiency and conservation o  ffEGEE S
o EEWER Supply chain management
Waste management o BT AA|
e ZERNEREEXR Labour practices
Indoor air quality e BEEHEZE
o ERBEM Health and safety
Air emission e  [EEBRKE
o RIERE(LEBEREHENR Employee development and training
Climate change and GHG emission o B T#&7#|

FELapIRp - BPE— TR LA EE R
ROEREENNEEEH - RPIBROR T H#
RZEFH YARKNERE BERHLEER
IR - HERERTIF -

Employee benefits

Within the list above, we have further identified eight most significant issues to
our Group and stakeholders. We are committed to adequately addressing these
issues and maintain comprehensive and transparent disclosures of our ESG
efforts to our stakeholders.
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EBmE
Aspects

-84
Environmental

e
Social

PEION
‘Bon

Governance

EEEE ESG Material Aspect

EXBEH

Material issues
ENEREE

Indoor air quality

FEKE RETH K
Water consumption and conservation

BE IR R PE I EP e TR e
Energy efficiency and conservation

EmEE
Product responsibility

R % 2
Health and safety

BB #HRKIE

Employee development and training

©ERER

Corporate governance

BREE

Business integrity

i ) 1%

Relevance

FREARMETHENENEZEREZRUREEETER
Improve living quality with enhanced indoor air quality in our
residential projects

EHMRF REBHYES - BBEKRGRES ARG
BEKTHEKBEREBRER  BRIMBERAITKEE
BRARBEUEE

Improve water use efficiency through water efficient designs
in our designed and managed properties; recycle and reuse
of water in our construction sites as much as possible; ensure
wastewater discharge on our construction sites meet relevant
discharge standards

FRE R R RE B E RN B R T R B S ae
R HEEERRER  RESHDER

Improve energy efficiency through the adoption of energy-
efficient designs and equipment in our designed and managed
properties; continue monitoring of energy consumption to
promote energy conservation

BRMEHEERAEEVENRE  BREKENEPERE
FHERE

Ensure the quality of property projects and educational supplies;
ensure customer information collected is well protected
MRETIAZALZE2MNITERE  WEEEEEISO 45001
B % 62 22 42 2 B ¥ B8 K (Occupational Health and Safety
Management System) 5278 © [ 8 TR 7 B g i 2 2457l
Ensure safe working environment for our staff; property
management is certified with ISO 45001 Occupational Health
and Safety Management System; provide regular health and
safety training for staff
FRAAGETREABEIRERFECEEETET
TR

Continue staff's development by providing in-house training to
front-line staff and sponsoring further studies by application
BRAQAANRA - BRREFI - WRRERFNER
e RERN =R

Ensure system of rules, practices and processes are in place and
that the Company is managed in the interest of shareholders
EREBHMEERRTNEE BEEH REBRRERE -
REEF=ZTHMBEE  ALDIERBEFITH

Manage issues surrounding ethical conduct of business,
including compliance, anti-corruption and anti-bribery,
protecting intellectual property rights of third parties, and
preventing anti-competitive practices
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BERTRER

Green designs and features

RIEE@

T EERLEREME—BE/EIT -
NEEBEETREATEIREERER
BEERRA(FEARLMBIRERE
EY (R EARLFMBEARSEPAE) -
(REE A REMBEITRITAE) (P&
AR B E 2R 5 R RIBE I AE) -
(CREARKEMBEHOERE E - A
EEREEETIHEEEER B AE
T EFR RS WAl AL B E R IR B L -
AEBEERBEHEAENELTIRES
BERX WHEES TISOI4001REE
BREARE BRHEERETERREN
EEHEBEE  URERMOLCEETSY
REMTE - RSB AEEWTHN
FHEBERTRREZEHEMNEMER
EB(ZT-MF  E) o

L E e
EMeEaecgERamARZENE
mEH e HMENFE RAZHEIB
B BMELRBEEREEYTGHIZE
(Assessment Standard for Green Building)
(GB/T 50378-2020) % # B 2 £ EM K E
Ko BBFBALLEH ERNARBA -
PREIERE - BREFK  BEMBEL R
BEGEAR ST EOEE - ZMIET
ERRZERENZERE -

WEN R .

Passive building design

BEIIR AR E [ B e T e o
Energy efficiency and conservation
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A. ENVIRONMENTAL ASPECT

Guided by our vision to be the provider of ideal living space, the Group is
in strict compliance with the relevant environmental laws and regulations
in the PRC, including but not limited to the Environmental Protection
Law of the PRC {F #E A R £ MEIZR TR E L), Protection and Control
of Atmospheric Pollution of the PRC {# ZE A R H£ MBI K &5 A
%), the Water Pollution Prevention and Control Law of the PRC {7 %
AR FEFBE KRS ZB787%), the Law of the PRC on the Prevention and
Control of Environmental Pollution Caused by Solid Wastes (/= A &
H AN B BE ¥ )5 R IRBIH A L), the Energy Conservation Law of
the PRC (9 2 A R B &0 49 82 JR /%) . Our Group would be subject
to payment of fines and penalties, and our reputation may be damaged
if there is any failure to comply with these laws and regulations. The
Group has established an environmental management system based
on its operating models and continuously obtained the certification of
ISO14001 Environmental Management System intending to promote the
improvement and development of the environmental management system
and mitigate the impacts of our operations on the environment. During
the Reporting Period, the Group is not aware of any non-compliance issue
(2024: nil) in relation to the environmental laws of Hong Kong and the
PRC.

Property Design

The green building concept is incorporated into the lifecycle of our
buildings. From the development and design phases to the construction
of properties, we refer to green building guidelines and requirements,
including the Assessment Standard for Green Building (GB/T 50378-2020).
By taking into account various aspects such as public green space, indoor
natural ventilation, sound insulation quality, building lighting, construction
material optimisation, thermal insulation and shadings, we are creating
green buildings with lower environmental impacts.

TH B

Relevant measures

MARHBRERAUREBABFEARFZEFRRARLIR

Incorporating passive building designs to improve ventilation and optimise
sunlight exposure

EEREETEEERRERAES  WEERNEERY

Installing smart temperature and humidity sensors in each unit to enhance living
conditions of residents

LEEREEE (WLEDER)

Installing energy-efficient fixtures such as LED lighting

P AR B ARS8 L A DI E R M E R

Improving energy efficiency with designs such as variable speed ventilation
drives and heat recovery

REANGREBEERES

Exploring renewable energy opportunities such as solar energy
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BERT R MHBAtE HE

Green designs and features Relevant measures

PR R T 87 40 FR 7K o (ERMEIKEBESH KRS

Water efficiency and conservation Using water-efficient designs such as water-saving features
EANEREER e LZERERFERBUEZENERER

Indoor air quality Installing air purifying equipment to improve indoor air quality
gl o  EIEZEREAKZL

Green space

T ih
BMERETRAMNEZRIESEER
HERSEEEER BROLE WS
TEETHBENRBEEZEER BHEZ
SHREARARMEETIHNIRERYT
M WRADESMITENEmEE -

Greening of rooftops and vertical walls

Construction Sites

We ensure full compliance with the relevant environmental laws and
regulations at operating locations by enforcing various monitoring and
control measures in different key construction site management aspects.
Implementing the measures promotes the environmental friendliness
of our construction sites and reduce its negative impacts on the nearby
communities.

EEEM HHEA R HE
Management aspects Relevant measures
REHEH e MEBEERAETNIH -HERSEAEHREZEEEI61E100% ] (1618
Air emissions 100% J)
Implementing the “Six 100%" (“6f&100% ") measures of dust pollution
prevention and control at construction sites under regulatory requirements
o RBE MBS T RS KR HIIE B RS B 69 52 5] 1 BE Bk AR
Measuring and limiting the exhaust smoke of diesel engines for non-road mobile
machinery as required by local government
REEYE R o IMSRIEE BRI ERIIRE M EEEMNEE

Waste management

K& 1 .
Wastewater management
RIEEE .

Environmental management

Reinforcing the management of the disposal and recycling of construction
wastes in response to the latest requirements
EREERNBREREZERENEERTEY

Sourcing qualified vendors to ensure proper treatment and disposal of hazardous
wastes

TEBE R 2 Al % b B /K B 32 28 °] 5 A K

Treating wastewater at our work sites to acceptable limits before discharge
LZHUZEABHETHIRE L2 REEHEETERRS

Arranging regular inspections on the environmental, safety and health measures
conducted by construction contractors
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Y EE Property Management
BMBEBRDSERREE  BERS8EY We continue to enhance the environmental performance of our self
FWRRER - TR AFEREERME operating properties by adopting various green measures. Below are the

PNREFEMERRNERESE -

EEEE

major initiatives carried out during the year to manage the environmental
impacts of our activities.

HER R

Management aspects

BERE R

Energy management

RIRER

Environmental management
HFE2H

Tenants’ engagement

‘RN A
Recycling

K E R ER

Rainwater collection and reuse

MEER

Property management

Relevant measures

o HIRARSITRBLEDEE
Upgrading lighting systems with LED fixtures

o RBALHESMNRABAFERE
Reducing the amount of lighting used in common areas

o MEFFISO 14001 BIREE RHNRE
Maintaining ISO 14001 Environmental Management System certification

o EEEFPKERE  KERUWHER) BEERERE
Encouraging tenants to minimise their resource consumption (electricity, water
and material use)

o MAEPREMEBIWERNE - LUK REY
Providing tenants with recycling facilities for waste reduction

e HMREASHLZEJ/BLETEEETDUTRBHELPBLERY TERTER
AT UXHEMBNNEXRDBRBERES
Supporting the old clothing recycling activity of local government by providing
venues for equipment and publicity activities and encouraging tenants to donate
old clothes to those in need

e HMBBKRKEGTKIRE R LHAmMEREARBSEEPETLYE
R IZ $8 B4 14 175 B
Assisting construction contractors to implement safety protective measures for
tenants during construction work by separating rainwater from sewage

e WMREBBEREBEZIAEARERERE ERRESREHARERER
B
Ensuring strict compliance with relevant regulations when using pesticides and
cleansing agents, and aiming for zero incidents regarding their use and storage

o REFMATHERMEZERFAIMETER
Treating waste cooking oils from restaurants before being discharged

o  REBRKMFIZEEEMEANBRASK  BEYRES
Managing community wastewater, waste and noise according to national and
local standards
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RIBEMHE - ZRSRYHFRAT ¢

ZRSRYE|R

A1:

Education-related business

As part of our environmental protection efforts, the Group emphasises
energy conservation and reduction of paper use in the operation of our
education-related business. Through the replacement of paper-based
office administrative systems with the electronic office automation (OA)
system, we are promoting paperless practices across our offices. We have
also raised environmental awareness of employees as they are encouraged
to turn off electronic appliances when not in use, reuse paper and adopt
double-sided printing whenever possible.

In terms of provision of educational products, in addition to strictly
complying with the stringent requirements of the Education Bureau of
Hong Kong on quality of educational supplies, we are advocating the
adoption of energy-efficient and environmental-friendly products such as
supporting the transitioning from traditional paper books to e-books and
will work towards this direction in the course of book publications. We
have also provided recyclable teaching supplies to schools by storing them
in warehouses when not in use.

Emissions

Air Pollutants Emission

The air pollutants emitted by the Group mainly come from the fuel
consumed by electric generators. We encourage employees to adopt
alternative communication means, such as continuing to actively
implement carbon reduction measures in order to reduce air pollutants
emissions that arise from operations. Furthermore, the Group targets to
reduce the emission of air pollutants by 10% by 2030 as compared to
2022.

During the Reporting Period, the air pollutant emission was as follows:

Type of air pollutants

AREy (REm)
Nitrogen oxides (NOXx)
ey (FEtym)
Sulphur oxides (SOx)

S F RN (ROZRERL)
Particulate matter (PM)

BEREB(REEREDHER

AEERBIHRYRRECHNARE
2 RAEZERMNBABLEILHEE
KA - Bt AERERORRER
REMCNTE UREEREARTERD

F5 775.81
kg
Fr 30.52
kg
Fr 9.13
kg

Greenhouse Gas (“GHG") Emission

The Group recognise that the community is gradually concerned with
climate change as it affects our daily life and poses a risk to its business.
Hence the Group is committed to mitigating the effects of climate change
and protecting the health of our employees and community.
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As a conglomerate group integrating real estate investment and
development, industrial operation, commercial property management,
formative education and emerging industries investment businesses,
our source of emission is mainly the indirect emission through electricity
consumption for our business operation. The Group attaches great
importance to reducing the carbon footprint by gradually establishing
emission targets, incorporating energy-saving initiatives and measures
into our daily operations and continuously exploring new opportunities
to achieve emission reduction through our environmental management
system. The Group targets to reduce the GHG emission by 10% by 2030
as compared to 2022. Details of the Group’s energy efficiency measures
and practices were summarised in the section “Use of Resources” and
green office policies mentioned in the section “The Environment and
Natural Resources”.

The GHG emission remained stable in 2025 was primarily attributable
to the effective implementation of energy-saving policies during the
Reporting Period, while Scope 1 emission recorded a significant decrease
due to reduced natural gas consumption.

During the Reporting Period, the GHG emission was as follows:

GHG emission’

HENHRE?

Scope 1 emissions?

HE2HME>

Scope 2 emissions?

HE3HEHE

Scope 3 emissions*

BRERBHRES (BE1+8E2)
Total GHG emission (Scope 1 +Scope 2)
BERBHNEE

GHG emission intensity

BRERBHMENFEDENAEREREEN D
Xt mEER] -

GOE 1 - ANRE A SR AR B FE LA BEL

$E2 - MEFNEERE R NEE ZERMEER

BESHRERBFERAEEEERTOEMRE
EHW - WRAKEEFRBEEEIHNE - TIK
BORERBRERZ)FRE  YEN B ARG
MBEETHE -SRIV IBERRREETE
HRERH L ER - ARERERKRNOREH
MR ESCE BB IRE T & -

WStk E 2 187.40 463.18
tonnes of CO,-e

W —E bikg = 11,555.72 11,516.23
tonnes of CO,-e
L= 8.66 38 A N/A
tonnes of CO,-e
W —E bikEg = 11,743.12 11,979.41
tonnes of CO,-e
WE—E bixg 2 FHK 0.0075 0.0077

tonnes of CO,-e/m?

The calculation of the GHG emission is based on the “Corporate Accounting and
Reporting Standard” from GHG protocol.

Scope 1: Direct emissions from sources that are owned or controlled by the Group.

Scope 2: Indirect emissions include energy indirect emissions from the generation of
purchased electricity.

Scope 3 emissions refer to other indirect emissions that occur in the value chain of
the Group. This represents the Group’s first year of Scope 3 disclosure, calculated in
accordance with the GHG Protocol standard based on currently available data. The main
sources identified include employee commuting and upstream transportation of raw
materials. The Group will continue to enhance data collection methodologies in future
reporting periods.
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REBFEZLRBEMOEELEANZ
g AR D EA MR AR - &
B 5 8 B 7 OB e K B A O R (B Ui R
Z2Y AMSBARTLELREDHEE
GEdEES BANBARRERE
2H o REUNFLBEREKEE T
ﬁﬁaﬁ%%&ﬁﬁk,ﬁﬁﬁgLﬁﬁa
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MEEBNFIEEEEEVNELERE
ERI-_ZS=—ZFHMEENETEEY
BZZEZZFFHAD10% e

“TOAFEANEERRVRFRE
RBREBEMEEXEERENEETE
B — B0 -

R AEEEEHREREEY
mF :

EENEZERY

Non-hazardous waste generated

EEH—REEY

General waste generated
AR RS R
Construction waste generated
EENBEEYEE

Waste generated intensity

Hazardous and Non-hazardous Waste

During the Reporting Period, the Group’s operational activities do not
involve the production of finished products and the hazardous waste
to be generated is minimal so it is not significant to be of concern. The
non hazardous waste generated was mainly general waste such as office
paper, domestic waste, etc. As part of our waste management, the Group
has formulated detailed guidance for all front-line and back-office staff to
follow in our operating places and offices to mitigate our impacts on the
environment.

The Group plans to establish steps to gradually increase the garbage
sorting spots in our communities under management to facilitate
recycling and to engage contractors to undertake and handle the recycled
waste in a timely and orderly manner. We will promote the concept of
a green community by conducting various community activities so as to
strengthen public awareness of environmental protection and establish
the habit of garbage sorting and recycling. In our daily office operation,
we continue to adhere to the green office policies listed in the section
“The Environment and Natural Resources”. Given these current operating
practices and plans, we continue to strive to prevent hazardous waste
generation and target to reduce the generation of nonhazardous waste
by 10% by 2030 as compared to 2022.

The non-hazardous waste generated remained stable in 2025, reflecting
consistent waste management practices across our operations.

The non-hazardous waste generated by the Group during the Reporting
Period was as follows:

W 12,330.60
tonnes

72 - -
tonnes
e, 5 K

tonnes/m?

12,330.23

0.00790 0.00790
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A2: Use of Resources

In our daily operation, energy and water are the major sources of resource
consumption. The Group consistently aims to implement energy and
water efficiency initiatives to reduce energy and water consumption.
The Group also motivates all its employees to participate in resource
conservation activities and encourages them to save energy and water.

Energy Consumption

The Group considers environmental protection as an essential component
of a sustainable and responsible corporation. With aims of resource
conservation and implementation of energy-saving measures, the
Group actively promotes the concept of energy saving and emission
reduction into the entire process of its development and operation. In the
meantime, the Group puts effort into raising employees’ awareness of
green behaviour by implementing green office policies (extracted in the
section “The Environmental and Natural Resources”), including switching
off all the lights and applicable electronic office equipment by the end
of the work day. Air-conditioning temperatures are set to 25.5°C. In our
daily operation, purchased electricity is the major source of our energy
consumption.

In order to further mitigate our impacts on the environment from
energy consumption, we target to establish in steps by applying in our
community’s management for lighting systems with sensor functions;
investigating the feasibility of the implementation of solar panels and
incorporating the assessment with energy-saving characteristics when
making new quotation for equipment. The Group targets to reduce
energy consumption by 10% by 2030 as compared to 2022.

The decrease in energy consumption in 2025 was mainly attributable
to reduced natural gas consumption for heating and the continued
implementation of energy-saving measures across our operations.
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During the Reporting Period, the energy consumption of the Group
attributable to the purchased electricity was as follows:

HBEAE B

Purchased electricity consumption
LemERE

Diesel consumption

Natural gas consumption
SR

Towngas

BER B REARET

Total energy consumption
BEREREREE

Energy consumption intensity

FEKE
KEAEERELETREENARE
B2 — RBREHE - ARAEBEEE
Rt 5 B AT M0 KR - MU SR B
EATASKEUEAKRNEE - AEEHE
BERFERIERKERBECHAT
HRRESEIHNAKEH WIRES
TRAZKEE THRE Mg EHEKE
ELERRMEE - AEERYERR
MEEHERAKEETTADWNAESR
EEHERE AEENEER  FHZ=ZT=F
FRKERZZZ_FFHP10% -

TR RFRKEENGEZHERNR
SHREETHNRERAREEZRD

&1 -

z

R EHRE - AEREFEKEBNT

FokE

JK B B 14,590.51 14,604.63
MWh
JK B B 51.02 56.38
MWh
Ik BB 714.00 2,008.10
MWh
JK BB - 20.23
MWh
JK LB 15,355.53 16,689.34
MWh
TR, Tk 9.84 10.69
kWh/m?2

Water Consumption

Water is one of the most important natural resources for the Group’s
daily operations. During the Reporting Period, the Group did not have
any issue in sourcing water as we use water resources provided by the
regional government legally. The Group actively seeks ways to mitigate
water consumption by raising employees’ awareness of water saving
through green office policies such as reminding employees to turn the
faucet off tightly and conducting regular inspections and maintenance of
our water supply pipelines to prevent leakage and blockage. The Group
closely monitors and performs monthly analysis of the water usage in the
communities under management to spot any abnormal consumption.
The Group targets to reduce water consumption by 10% by 2030 as
compared to 2022.

The increase in water consumption in 2025 was mainly attributable to the
expansion of operational activities and pipeline leakage repair during the
Reporting Period.

During the Reporting Period, the water consumption of the Group was as
follows:

Water consumption

FKE

Water consumption
FRERE

Water consumption intensity

ST K 539,814.60 361,479.00
m3

SRR K 0.35 0.23
m3/m?
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A3: The Environment and Natural Resources

Regarding the operation of our Group, we are not aware of any significant
impacts of our activities on the environment and natural resources.
During the Reporting Period, the Group has obtained the certification of
the I1SO14001 Environmental Management System in recognition of our
efforts in incorporating the environmental policies to minimize the impacts
on the environment and natural resources. The Group will continue to
adhere to the international requirement from the ISO Standard System
and implement environment-friendly practices in the Group’s operation in
order to enhance environmental sustainability.

Green office policies

Our green office policies incorporate the management and consumption
of electricity, water, paper, and office supplies intending to reduce
emissions and conserve energy and resource consumption achieving
optimal utilization of resources in our operation ultimately. We have
persistently adopted effective green office policies throughout the years,
which include:

e Setting of air-conditioning temperature to 25.5°C;

e Turning off the lights, air-conditioners and computers when they
leave the office to ensure efficient use of energy;

e Advocating the electronic means to replace paper and implementing
the digital operating approval system;

o Reducing paper consumption by using recycled paper and double-
sided printing or shrinkage modes;

o Promoting the replacement principle for office supplies requisition to
avoid unnecessary purchases;

e Sorting office waste to facilitate waste handling and recycling;

o Promoting virtual meetings to reduce carbon emissions caused by
travel;

o Proactively promoting the staff's environmental awareness and
energy conservation knowledge in daily operations through

publication or educational activities;

o Performing regular inspection and maintenance of equipment in
good condition for operational efficiency; and

e Boosting environmental-friendly vibes in workplaces by posting
posters, and slogans and organising staff activities.
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B. SOCIAL ASPECT

EMPLOYMENT AND LABOUR PRACTICES

B1: Employment

5155k AL 51 or above

The Group believes our employees are essential assets, which are
also the foundation for the success and development of the Group.
As such, we aim to attract and retain talents, ensure a safe and
equal working environment for our employees, provide development
opportunities and promote employee health and well-being. The
commitment is incorporated into our staff handbook. The staff
handbook covers the Group’s standards in respect of compensation
and dismissal, recruitment and promotion, working hours, rest
periods and other benefits and welfare.

Throughout the Reporting Period, the Group fully complied with
all of the relevant laws and regulations in the region we operated,
including the Labour Law of the PRC.

Below are the employee breakdowns by gender, age group,
employment position and geographical region.

RERERNE S
By Employment Type

5%
1%

94%

o RIEE

General staff

hAREIEE

Middle management

=ARER
Senior management

Rt EE D
By Geographical Location

\8%

92%

@ %7 Hong Kong A E PRC
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The employee turnover rate during the Reporting Period by gender,
age group and geographical region are as follows:

EERARLER Employee turnover rate

=R &S By gender

e Bt e Male 37% 51%
o It e Female 15% 39%
RERAR B D By age group

e 30T e Age 30 or below 70% 86%
. 31-50% e Age31-50 20% 42%
e SImREMALE e Age 517 or above 10% 4%
R EE D By geographical region

e FHE e Hong Kong 16% 27%
e F e ThePRC 30% 48%
g Overall 29% 47%
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Remuneration is an important tool for us to attract, retain and
motivate talents in achieving key goals of the Group. We provide
competitive remuneration packages for our employees according to
their performance, experience and relevant skill set in recognition
of their invaluable contribution to the Group. In addition, we fully
complied with relevant laws and regulations to provide social
insurance and housing provident funds for our employees.

We strictly comply with the Labour Law of the PRC{H # A R £ A0
&)%), the Labour Contract Law (% &) & [ /%), the Law on
the Protection of Minors (R Ak & A {R# %), and other relevant
laws and regulations in relation to compensation and dismissal,
recruitment and promotion, working hours, rest periods, equal
opportunity, diversity, anti-discrimination, and other benefits and
welfare, in where we operate, ensure occupational health and safety,
optimise employee career development mechanism and strictly
prohibit any form of discrimination. Our policies and guidelines,
such as the Recruitment Management System, the Attendance and
Leave Management System, the Assignee Management System,
and the Guidelines for Career Planning for Officers, outline the
provisions and conditions of employment, recruitment, benefits and
remuneration, code of conduct, attendance management, etc.
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We are an equal opportunities employer who endeavours to create
a diverse, anti-discrimination and inclusive workplace where all
our employees are treated with dignity and respect. The principle
of equal opportunities is applied in all employment practices and
policies, in particular to aspects of remuneration, recruitment,
training, career development and promotion of employees. In
addition to our commitment in promoting equal opportunity, we
have designated grievance channels in place such that employees
can report suspected non-compliance or misconduct without fear of
reprisal. We encourage our employees to report any alleged unlawful
practices or misconduct and maintain two-way communication
through networking activities and feedback sessions. Upon receipt
of the suspected case, we will address their complaints or grievances
according to our predetermined formal procedures.

The Group promotes fair competition and prohibits discrimination
or harassment against any employee on their gender, age, marital
status, religion, race, nationality, disability or any status protected by
law.

The Group offers fair promotion opportunities which serve as a
motivation for employees to continue learning and improving work
performance. We conduct performance appraisals regularly on
employees’ working ability, behaviour and development potential
to rank and adjust job positions. We are devoted to helping our
employees to demonstrate their capabilities in line with their own
career ambitions and the business objectives of the Group.

All of our employees are entitled to paid annual leave (adjusted by
seniority), paid sick leave, compassionate leave, maternity leave or
abortion leave, work injury leave and etc are provided on top of
statutory holidays, aiming to support their work-life balance and
accommodate their needs. In accordance with statutory regulations,
all eligible employees are enrolled on a defined contribution
mandatory provident fund scheme in Hong Kong or a social
insurance scheme in the PRC.

Staff Activities

The Group is dedicated to creating a caring and harmonious working
environment to achieve a balance between the work and cultural
lives of our employees. During the Reporting Period, we held various
recreational and teambuilding staff activities to strengthen employee
cohesion, enhance their sense of belongings to the Group and
establish a motivated corporate culture.



R HERERES
ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

B2 REHRZZ:

REBRKRIECEREERRERL
EHREMN KM N AERERE
BEREZE2RBEMNIERE
NRERERZBEGERER -
BBREMNZ N BRMEEFEES
ISO 45001:2018 B ¥ UL 2 &
BRABE UREBRMOREE
Z - HANLE2IRBEEUTIE:

o REMMEIRHZZES
FRABBEEREEZ 2N
BME - RE[RZ2E I8
At - i B T L A8 R B
ZEEH EEHELEZRAR
Pyl o

o HMEHENFEHRITHENR
REEN - R

e BMULEBIZLRE THME
BTREm#® RELERH
7 .

BMBOREIEZ 2T EN TR
B EBTRMEENE BEME-
AEBEBRBETEMREL AR
EHR BECREAREMERER
Prias) (TS EFEER
EBBTE)  (THERBIEH) RHA
EREEER - RIS ERE - A%
B R A KRB ETBBAIEMHR
T2 TERBRERRERNIER
(ZZZHEF - f|) -

RIESRE FRMOEREED
B2RIGER(ZZZWF 25K
TEZ=F:5R) WEATITHEBER
BASIEIER(ZZTZMF 110
fl: —T=-=ZF:310@) R=-_=
—EE WEEATHEMRBENET
ER(ZEoNF & DT =F
1) e

TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 69

B2: Health and Safety

The Group has always placed the highest priority on securing the
health and safety of our employees. We strive to provide a safe and
healthy working environment for all employees to protect them
from occupational injuries or accidents. With our efforts, we have
continuously obtained I1SO 45001:2018 Occupational Health and
Safety Management System certification in recognition of our service
quality. Our safety plans include the following aspects:

e  Provide safety guidance to our employees and conduct
education and training in occupational health and safety.
Promote the culture of “Safety First” so that the employees
can foster and enhance their occupational safety awareness
and acquire necessary knowledge in preventing safety risks;

° Carry out regular fire drills and trainings with communities; and

e  (Care for employees’ physical and mental health, conduct
regular interviews to understand employees’ concerns and
launch surveys to learn more about employees’ needs.

We are committed to creating a safe and comfortable work
environment that allows employees to thrive and succeed.
The Group strictly adheres to local health and safety laws and
regulations, including the Law on the Prevention and Control of
Occupational Diseases of the PRC(/ #E A R X FI B B /K
JAJ%&), the Provisions on the Supervision and Management of
Occupational Health at Work Sites  T{ES T £ G EE B EIEMR
7, the Regulation on Work-related Injury Insurances { T {5 Rk {5
1) and other relevant laws and regulations. During the Reporting
Period, the Group was not aware of any non-compliance (2024: nil)
with the relevant laws and regulations in providing a safe working
environment.

During the Reporting Period, there were 2 work injury cases (2024: 2,
2023: 5) and 51 lost days due to work injury (2024: 110, 2023: 310)
in our business operation. There was no work-related fatality case
(2024: nil, 2023: 1) in 2025.
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Safety Training and Prevention Demonstration

Annually, we held a series of practical trainings and seminars
to enhance the occupational safety awareness of our staff and
provided best practice guidance on management services to enrich
their occupational knowledge and strengthen their adaptability.
The Group believes that providing training to our staff with respect
to their soft skills in crisis management as well as upgrading the
safety hardware in the community are both important pillars to
safeguard the health and safety of staff and also the property
owners. Fire safety management, flood prevention management,
elevator maintenance and epidemic control and prevention are
our core aspects to safeguard workplace safety. Regular fire drills
were conducted to rehearse the set emergency plans to enhance
our employee’s resilience during accidents. Safety equipment is
subject to regular inspection under closed-loop management to
ensure in proper order and allow strict rectification of any problems
timely noted with the applicable requirements. With these safety
prevention measures, we aim to further improve the safety
awareness of our staff and also our customers and establish a safe,
stable and harmonious workplace and community.

Epidemic Controls and Prevention

Safeguard the health and safety of our customers and employees in
our communities under management and workplaces are always our
mission. During the outbreak of COVID-19 pandemic and under the
circumstances of regular epidemic control and prevention, the Group
actively responded and implemented precautionary and control
measures to fight against the pandemic with the society:

. Regular sanitation management in public areas, buildings and
facilities and perform frequent disinfection in key areas;

. Strict prevention, access control, identification track and
temperature checks at community entrances and exits;

e  Frequent temperature checks daily on staff to monitor any
irregularities;

e Promote remote lift control by user through mobile application
to reduce direct physical contacts;

e Arrange designated garbage bins to collect the used epidemic
prevention materials and centralise the disposal process
properly to reduce transition;
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e  Facilitate and coordinate the daily grocery shopping for
property owners at safe and convenient conditions during
necessary quarantine period;

e Require mask-wearing by staff and customers in indoor area.

Our staff coordinated the anti-pandemic work for our properties
under management. Comprehensive disinfection and sanitation in
key areas including green zones, public facilities and drainage pipes
were conducted twice daily to minimise the spread of the virus from
the source. Our staff remained accountable and stayed on guard
paying additional attention in the underground carparks, sewage
systems and garbage stations which are the severely affected areas
during flooding to conduct the sanitation work.

All members of the Group are united to build a frontline force
and cooperate with the government’s prevention and control
arrangement to defend our communities.

Development and Training

We actively support the continuous development of our employees
to help them develop in their both existing roles and future careers.
In accordance with our internal policies and guidelines such as
the Training Management System, the Guidelines for Assignment
Management Training and the Internal Trainer Management
Guidelines, the Group continues to allocate resources to promote
the long-term professional and personal development of our
employees that align with their professional ambitions and goals.
The proportion of our trained employees to the total workforce and
the composition breakdown of trained employees by gender and
employment position were as follows:

gk =E By By gender

° Sk ° Male 100% 100%
o Ik e Female 78% 69%
RS S By employment position

e SREREE e Senior management 90% 100%
o HREEE e Middle management 71% 46%
e EEBT e General 94% 100%

e Overall 92% 95%
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Besides, the average training hours completed per employee by
gender and employment position were as follows:

58 R 32 S B9 7 39 B

Average training hours completed

(I ER) (hours/employee)

BRI & D By gender

. Sk . Male 35.17 36.93
o ik e Female 40.83 40.08
BB E D By employment position

s SRERE e Senior management 6.00 7.50
e HFREREE e Middle management 11.61 10.91
e EWEBET e General 39.52 42.24
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The professional growth of our people is essential to the
advancement of our business. Training Plan are developed annually
to ensure the training provided aligns with the needs of the Group
and employees, keeping them abreast of the latest developments
in the industry. To nurture our talented workforce, we offer tailor
on-the-job training and self-learning programmes to build an elite
team that is long-last, professional and highly efficient. For example,
employees under the education division are provided with training in
curriculum development and facility management to enhance their
knowledge in the education services industry. Meanwhile, employees
under property management division are offered job-specific training
on topics such as standardised management, emergency response
and epidemic prevention and control.

To foster a culture of lifelong learning and continuous pursuit of
excellence, we also encourage our employees to participate in
courses organised by professional organisations which are beneficial
to their career development, enhancing their professional knowledge
and skillsets.

We care about our employees’ well-being and encourage them
to achieve work-life balance. Through organising different team
building events, we aim to enhance cohesion and teamwork among
staff and deepen their sense of belonging to the Group.
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The Group is committed to upholding the elimination of all forms of
forced and compulsory labour and supporting the effective abolition
of child labour. The Group strictly complies with the Labour Law of
the PRC, the Labour Contract Law of the PRC and other applicable
laws and regulation. We have formulated strict regulations on
managing the prohibition of child labour. To prevent unlawful
recruitment of employees under the age of 16 as child labour,
employees are required to provide identity proofs to the human
resources department to verify their age as part of the recruitment
process. All work should be voluntarily performed and shall not
involve forced labour. If any violation of laws and regulations in
relation to labor standards is found, we would investigate the
incident, and impose appropriate penalties to accountable staff
subject to the severity and review any defects in the human
resources system in place.

During the Reporting Period, the Group was not aware of any non-
compliance (2024: nil) in relation to the employment of child labour,
forced or compulsory labour in any of our operations.

EIEE G OPERATING PRACTICES

B5 : ftAESEE IR B5: Supply Chain Management
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The Group works with various product and service providers. We
integrate sustainability into our supply chain by purchasing products/
services from reputable enterprises that uphold high corporate
standards.

During the Reporting Period, the Group had a total of 175 suppliers
(2024: 148), which were 100% location in the PRC. With the
principles of fairness and impartiality and incorporation of sustainable
development factor, the Group makes comprehensive appraisals on
suppliers based on factors such as suppliers’ quality of the goods
and services, efficiency, qualifications and experience to determine
our Qualified Supplier List. We review the background information
of suppliers at least once a year and classify them into different
grades according to their performance, qualification and credit. To
ensure the service quality of the Group, disqualified suppliers will
be removed from our Qualified Supplier List. Procurement tender/
quotation invitation will only be sent to suppliers on our Qualified
Supplier List.
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B6:

For our education-related business, we regularly evaluate our food
suppliers and school bus operators to assess their alignments with
our strategic visions and guarantee the delivery of quality products
and services.

The Group also emphasizes on the selection of products that cause
minimal impacts on the environment, for example, we purchase
green cleaning products and/or reusable goods instead of single
use disposable ones. To raise environmental protection awareness
and engage our suppliers to contribute to sustainable development,
we welcome suppliers who demonstrate their commitment to
environmental sustainability. Suppliers with I1SO certification will also
be considered with higher priority during procurement assessment.

Products and Services Responsibility

As a property management service provider, we commit to taking
our responsibility of quality management over our product and
service. The Group follows the Regulation on Property Management
of the PRC and has formulated and implemented the Property
Management Quality Management Measures and other applicable
laws and regulations. With our effort, the Group has continuously
obtained ISO 9001 Quality Management System certificate for our
property management service. To improve our service, the Group’s
complaint handling policy is strictly in accordance with regulatory
standards to ensure that customers’ opinions are heard and
responded in a timely manner.

For our property management services, we stick to the following
objectives in delivering quality services to our tenants:

Develop quality properties that embrace innovation and
enhance the neighbourhood;

° Provide sincere service and constantly improve our property
management;

° Strive for high standards by building scientific and standardised

property management, and achieve customer satisfaction; and

e  Provide a tasteful living and working environment with
standardised service.



R HERERES
ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

ZEHRMNEBEMEBAEER -
RERMELE  HMEYWEME
HEMEANEE “E2XH EE8
Rk BEEEEESARELETH
fleltdh BMERBULE=TF
EABETHMRE  BREIMNE
BRE mEHREREEFME A
EEHXNEBFLENRERER
BER R ERNTERE
M ZMEBFeRRAEICER
M HETT AR AT - DAE FR IR AR R IE
BERRAEAEMEEN L E—
TREEEEE -

BARERNBERETIMNREER
RERF-BH - BMADRIDMA
mEEERS UWEBRERMH
ERE - REREBREEXRN
EREEER RMACDZREAR
EMERFELREAETERMAMNM
FE ~HMITEMRERMMNT 52 -
T MECEMEENR -

REBFERN  AEBMREHOE
mERELEEREERERZ 2
MEBEERER (ZTZMF &) o

EEFREERRIE

BB ERRATHEFHNE R
WIRHBTHENE RS - A&
ErTHETERREEAST W&
EBRMARBEZNEERE B
B GASER  RMEER B
ERBE WIFHBEEEMNSE -
MBRMOYESTEESmS - &M
BHEG—WRBRERSR KA
FREEFANEERTERF - H A
EBETRGETFARNEEBERDN
BHFEERER  AEPRHEREMA
MEER -REERSHBER K&
EffrEERERREEENESK
o REEIEERIE100% c RN E
BAEELERFEMWSBRMNG
¥EERBEFLEEFEHRE
BAMEEER ZEEHERS
BT RES BRI RRE
JEEFZ K-

TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 75

Safety is of paramount importance to our business. To ensure
the quality of property, we carried out assessment on a variety
of criteria in our property development projects, including actual
measurements, safety and civilisation, quality risk and management
measures. Furthermore, we commissioned independent third-party
professionals to carry out additional inspections, including delivery
risk inspection, quality inspection and visual evaluation, to obtain
impartial and unbiased opinions on delivered projects. For major
defects identified from the assessments, we would explore relevant
improvement measures and review annually, thus allowing us to
adopt more appropriate construction methods and further improve
the construction quality in our future projects.

We place the health and safety of students and staff in our schools
as a top priority. We have established a hierarchical quality control
system in managing the quality of our day-to-day food supplies. To
ensure that food quality is up to standard after the long delivery
journey, we have appointed dedicated personnel to manage food
supplies in specific areas of each school. Regular inspections on
the hygiene conditions of food processing, handling, storage and
distribution are also conducted.

During the year under review, the Group had no non-compliance
(2024: nil) with relevant laws and regulations concerning health and
safety relating to products and services provided.

Customer satisfaction and recognition

We aim to achieve service excellence by thoroughly understanding
the needs of customers and surpassing their expectations. As a
regular practice, the Group conducts a customer satisfaction survey
to gather honest feedback on our service quality. Through assessing
the survey results, we are better equipped to achieve our objective
and make meaningful improvements. For our property management
business, we have consistent protocols and solutions for handling
customer complaints in a closed-loop management approach.
Through our offline and online platforms, we promptly handle
complaints and comments from our customers, providing them with
timely and detailed responses. During the Reporting Period under
review, the Group addressed customer complaints related to our
products and services, with a 100% prompt processing rate. We
also arrange customer site visits to our commercial projects quarterly
and our residential projects biannually. These site visits enable us to
better communicate with our customers and quickly respond to their
needs.
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B7:

Protection of Customer Data Privacy

The Group recognises the importance of our customers’ information
and their privacy, we have formulated a series of internal policies to
identify the rationale for the collection of personal information and
detail how we responsibly collect, manage and store data, including
but not limited to the Guidelines for Information System Security
Management and the Staff Non-disclosure Agreement. These policies
abide by relevant laws and regulations, including the Personal Data
(Privacy) Ordinance of Hong Kong. These measures include customer
data that is only accessible by delegated employees; statements
and declarations for information collection for business use to
inform customers with their consent. All employees are required
to stringently comply with all internal guidelines relating to the
collection, handling, transferring, storage, and disposal of customers’
personal information.

During the Reporting Period, there were no complaints (2024:
nil) of leakage of customers’ data and information or violation of
customer’s privacy.

Protection of Intellectual Properties

We consider intellectual properties as our crucial business assets,
key to our customer loyalty and essential to our future growth. The
success of our business depends substantially upon our continued
ability to use our brands, trade names and trademarks to increase
brand recognition and foster brand building. We strictly comply
with the Intellectual Property Law of Hong Kong, the Patent Law
of the PRC and other applicable laws and regulations relevant to
advertising, labelling, and intellectual property rights, so as to protect
our trademark and the book authors’ intellectual properties from
infringement. During the Reporting Period, there were no reported
non-compliances (2024: nil) regarding intellectual property and
copyright, and advertising and labelling of our products and services.

Anti-Corruption

The Group maintains a high standard of business integrity
throughout its operations. We have no tolerance for any form
of corruption, bribery, extortion, fraud, money laundering and
embezzlement. We request our employees to conform to our
requirements on anti-corruption outlined in staff handbook. Once
a misconduct case is discovered and confirmed, the employee will
be subject to disciplinary action and the case will be reported to law
enforcement authority when necessary.
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The Group has established a whistle-blowing policy to provide
employees with a confidential platform to raise concerns about any
suspected cases of misconduct and malpractice through email and
hotline. All reported cases are promptly and thoroughly investigated
by the internal audit department under the audit committee. The
Group will absolutely ensure the identity of the whistleblower and
the contents of the report are strictly confidential.

The Group adheres to the Criminal Law of the PRC {7 & A FR 3£ F1
B 3% ), the Anti-Unfair Competition Law of the PRC {Fr 2 A R 4t
B & IEE 55 %) and other applicable laws and regulations.
During the Reporting Period, no legal case concerned (2024: nil)
with corrupt practices has been brought against the Group or its
employees.

We encourage our employees to understand explicitly several areas,
which include the provisions of anti-bribery and corruption. We
invited our solicitor to provide structured training to our directors
and senior management on the topic of anti-corruption during the
Reporting Period.

There was no anti-corruption training (2024: nil) organised during
the Reporting Period. Nevertheless, the Group will try to manage
anti-corruption training for our staff to raise their awareness of
integrity and anti-corruption in the future.

COMMUNITY

B8: Community Investment

The Group recognizes that our community constitutes the
foundation for the Group’s sustainable development. Adhering
to our mission of “providing warm services”, we promote our
warm services for customers and also extend to our community.
As a socially responsible property services company, the Group is
committed to understanding the needs of the communities in which
we operate and dedicates to providing support and contribution to
our communities, with aims to promote our corporate culture and
deliver the concept of caring needy in our community neighborhood
and spreading to our society.

Since the establishment in 2013, Shenzhen Top Spring Charity
Foundation has collaborated annually with institutions such as
Beijing Green and Shine Foundation (Jt RiEZE A ZE & @), Beijing
Zhonglun Charity Foundation (1t = f 2 22 & £ &), and Shanghai
Cedar Highrise Public Welfare Foundation ( /8B A E € @).
Through multiple targeted donations and care, the foundation has
supported and assisted children in impoverished areas such as Gansu
Province, Sichuan Province, and Guangxi Province in their daily lives
and education. Additionally, the foundation periodically invites Top
Spring’s employees to participate in charitable teaching activities in
the sponsored areas.
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CLIMATE RESILIENCE

Governance

The Board of Directors (the “Board”) holds the primary responsibility
for overseeing the Group’s management of climate-related risks and
opportunities. Climate considerations are integrated into our overall ESG
governance structure, as detailed in the “ESG GOVERNANCE" section of
this report.

The Board reviews climate-related risks and opportunities at least annually,
assessing their potential impact on our strategic planning, business
model, and long-term value creation. This oversight is supported by
senior management, who are responsible for identifying relevant climate
issues, evaluating their financial implications, and developing appropriate
response strategies. The senior management reports its findings and
progress on climate-related initiatives to the Board, ensuring that climate
resilience is embedded in our decision-making process.

Strategy

Climate change presents both physical and transitional risks and
opportunities that could impact our business model over the short,
medium, and long term. Our strategic response focuses on enhancing the
resilience of our properties under management, protecting the health and
safety of our employees and residents, and managing operational costs
effectively.

To better understand our potential exposure, we have conducted an initial
climate scenario analysis using publicly available scenarios. We assessed
two potential futures:

. A low emissions scenario (e.g., SSP1-2.6), which assumes significant
global action to limit warming, leading to higher transition risks but
lower physical risks.

. A high emissions scenario (e.g., SSP5-8.5), which assumes current
policies persist, resulting in higher physical risks but lower transition
risks.



TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 79

R -HEREBRS
ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

AT A B R B TE R B E EE AR This analysis helps us anticipate potential impacts across three time

BN = KSEEEATEEENTE horizons relevant to our asset management cycle:

e HHI(0OZRSH):  RBAZEMREE e Short-term (0-5 years): Enhancing building and operational resilience
HEREEERR K BF) HNE to acute physical risks (flooding, storms) and implementing energy
M W EMETRE IR i o efficiency measures.

e HHEI(S5EI15F): BEFHRAL e Medium-term (5-15 years): Adapting to chronic physical risks like
FREREX S S EEERE - rising average temperatures and changing precipitation patterns,
BEUREETESBRERERIOR o which affect landscaping and cooling costs.

o RHEOSFENUL): BREMNYME

Long-term (15+ years): Ensuring our properties remain desirable,

EERBREHERDERFRS & compliant, and valuable assets in a lower-carbon economy.
R EEEE -
TERBEM IR 6 ERXRIEAEREE R The following tables outline the significant climate-related risks and
BE - HBEMT S8 U REME opportunities we have identified, their potential financial impacts, and our
SIERERN A B RIS B © planned mitigation measures.
ERERE Physical Risks
BESE 2 17 SR BE
Potential impact Mitigation Strategy
BEEERR (CHERE) REBRATBESI A MMERE LR - HETEHISAKRMDENZES
Acute physical risks HIRBE - B EBRE RGNS E BEEENMESESE  HhZE
(short- to long-term) AR e BEITHRHERRBHHEER
The weather phenomenon may result in 5o ZERTEIBBRIEBESHR
- BRREKESRmAREHFAIE damage to our equipment and facilities, BRSBTS B EE 3 o
EREREREEM - leading to business interruption and Maintain and regularly test business
Increased frequency and severity increasing operating costs. continuity and emergency response
of extreme weather events such as plans for our properties, with
typhoons and floods. specific procedures for extreme

weather events. These plans are
reviewed and updated based on
lessons learned from past incidents.

- TEHlEgfYEEERE  JK
R AR R - LATRIRAE
BB -

Conduct regular inspections of
building envelopes, drainage
systems, and critical infrastructure
to ensure structural integrity and
resilience.
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BESE

Potential impact

Foy
Mitigation Strategy

RPEBRAR (THERH)
Chronic physical risks
(medium- to long-term)

- BAEANRBHELRRAER
B o % B I o
Long-term changes in precipitation
patterns and extreme variability in
weather patterns.

EFRE FARNHEERIGEEEIR
JEREIG AN - AIEANEIE K MR -
B LA BESIBEHK - WA
REEERIEE -

Prolonged rising temperatures in
summer may lead to higher energy
consumption and increased operating
and maintenance costs. Rising sea levels
may bring flooding and cause damage
to building structures.

BIE T ARES  UWHEEHHE
s B F e IR IR B F A
MEPIBMEALZS -

Attend to official weather warnings
and remind our customers to be
aware of personal safety through
mobile applications when warnings
are issued.

B BN F L RAKEE
BFELEDRAMERBILEEE
R EIERIR - AR IR T BN
B MRS -

Implement and continuously
improve energy efficiency
programs, including LED retrofits
and optimizing HVAC schedules, to
mitigate rising cooling costs.

AL ER B S E R RN’
P9 o

Install flood gates for properties
with higher flood risk.

HEITEERE  MERREILK
PEKERFFEL A - DA A3tk 3k
GTE EARE -

Conduct regular inspections to
ensure manholes and drains are
unblocked to reduce the impact of
floods or rising sea levels.
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Transitional Risks

BESE

Potential impact

BRI
Mitigation Strategy

R MERRR (FHERR)
Policy and legal risk
(medium- to long-term)

- HEBBAEGHEEREZ(CH
ERBEVER MERNER -
Exposure to tightening laws and
regulations on climate change
issued by the government.

miskEERR (FHERE)
Market and reputational risk
(medium- to long-term)

- %Eﬁﬁi%%%?%ﬁ”{bﬁ’ﬂﬁﬂ
BEEARBEANEEEETE
HERRERIAE[E -
Changing tenant and homebuyer
preferences. Customers are

increasingly seeking well-managed,

energy-efficient communities.

ERATETRENITRDAIEIEMNE —
SMA MK - IFMREE ERK N
FRE L -

Any failure in compliance may increase
additional compliance costs. Change in
requirements and standards for property
supervision by the government.

RN ARMATREH SR MABEHE -
BOBRFRERERFAERETED

BE-.
Lagging behind new technologies may
weaken our competitive edges and
reputation in respond to customer
satisfaction to win new engagement.

F R BIR Kt 75 [ T ER R 5
BEIRRUR Kk BE AR BUR B -
Proactively monitor policy
developments at national and local
levels related to building energy
efficiency and carbon emissions.

f7?< BEE R B MBIBIEN
DT ©

l\/laintain proper emission records

and data for internal analysis.

MABERMEIERBFIEEME
MEEEREERNNSAENE
Incorporate energy efficiency

as a key criterion in our asset
management and capital
improvement plans for the
properties we manage.

FRMEERCHEEPREFE
B AT REEE A S EREE
BR 75 Y IR 4 ©

Engage with residents and property
owners through satisfaction surveys
to understand their preferences for
sustainable features and services.

S5 AR R A B B3R S A A RTE
EBRAR -

Continuously incorporate the
concept of emission reduction and
energy conservation into our service
management.

iﬁi@ﬁiﬁ%&ﬁﬁﬁ%ﬂi%éﬁﬁ
B FRAMEERMNIRRE G
Communicate our environmental
efforts transparently through

this report and our community
engagement channels.
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KRIZEEEKE Climate-related Opportunities
RBEERE EHNEATEBERIER During the Reporting Period, the primary climate-related opportunities
RS RAREN I B E and the corresponding financial impacts were identified as follows:

RIRAEBEEBHFEAHA

Detailed description of climate-related opportunities

=24
=2

B

Financial impact

BIRBE-ERMNEEMEAS D ERERMESuE (5
- RHERIGEE LED BRAR - 25 AL MRAARORI RS ) R Ef/KIE MG -
Resource efficiency — Implementing energy efficiency retrofits
(e.g., LED lighting in common areas, smart lighting sensors)
and water conservation measures across our portfolio of
managed properties.

EmBERE-HRIHEERMNAIBENEERTENE
ARSI AERREINMEREFIREE -

Products and services — Developing and marketing our
expertise in sustainable property management to attract
environmentally conscious property developers and owners.

PUE-RARMEELEORIEIDMNL - BREFEEL -
WAEPFTEEEBHE-

Resilience — Enhancing the climate resilience of the
communities we manage ensures business continuity and
protects asset value for our clients.

[\ B T2
AEEEB-EEEBOERBRERE
RPFOEBRE  B5 L EERIE
HERER - mEREEEEENRE
ERERENEAERTHRE &
REMEEBRRAREN (T %
PN R R AT K BVACER - R
REFhREReNtnEEaE Rt R
BHRGEBEE -

FBEEERRBNERE  AEBUREE THPEPHNEE
AR - M ARMEEREHEBEER -

Operating costs for the Group and for property owners/
tenants reduce through lower energy and water consumption,
enhancing the value proposition of our management services.

BREMS EOBEREEE  WEIMERF - UEEHES
BEMAIHERRESNREES  UEBRNGEREN -
Revenue growth potential by differentiating our services in
the market, attracting new clients, and potentially retaining
existing ones who value our sustainability focus.

FiBRHMRE R RS EL - BMEEDENTS
hERBESRE -

Market valuation of properties under our management may
be enhanced through improved resilience planning and long-
term strategic positioning.

Risk Management

Our Group identifies and manages climate-related risks through a
structured process that is aligned with our overall enterprise risk
management framework. The ESG function group, under the supervision
of senior management, is responsible for implementing this process.
Building on our experience responding to extreme weather events such as
the 2021 Zhengzhou rainstorm and seasonal flooding, our risk assessment
process is informed by practical, on-the-ground knowledge gained from
managing our portfolio of properties.
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The risk assessment is conducted using a standard risk-based approach
that leverages local information, historical incident data, and expert
knowledge to identify how climate change may compound existing
operational risks or create new ones. The process follows these steps:

1. Establish the context: Defining the scope (our portfolio of
properties), objectives (safeguarding assets and people), and
timeframe.

2. Identify existing risks: Reviewing past incidents like flooding,
power outages, or heat-related issues at our properties.

3. Identify future risks and opportunities: Using climate scenarios
to explore potential future hazards, such as increased flood risk or
higher cooling degree days.

4.  Analyse and evaluate risk: Assessing the potential impact on
specific assets, business operations, and financial performance.

Metrics & Targets

Our Group uses key metrics to measure and manage climate-related risks
and opportunities. Energy consumption and greenhouse gas (“GHG")
emissions from purchased electricity are the primary indicators we consider
material to our operations, as they directly relate to our operational costs
and environmental footprint.

We track these metrics regularly to evaluate the effectiveness of our
energy-saving initiatives. The details of our energy consumption and GHG
emissions data are described in sections A1 and A2 of this Report.

The Group has set performance improvement targets for certain
environmental aspects:

- Reduce GHG emission intensity by 10% by 2030 compared to 2022

—  Reduce energy consumption by 10% by 2030 compared to 2022

Details of these targets and the steps taken to achieve them are described
in sections A1 and A2. The Group will continue to review and refine its
targets as part of its commitment to managing climate-related risks and
contributing to environmental sustainability.
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BiR  HERERRE RS

ENVIRONMENTAL, SOCIAL AND GOVERNANCE

REPORTING INDEX

IRER EBE -RRERBRENEE
Subject areas, aspects, general disclosures and
Key Performance Indicators (KPIs)

Al

BREN
RIEALY
KPIA1.1
BN
EIEAL2
KPIA1.2
BN
EIEA13
KPIA13
BREN
RIEAL4
KPIAT.A
BN
RIEALS
KPIA15
BREN
EEALG
KPIA1.6

B

Environmental

358

Emissions

—REE

General Disclosure
HHmER RAE s EE

The types of emissions and respective emissions data

B (8E1) RepRAE (8E) REREFHER (MER) 4R
Direct (Scope 1) and energy indirect (Scope 2) greenhouse gas emissions
and, where appropriate, intensity

MELEERENESR (MER)EE

Total hazardous waste produced and, where appropriate, intensity

MELRZEEVESR(MER)EE
Total non-hazardous waste produced and, where appropriate, intensity

BRI UNGERERBRAEIELE BRRRNSR

Description of emission target(s) set and steps taken to achieve them

BRRRAERESERMNSE  RERFTUNNEEERAE
HEL AR SR

Description of how hazardous and non-hazardous wastes are handled, and
a description of reduction target(s) set and steps taken to achieve them

wE

Disclosure

BHE
Disclosed
BHE
Disclosed

[REit
Disclosed

TEA
Not applicable

BRE
Disclosed

ERE
Disclosed

ERE
Disclosed

Bf
Section

[REEE]
"Environmental Aspects”
ALHRD-ZRSEMHR

A1. Emissions - Air Pollutants Emission

AL -REREHN

A1. Emissions - GHG Emission

FEEREEHRTBEEEEREN -
The Group did not produce hazardous waste during the operation.

AL BB -AEREZEED

A1. Emissions - Hazardous and Non-hazardous Wastes

ALY -HIE S

A1, Emissions - Emission Targets

ALY -HIE S

A1, Emissions - Emission Targets
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IRER EE - -REBRBEANES

Subject areas, aspects, general disclosures and
Key Performance Indicators (KPIs)

A2

BaEn
EEALY
KPI A2.1
BaEn
EEA22
KPIA2.2
BaEn
EEA3
KPI A2.3
BaEn
EEA24
K A2.4

BREN
HBIEALS
KPI A2.5
A3:

BREN
JRIEA3
KPI A3.1

Ad:

BREN
EIZAL
KPI Ad1

BRER

Use of Resources

—H%EE

General Disclosure
RENESNERR/ SR FERERTE

Direct and/or indirect energy consumption by type in total and intensity

BRKERTE
Water consumption in total and intensity

BT REANEE ERARIELE BMARNSR
Description of energy use efficiency target(s) set and steps taken to achieve
them

WK RERKR AR EAEE - AR AR RRA
EHELE RMRRNSR

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
ERMAREEMHNASR (NER) BEEENEE

Total packaging material used for finished products and, if applicable, with
reference to per unit produced

RERXAER

The Environment and Natural Resources

—HERE

General Disclosure
BREBEDHRERANERNEAYERERAEREHY 2
i)

Description of the significant impacts of activities on the environment and
natural resources and the actions taken to manage them

RERL

Climate Change

—HREE

General Disclosure
BRBERAEeNETAEEYENEAAREEEE  REY
9

Description of the significant climate-related issues which have impacted,
and those which may impact the issuer, and the actions taken to manage
them
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&

Disclosure

BRE
Disclosed
BRE
Disclosed

BERE
Disclosed

BERE
Disclosed

BERE
Disclosed

TER
Not applicable

ERE
Disclosed
ERE
Disclosed

BERE
Disclosed
R
Disclosed

Eff

Section

N ERER
A2. Use of Resources
N ERFA-gRER

A2. Use of Resources - Energy Consumption

N ERFR-FKE

A2. Use of Resources — Water Consumption

N ERFER-EREREE

A2. Use of Resources - Resources Management Targets

N ERFER-EREREE

A2. Use of Resources - Resources Management Targets

FEEREERRTEEERRmBETH -
No packaging materials for finished products was produced by the Group
during its operation.

M. BRERARER
A3. The Environment and Natural Resources
M. BRERARER
A3. The Environment and Natural Resources

C AREM
C. Climate Resilience
CREDE-HBLERRECHH -

C. Climate Resilience - this part is covered in Section C of the report.
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Subject areas, aspects, general disclosures and Disclosure  Section
Key Performance Indicators (KPIs)
B. He

Social

BEREIER

Employment and Labour Practices
B: R

Employment

—REE EHE BILER

General Disclosure Disclosed B1. Employment
WRER  RUR ERER ERENRMEASHEEEH BRE BI.ER

JRIEB1.1 Total workforce by gender, employment type, age group and geographical Disclosed B1. Employment
KPIB1.1 region

BREW  RUR FRARRNEEDHEERALE BRE BI.ER
J81ZB12  Employee turnover rate by gender, age group and geographical region Disclosed B1. Employment
KPIB1.2
B2: REEZE
Health and safety
-REE EEE BLEREZE
General Disclosure Disclosed B2. Health and Safety
BREN  BE-F(OFERER)BERICHMABRLE BRE BLEREZE
JRIEB2.1 Number and rate of work-related fatalities that occurred in each of the Disclosed B2. Health and Safety
KPIB2.1 past three years including the reporting year
BRER RIBBAIERY BRE BLEREZZ
1812822 Lost days due to work injury Disclosed B2. Health and Safety
KPIB2.2
BREN  BARRANBERRERRER UREBROREENE BHE BLEREZZ

J81ZB23  Description of occupational health and safety measures adopted, how they Disclosed B2. Health and Safety
KPIB2.3  areimplemented and monitored

B3: BE R

Development and Training

~BBE ERE B3 B ERIEH

General Disclosure Disclosed B3. Development and Training
BREN RURRERERESNXIIEERSL BRE B3. &R Ll
J51EB3.1 The percentage of employees trained by gender and employee category Disclosed B3. Development and Training
KPIB3.1
BREN RURREERRES  SLEEZMXINTERH BRE B3. %R Ll
J51ZB3.2  The average training hours completed per employee by gender and Disclosed B3. Development and Training

KPIB32  employee category
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TZHE EE -REERBEENES BE B
Subject areas, aspects, general disclosures and Disclosure  Section
Key Performance Indicators (KPIs)
B4: BIRA
Labour Standards
—REE ERE B4. & T8
General Disclosure Disclosed B4. Labour Standards
BRER  HlRAREEANEENREEIRENST BRE B4 4T %R

JEIZBAN  Description of measures to review employment practices to avoid child and Disclosed B4. Labour Standards
KPI B4.1 forced labour

BREN BIEERERBANERBEBRARRNSR BRE B4. & T8
JE1ZB42  Description of steps taken to eliminate such practices when discovered Disclosed B4. Labour Standards
KPI B4.2
2EEL
Operating Practices
BS: fiEER
Supply Chain Management
—HREE BRE Bo. ftEEER
General Disclosure Disclosed BS. Supply Chain Management
BREN RHRISMEERHE BRE Bo. ftEEER
JEIEB5.1 Number of suppliers by geographical region Disclosed BS. Supply Chain Management
KPIB5.1
BRER  WILERRAMEANED mARGAERENNRERHE  UR BRE Bo. ftEEER
2852 BBROREENE Disclosed B, Supply Chain Management

KPI B5.2 Description of practices relating to engaging suppliers, number of suppliers
where the practices are being implemented, how they are implemented
and monitored
BREN  WUARRAIMEESERSORESRROEN I RAES BRE Bo. ftEEER
B3 TRERRE Disclosed ~ B5. Supply Chain Management
KPIB5.3 Description of practices used to identify environmental and social risks
along the supply chain, and how they are implemented and monitored
BREN WIAREHEARREZARRERRRBOEN L REBRG BRE Bo. ftEEER
EiEB54  RERRE Disclosed B, Supply Chain Management
KPIB5.4  Description of practices used to promote environmentally preferable
products and services when selecting suppliers, and how they are
implemented and monitored
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Subject areas, aspects, general disclosures and
Key Performance Indicators (KPIs)

B6:

BRER
JE1%86.1
KPI B6.1
BRER
151%86.2
KPI B6.2
BRER
151%86.3
KPI B6.3
BREN
j51%86.4
KPI B6.4
BREN
1512B6.5
KPI B6.5
B7:

BREN
151Z87.1
KPIB7.1

BREN
1512872
KPIB7.2
BREN
1512873
KPIB7.3

B8:

BRER
f51288.1
KPI BS.1
BRER
1512882
KPI B8.2

EmEf

Product Responsibility

—RBE

General Disclosure
BEGRERERBET AR ERFEAMANKNA AL,
Percentage of total products sold or shipped subject to recalls for safety
and health reasons

REBNERRRBORFHE URES R Z

Number of products and service related complaints received and how they
are dealt with

HEERREDSEREBOELRER

Description and practices relating to observing and protecting intellectual
property rights

HiE SRR RERDKER

Description of quality assurance process and recall procedures

BLREEERRERLBIR  ARBBATRER A
Description of consumer data protection and privacy policies, how they are
implemented and monitored

&5

Anti-corruption

— iR

General Disclosure
REEHNEETARERRREVEREMNETHRARANEE R
g

Number of concluded legal cases regarding corrupt practices brought
against the issuer or its employees during the Reporting Period and the
outcomes of the case

Bl EEERERER UREBRIRER

Description of preventive measures and whistle-blowing procedures, how
they are implemented and monitored

BRAEERE TRENRETE

Description of anti-corruption training provided to directors and staff

Community

Community Investment

— IR

General Disclosure

EIERHE (NME BREEE A1 BR X BR)
Focus areas of contribution (e.g. education, environmental concerns,
labour needs, health, culture, sport)

EEIREMYHRAR (MEEHHH)

Resources contributed (e.g. money or time) to the focus area

W&

Disclosure

BRE
Disclosed
TR
Not applicable

BEEE
Disclosed

BEEE
Disclosed

TEA
Not applicable

BEEE
Disclosed

[RE 3
Disclosed
[RE3
Disclosed

BEEE
Disclosed

BEEE
Disclosed

[REE
Disclosed
[RE+
Disclosed

BEEE
Disclosed

Eff

Section

B6.EmE(

B6. Product Responsibility

FEEVRLHEREERSE -

The Group was not involved in product production and manufacturing.

Bo.ERE
B6. Product Responsibility

Bo.ERE
B6. Product Responsibility

FEEVRLHEREERSE -
The Group did not involve in product production and manufacturing

Bo.ERAM
B6. Product Responsibility

B7.RE)S

B7. Anti-corruption

TEEEENERFARN «

No concluded legal case regarding corrupt practices was noted.

B7.REA
B7. Anti-corruption

B7.RE)S
B7. Anti-corruption

B HERE
B8. Community Investment
BiERE

B8. Community Investment

B AER A

B8. Community Investment
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TZER BE -REBRBEENEE i B
Subject areas, aspects, general disclosures and Disclosure  Section
Key Performance Indicators (KPIs)
C FEIH
Climate Resilience

AR a  HAEESUSREREREKENEE ERE [aE]
Governance Describe the board's oversight of climate-related risks and Disclosed "Governance”

opportunities.

b. HAEEELLERGEBERALBAIENEE -
Describe the management’s responsibilities in overseeing climate
related risks and opportunities.

i a  HRTAREEETAREEBORRERE - BRE (R
Strategy Describe the climate-related risks and opportunities over different Disclosed "Strategy”

time horizons.
b.  HAREEBERAKEHARMBREREBEANTE
AR AR o
Describe the impacts of the climate related risks and opportunities
on the organization’s financial performance and business model,
and their mitigation measures.
FRABRENIYL TEERBAREEER  BRLATHRE
FAPCHUTHES -
Describe the resilience of the organisation’s strategy, considering various
climate-related scenarios, including a global average temperatures 3°C or

lower scenario.
AREE o HPEREN FEREEREAERRMRE - BRE [BREE
Risk Describe the organisation’s processes for identifying, assessing and Disclosed "Risk Management”
Management managing climate related risks.

HREA FERERREEERRNORENARAEZABNEE

BREET -

Describe how the processes for identifying, assessing and managing
climate-related risks are integrated into the organisation’s overall risk

management.
ERRER o  HRASRRFERFAEARARENER ERE [EEREE]
Metric and Describe the metrics used by the organisation to assess climate- Disclosed "Metric and Targets”
Targets related risks and opportunities.

b.  RESE1 SE2R(NER)BE3NEZRRINE
Disclose Scope 1, Scope 2, and if appropriate, Scope 3 greenhouse
gas (GHG) emissions.

FRRERAREREMTNRRFERE RIS HBRNRT -

Describe the climate-related targets to manage the risks and opportunities

and performance against targets.
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EEg
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ERASERALREREH 2ER - BHEH
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Exglid=-2nTESE (AIE&RRAELE M
ERXRRELRERRELE)  MEIFFRTESR (A
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= (AR ERAELE  RORBELRELL) A
MR- BEREEREREEIE BRREL
RERFEEEZTF - BREXAEEEIN  BR
REIMRA  EEERE CHLEEMBUE
7 KRR EMERNLARBEBAR -

CORPORATE GOVERNANCE PRACTICES

In the opinion of the Directors, the Company complied with all the code
provisions set out in the Corporate Governance Code contained in Appendix
C1 to the Listing Rules (the “CG Code") during the year ended 31 December
2025 and, where appropriate, adopted the Recommended Best Practices set
out in the CG Code, except for the following deviation:

Under Code Provision C.2.1 of the CG Code, the roles of the chairman and the
chief executive officer should be separate and should not be performed by the
same individual. During the year ended 31 December 2025, Mr. WONG Chun
Hong performed his duties as the chairman and the chief executive officer of
the Company. The Board considers that vesting both roles in the same person
provides consistent leadership within the Group and enables more effective
and efficient planning of long-term strategies and implementation of business
plans. The Board believes that the balance of power and authority is adequately
ensured by the operations and governance of the Board which comprises
experienced and high calibre individuals, with more than half of the Board
members being non-executive or independent non-executive Directors. The
Company will review the current structure as and when appropriate.

The Directors are committed to upholding the corporate governance of the
Company to ensure that formal and transparent procedures are in place to
protect and maximise the interests of the shareholders of the Company.

THE BOARD

The Board is responsible for supervising and overseeing all major matters of
the Company, including the formulation and approval of overall management
and operation strategies, reviewing the internal control and risk management
systems, reviewing financial performance, considering dividend policies
and monitoring the performance of the senior management, whereas the
management is responsible for the daily management and operations of the
Group.

Between scheduled Board meetings, senior management of the Group provides
to the Directors, on a regular basis, monthly updates and other information
with respect to the performance and business activities of the Group. Such
updates enable the Board to make informed assessments of financial and other
decisions.

The Board currently comprises three Executive Directors, namely Mr. WONG
Chun Hong, Ms. LAM Mei Ka, Shirley and Mr. WONG Sze Yuen, two non-
executive Directors, namely Mr. YIP Hoong Mun and Mr. KUI Qiang, and three
independent non-executive Directors, namely Mr. CHAN So Kuen, Professor WU
Si Zong and Mr. CHAN Yee Herman. Mr. WONG Chun Hong is the chairman
of the Board. Mr. WONG Sze Yuen is a son of Mr. WONG Chun Hong. Save as
disclosed above, to the best knowledge of the Company, there are no other
financial, business, family or other material or relevant relationships among
members of the Board.
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The Company has established mechanisms to ensure that independent views
and input are available to the Board, a summary of which is set out as follows:

1. In terms of the composition of the Board, (i) at least one-third of its
members are independent non-executive Directors; (ii) the Company
receives independence confirmations from its independent non-executive
Directors annually pursuant to Rule 3.13 of the Listing Rules; and (iii)
the Board composition and the independence of the independent non-
executive Directors are reviewed by the nomination committee (the
“Nomination Committee”) of the Company on an annual basis (in
particular, for independent non-executive Directors who have served for
more than nine years).

2. In terms of the conduct of Board proceedings, (i) all Directors (including
independent non-executive Directors) are provided with regular updates
of the Group’s performance, position and prospects to enable them to
make informed decisions; (ii) all members of the Board and the Board
committees may seek independent professional advice when necessary to
perform their responsibilities at the Company’s expense; (iii) the Directors
shall not vote or be counted in the quorum on any Board resolution
approving any contract, arrangement or any other proposal concerning a
matter that is significant to the Company’s business in which such Director
or any of his/her close associates has a material interest, save as otherwise
permitted under the Listing Rules; and (iv) the chairman of the Board shall
meet the independent non-executive Directors at least once annually.

The Board reviews the implementation and effectiveness of the above
mechanisms on an annual basis.

The Board is responsible for performing the corporate governance duties set
out in Code Provision A.2.1 of the CG Code and performed the following
duties in 2025:

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

—  review and monitor the training and continuous professional development
of the Directors and senior management;

—  review and monitor the Company’s policies and practices on compliance
with legal and regulatory requirements;

—  develop, review and monitor the code of conduct and compliance manual
applicable to employees and Directors; and

—  review the Company’s compliance with the CG Code and disclosure in the
corporate governance report.
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T

During the year under review, the Board held seven Board meetings (exclusive
of meetings of the Board committees constituted by the Board held during
the year under review). The attendance of each Director is set out in the table
below:

HERE, B

Number of
attendance/Total

HITES Executive Directors

BERBAE(EERTHAER) Mr. WONG Chun Hong (Chairman and Chief Executive Officer) 717
MERLZ L Ms. LAM Mei Ka, Shirley 717
HERIRELE Mr. WONG Sze Yuen 7/7
FHTES Non-executive Directors

BERENXEE Mr. YIP Hoong Mun 717
BRos s & Mr. KUI Qiang 717
BYKHTES Independent non-executive Directors

SOMREIR Professor WU Si Zong 6/7
PR 1% 55 A Mr. CHAN Yee Herman 5/7
PRE=ME L& Mr. CHAN So Kuen 717

FRTEFERBUFRTEFTATREFRSS
BREEEREE ETHAR=F -BHZEE
AREEGERBEA - RS- TRAELT
PR=MEANEEBATIALL

MEESEHARBALRABERZAA (A8
BERMARDESE=FRERBFAE LH/E
REXTEERBBEEE -

B RAE
BREFECNEFEZETRAADNEER
575 AR E AR LRI AE 8 A A ROA
RRE LRI FAARNEL - KN ERE
FERBERE—R2E  EHTERER
RN -

The non-executive Directors and independent non-executive Directors are
typically appointed for a term of three years under their respective letters of
appointment. Each appointment letter may be terminated in accordance with
the provisions therein by either party giving to the other not less than three
months’ prior written notice.

All Directors are subject to retirement by rotation and eligible for re-election at
the annual general meeting at least once every three years in accordance with
the articles of association of the Company (the “Articles of Association”).

TRAINING AND COMMITMENT

To ensure that a newly appointed Director will have a proper understanding
of the operations and business of the Company and is fully aware of his/her
responsibilities under all applicable laws and regulations (including the Listing
Rules), he/she will be provided with a comprehensive, tailor-made and formal
induction on the first occasion of his/her appointment.
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The Group also provides trainings, briefings and materials to the Directors and
senior management from time to time to help and ensure that they are apprised
of the latest changes in the commercial, legal and regulatory environment in
which the Group conducts its businesses and to refresh their knowledge and
skills on the roles, functions and duties of a director of listed company. For the
year ended 31 December 2025, materials relating to various latest amendments
to the Listing Rules, new guidance letters and listing decisions were distributed
to the Directors as part of their continuous professional development trainings.

The training records of the Directors for the year ended 31 December 2025 are
as follows:

EmRA
RHER]

Latest
amendments to

Name of Director the Listing Rules

Executive Directors
Mr. WONG Chun Hong
(Chairman and Chief Executive Officer)
Ms. LAM Mei Ka, Shirley
Mr. WONG Sze Yuen

AN

Non-executive Directors
Mr. YIP Hoong Mun 4
Mr. KUI Qiang v

Independent non-executive Directors
Mr. CHAN So Kuen

Professor WU Si Zong

Mr. CHAN Yee Herman

AN

Remarks:
v represents compliance

The Company has received confirmations from the Directors that they have
provided sufficient time and attention to the affairs of the Group. Besides, the
Directors have disclosed to the Company their interests as director and other
office in other public companies and organisations in a timely manner and have
updated the Company on any subsequent changes. Each of the Directors has
complied with Code Provision C.1.4 of the CG Code.
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Name of Director

CHAIRMAN AND CHIEF EXECUTIVE OFFICER

Under Code Provision C.2.1 of the CG Code, the roles of the chairman and
the chief executive should be separate and should not be performed by the
same individual. With effect from 1 March 2018, Mr. WONG Chun Hong has
become the chairman (the “Chairman”) and the chief executive officer of
the Company. The Board considers that vesting both roles in the same person
ensures consistent leadership within the Group and enables more effective
and efficient planning of long-term strategies and implementation of business
plans. The Board believes that the balance of power and authority is adequately
ensured by the operations and governance of the Board which comprises
experienced and high caliber individuals, with more than half of the Board
members being non- executive or independent non-executive Directors. The
Company will review the current structure as and when appropriate.

DIRECTORS’ ATTENDANCE AT GENERAL MEETINGS

During the year under review, the Company held one annual general meeting
on 22 May 2025 (“2025 AGM"). The attendance of each Director is set out in
the table below.

—E-EHE
BRAFAS

2025 AGM

BITES Executive Directors
=EREE Mr. WONG Chun Hong
(FEFTHAEZ) (Chairman and Chief Executive Officer) v
MERL L Ms. LAM Mei Ka Shirley v
mRIRELE Mr. WONG Sze Yuen v
FHITES Non-executive Directors
ERNEE Mr. YIP Hoong Mun v
B og 2 A4 Mr. KUI Qiang v
BUFHTES Independent non-executive Directors
RIMREIE Professor WU Si Zong v
PRERE Mr. CHAN Yee Herman X
PREREL L Mr. CHAN So Kuen v
B Remarks:
v IEHE v/ represents attendance
X IEERE X represents absence
N/AFE T IE A N/A represents not applicable
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REMUNERATION COMMITTEE

The chairman of the remuneration committee of the Company (the
“Remuneration Committee”) is Mr. CHAN So Kuen. As at the date of this
annual report, the Remuneration Committee consists of one executive Director,
Mr. WONG Chun Hong and two independent non-executive Directors, Mr.
CHAN So Kuen and Professor WU Si Zong.

The primary duties of the Remuneration Committee are to make
recommendations to the Board on the Company’s policy and structure for
remuneration of Directors and senior management and on the establishment
of formal and transparent procedures for developing such remuneration
policy. The duties of the Remuneration Committee are detailed in its terms of
reference which is available on the websites of the Company and the Stock
Exchange.

In determining the remuneration of the Directors and the senior management,
the Remuneration Committee would consider factors such as salaries paid by
comparable companies, time commitment and responsibilities of the Directors
and the senior management, performance and contributions of the Directors
and the senior management and the change in market conditions.

The Remuneration Committee held two meetings during the year under review.
The attendance of each member of the Remuneration Committee is set out in
the table below:

HERE A

Number of

attendance/Total

BREMESAE (F/F) Mr. CHAN So Kuen (Chairman) 212

EHEREE Mr. WONG Chun Hong 2/2

ROMREIFZ Professor WU Si Zong 2/2
REBEFERN  FNZESETETHNITESE 2 For the year under review, the Remuneration Committee determined the

BHBUR @ R RITES 2R - WHERTE
ERFEEH 2GR ERESSRARQRNIT
EEZReREEBENEE_E-_1F+=A
Tt HALEFENFRICL - BEEE2 8%
TE AN B % B R AR A BE AR A o

ARREMEEETRTAMEHRZMEER
H i sl 2 5F BIE STEE.2(c)) 1§ » B it
EEeRBARETHERTESIHM mE
MEZECMERRITEZERARRRERBR
B RBEREz FHEBAARBRERBSE
EREESREEZ BHE-_T-_AF+=A
=+ HIEFE BERALAEREERES
BEREHNFBEI N ANEB LGRS PRI E
IRIORARFRIPESTHEE SEEERASR
ZBiE ] —f e

policy for the remuneration of executive directors, assessed performance of
the executive Directors, approved the terms of executive Directors’ service
contracts, recommended to the Board on the year-end bonus of executive
Directors and the senior management of the Company for the year ended 31
December 2025. No Director was involved in deciding his own remuneration or
options granted.

The Company adopted Code Provision E.1.2(c)(ii) out of the two models
suggested by the CG Code. As a result, the Board as a whole is responsible
for determining the remuneration of non-executive Directors whereas
the Remuneration Committee makes recommendations to the Board on
the remuneration packages of individual executive Directors and senior
management of the Company and its subsidiaries as well as share options
related matters. Details of the remuneration of each of the Directors and senior
management of the Company for the year ended 31 December 2025 are set
out in notes 9 and 10 to the consolidated financial statements of the Group
and in the section headed “Remuneration for Senior Management” under the
Directors’ Report of this annual report.
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NOMINATION COMMITTEE

The chairman of the Nomination Committee is Professor WU Si Zong. As at
the date of this annual report, the Nomination Committee consists of one
executive Director, Ms. Lam Mei Ka, Shirley and two independent non-executive
Directors, Mr. CHAN So Kuen and Professor WU Si Zong.

The primary duties of the Nomination Committee are to: (i) review the structure,
size, and composition (including the skills, knowledge and experience required)
and diversity of the Board on a regular basis; (ii) identify individuals suitably
qualified to become board members and select or make recommendations to
the Board on the selection of individuals nominated for directorships, having
due regard to the board diversity policy and the nomination policy of the
Company, when a vacancy occurs on the Board by reason of disqualification,
resignation, retirement, death or an increase in the size of the Board; (iii) make
recommendations to the Board on matters related to the appointment or re-
appointment of Directors and succession planning for Directors, and any other
area where action or improvement is needed; (iv) assess the independence of
the independent non-executive Directors; (v) review the board diversity policy as
appropriate and make recommendations on any required changes to the Board
for consideration and approval, and monitor its implementation so as to ensure
its effectiveness, and make disclosure of its summary and the progress of its
implementation in the corporate governance report; (vi) review the nomination
policy for directors and to make disclosure of the summary of nomination policy
in the annual report of the Company annually; and (vii) ensure the disclosures
required by the terms of reference are set out in the circular where the Board
proposes a resolution to elect an individual as an independent non-executive
Director. The duties of the Nomination Committee are detailed in its terms of
reference which is available on the websites of the Company and the Stock
Exchange.

The chairman of the Nomination Committee shall attend the annual general
meetings of the Company to answer questions raised by the Shareholders on
Directors’ nomination and other nomination policy matters.

NOMINATION POLICY

The Board has adopted a “Nomination Policy” on 1 January 2019 in relation
to the nomination, appointment, re-appointment of new Directors and the
nomination procedure of the Company, which provides that in evaluating
and selecting any candidate for directorship, the Nomination Committee shall
consider the candidates’ character and integrity, professional qualifications,
skills, knowledge and experience, independence, diversity on the Board,
willingness to devote adequate time to discharge duties as a Board member
and such other criteria that are appropriate to the business of the Company.

Before a prospective Director's name is formally proposed, opinions of the
existing Directors (including the independent non-executive Directors) will be
solicited. The proposed appointment will first be reviewed by the Nomination
Committee, taking into account the balance of skills, knowledge and experience
on the Board. Upon recommendation of the Nomination Committee, the
proposed appointment will then be reviewed and, if thought fit, approved by
the Board after due deliberation. If necessary, the Company may also engage
external search firm to assist in the sourcing and identification of appropriate
candidates for Board appointments. The Company will also consider the
prospective Director’s time commitment to the role being applied for and any
potential conflicts of interest identified, if he/she has outside mandates.
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BOARD DIVERSITY POLICY

The Board has adopted a revised “Board Diversity Policy” on 1 January 2019 in
relation to the nomination and appointment of new Directors, which provides
that the selection of Board candidates shall be based on a range of diversity
perspectives with reference to the Company’s business model and specific needs,
including but not limited to gender, age, race, language, cultural background,
educational background, industry experience and professional experience. The
above criteria were also reviewed and applied when the Nomination Committee
reviewed the composition of the Board. After assessing the suitability of the
Directors’ skills and experience to the Company’s business, the Nomination
Committee confirmed that the existing Board is appropriately structured and no
change is required. The Nomination Committee reviews the Board Diversity Policy
annually. The Board reviews the implementation and effectiveness of the Board
Diversity Policy on an annual basis.

The Board’s composition as at the date of this annual report under diversified
perspectives is summarised as follows:

BEER B ]|
Education background Designation : Gender
\ 2 3 5
6 3 7
2+ Bachelor @ fiff 5T 4 Postgraduate @ 177 E = Executive Directors ® =M male 41t female

JE#117E = Non-executive Directors
¥8 7 3EE1TE = Independent non-executive Directors

FHA R (5%)
Age group (years old)

S

-

®31-40 41-50 51-60

BEEGRET—RAUESERUERNS T -
EEeNESERETEREL B EE
FRTERESEBCHIEREBUERNK
I RRREEESRERERLNIK
EARRIGRBENEABE  BZTiA
BRI Z TTEIAZ & -

R-ZE-AFE+-_A=+—H RBREAHE
PRSI MR L) 5 B B 65% &2 35% ¢
UEhERERBNEEEZENF 5 5 A
91% & 9% - HIt - R AFMEE AHE SR
EREABRIEELZENERZ Tl AR
AEEATEABEEEEREENZ AR
K Z T iR A -

B 85

Years of service
2
2

4
1

®61-70 6-10 @ 11-15

71-80 1-5

The Board achieved gender diversity as it has appointed one female Director.
The Board will maintain at least one female Director to be a member of the
Board. To develop a pipeline of potential successors to the Board to achieve
gender diversity, the Company has adopted relevant hiring policies for
considering candidates of senior management positions which would take into
account diversity perspectives including gender diversity.

As at 31 December 2025, the ratio of male and female in the workforce is
65% and 35%, respectively; and the ratio of male and female in the senior
management is 91% and 9% respectively. As such, the Company’s workforce
and the senior management have both achieved gender diversity between
males and females. The Company would continue to take into account of
diversity perspectives including gender diversity in its hiring.
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The Nomination Committee held one meeting during the year under review.
The attendance of each member of the Nomination Committee is set out in the
table below:

HERE B

Number of

attendance/Total

SROMREIR (£ )E) Professor WU Si Zong (Chairman) 11
EIRFELAE (W) Mr. WONG Chun Hong (Note) 11
PREREL A Mr. CHAN So Kuen 1”1
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I0ARBFI EE MRS RERAEK UK
BREREIESE-

BEREES

AARBEEES (BREAR]) TR ARE
MR- NAERAY BREARRE=S
BYUATESF - R - SONRHE
RIS -

ERZEENESGERIEEESSRENME
ZHRRERARAMBERROTEN - ERE
EEEEMAMBREREARARR ZARE
B R N B R AR R - R EREBSNE
mEMmEEEREERANREBERELR
B MBS B SMNE A B RO B S R BB R X
BIZZ R

ERLZBEARENAHEE BENERIE
REMNEENERSREMERS  HAH
EHAREZEMERRARARRAS L#
o TR -REBEFERN EESLE]
BE - R BHOR AR NI A BUAD M BR A4 £
ERLZBETRANER -ERZESEEFE
BEEEBHFE BT BN ZBENE®E - A
AT AERREL 2 FE RIS BB AT 88
REZEMHEMEE BFERZEGHNREFR
HEGHE - BgasE RN AR R Rk 8
uh EER -

M BERELCHREREZREKNE B-F-H
FRAZARER MERLLICRAAEESR
ERZEEEKE -

During the year under review, the Nomination Committee reviewed the
structure, size and composition of the Board in accordance with Rule 3.10A of
the Listing Rules, and recommended the re-election of the retiring Directors.

AUDIT COMMITTEE

The chairman of the audit committee of the Company (the “Audit
Committee”) is Mr. CHAN So Kuen. As at the date of this annual report, the
Audit Committee consists of three independent non-executive Directors, Mr.
CHAN So Kuen, Professor WU Si Zong and Mr. CHAN Yee Herman.

The Audit Committee reports to the Board and is authorised by the Board
to assess, review and monitor the integrity of the financial statements of the
Company. The Audit Committee oversees all financial reporting procedures
and the effectiveness of the Company’s risk management and internal control
systems, advises the Board on the appointment and re-appointment of external
auditors; and reviews and monitors the independence and objectivity of
external auditors and the effectiveness of the audit process in accordance with
the applicable standards.

The Audit Committee is responsible for recommending to the Board on matters
related to the appointment, re-appointment and removal of the external
auditors, which is subject to the approval of the Board and the Shareholders
at the general meeting of the Company. For the year under review, the Board
has not taken a different view from that of the Audit Committee regarding the
selection, appointment, resignation or dismissal of the external auditors. The
Audit Committee meets with the external auditors annually in the absence of
management to discuss matters relating to any issues arising from audit and
any other matters the external auditors may wish to raise. The duties of the
Audit Committee are detailed in its terms of reference which is available on the
websites of the Company and the Stock Exchange.

Note: Mr. WONG Chun Hong resigned from the Nomination Committee with effect from 2 June
2025. Ms. LAM Mei Ka, Shirley was appointed as a member with effect from the same
date.
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The Audit Committee held two meetings during the year under review. The
attendance of each member of the Audit Committee is set out in the table
below:

HEREHAE

Number of

attendance/Total

PREMESRAE (FE) Mr. Chan So Kuen (Chairman) 2/2
SOMREIE Professor WU Si Zong 2/2
BREESE Mr. CHAN Yee Herman 212
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Audit services
Other services (Note 2) 300

At the above meetings, the Audit Committee considered, reviewed and
discussed the accounting principles and practice adopted by the Group,
the annual results of the Group for the year ended 31 December 2024, the
interim results of the Group for the six months ended 30 June 2025 and the
effectiveness of financial reporting, internal control, consultancy services,
internal audit function, risk management systems and its other duties under the
CG Code.

AUDITORS’ REMUNERATION

For the year ended 31 December 2025, the total fees paid/payable to the
external auditors of the Company, BDO (Note 1), in respect of audit and non-
audit services are set out below:

t=A=+-8
IR

For the year ended
31 December 2025
FTHERT

HK$°000

2,280

et (MsE1)

Total (Note 1)

2,580

M1 EFHGHMESHER_T_1FHA
T BERETHRRBFAS DRERARAK
HED - BEBUGREGAMEBHAERIAD
REZZBZAFRNA =+ MERTHORRRRIK
B L ERERADAIREED - LAE R =
BT HEEEETERREFREERAL

M2 FR REHRFERERBEI  AEBINBE
EGCINVAREE S R SV RN SE ki)
BEERHENRY  AASENE QBB
BERBEHEBBRSE  ARAAEENERNRE
REERERS

Note 1: KPMG retired as the auditors of the Company at the annual general meeting held on
22 May 2025. BDO Limited was appointed as the new auditors of the Company at the
extraordinary general meeting held on 24 June 2025 to fill the casual vacancy and will

hold office until the conclusion of the next annual general meeting.

Note 2: Apart from the provision of annual audit services, BDO, the Group’s external auditors,
also provided review services on half yearly financial results, audit services on the
financial statement of the Group’s subsidiaries and an assurance service on a major
disposal of the Group.
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DIRECTORS’ RESPONSIBILITY ON THE FINANCIAL
STATEMENTS

The Directors acknowledge their responsibility for preparing the financial
statements for the year ended 31 December 2025, and confirm that the
financial statements give a true and fair view for the year under review, and
are prepared in accordance with the applicable statutory requirements and
accounting standards. The statement of the external auditors of the Company,
BDO, in relation to their reporting responsibilities on the financial statements
of the Group is set out in the Independent Auditor’s Report enclosed with this
annual report.

INTERNAL CONTROL

The Board is fully responsible for maintaining proper and effective internal
control system and for regularly reviewing the operational efficiency of the
financial, operational, compliance controls, risk management and other aspects
of the system in order to safeguard the investment of Shareholders and the
assets of the Company. During the year under review, the Board has conducted
an annual review of the effectiveness of the risk management and internal
control systems of the Group covering the above aspects. The Board has also
considered the adequacy of resources, qualifications and experience of staff
of the Company’s accounting, internal audit and financial reporting functions,
and their training programmes and budget during the year under review. The
Board was not aware of any significant internal control and risk management
weaknesses nor significant breaches or limitations of risk management policies,
and considers the existing internal control system and risk management systems
effective and adequate. The Company has complied with the risk management
and internal control code provisions under the CG Code for the year ended 31
December 2025.

The internal audit department of the Company is responsible for regular review
and audit of the Group’s major finance and operating activities. The purpose
of such work is to ensure the effective operation of internal controls and it
functions as intended.

RISK MANAGEMENT

The Board has an overall responsibility for the risk management framework,
and for determining the significant risks it is willing to undertake in achieving
the Company'’s objectives.

The Audit Committee is delegated with the authority to oversee the
effectiveness of internal control and risk management systems, whereas the
management is responsible for designing, implementing and monitoring of
such systems. The Board office is responsible for coordinating risk management
activities, and reporting regularly to the Board.
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Our approach to manage risks involves identification and assessment of
principal risks from the external and internal environment at different
organisation levels. The assessment considers the changes in nature and
extent of significant risks and the Group’s ability to respond to changes in its
business and the external environment. Action plans have been developed and
risk ownership has been assigned for each key principal risk. The risk owners
coordinate the mitigation measures to ensure proper implementation of these
action plans. The process is closely monitored by the Board office. The internal
control and risk management systems and the effectiveness of internal audit
function are reviewed by the Board on an on-going basis to ensure they are
effective.

Taking into consideration the principal risks and mitigation actions, the Board
believes that the Company has the ability to respond to any such changes in
our business and the external environment.

DIVIDEND POLICY

The Board has adopted the “Dividend Policy” on 1 January 2019 regarding
dividend recommendations. This policy aims to allow the Shareholders to
participate in the Company’s profits and enable the Company to retain
adequate reserves for future growth. Pursuant to the said policy, and subject
to the approval of the Shareholders and compliance with relevant laws, the
Company shall pay annual dividends to the Shareholders if the Group is
profitable, operating environment is stable and the Group has no significant
investments or commitments.

PRINCIPAL RISKS AND UNCERTAINTIES

The principal risks and uncertainties that may cause the Group’s financial
conditions or results materially different from the expected or historical results
are described below:

Risks with regard to the property market in the PRC

Most of the Group’s property projects are located in the PRC with some
situated in Hong Kong and overseas, and the majority of the Group’s revenue
is derived from its operations in the PRC, the Group is inherently subject to
risks associated with the property market in the PRC. As at 31 December
2025, the Group had a total of 15 projects at various stages of development.
Consequently, the Group’s operations in the PRC may also be exposed to the
risks such as policy change, interest rate fluctuations, demand-supply imbalance
and overall economic conditions volatility. These factors may pose an adverse
impact on the Group’s business, financial condition or results of operations.
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Risks with regard to funding of property development

The property development business is capital intensive. The Group funded
its land acquisitions and property developments primarily through bank
borrowings, internally generated cash flows (including proceeds from the pre-
sale and sale of the Group’s projects), notes payable, convertible bonds and
loans from substantial Shareholders. The Group’s funding is contingent upon
a number of factors, some of which are beyond the Group’s control, such
as general economic conditions in the PRC, the performance and outlook of
the property development industry in the PRC, the Group’s financial strength
and performance, the availability of credit from financial institutions, and
regulatory measures instituted by the PRC government. There is no assurance
that the Group will be able to obtain adequate financing for land acquisitions
or property developments and/or on terms that will allow the Group to earn
reasonable returns.

Risks with regard to redevelopment projects

Redevelopment projects in the PRC involve many uncertainties and are capital
intensive. The Group is required to obtain numerous government approvals in
relation to the Group’s urban redevelopment projects and to obtain consents to
relocate all of the existing residents. There is no assurance that the Group will
be able to obtain all of the necessary consents to relocate the existing residents
or that the Group will be able to obtain all necessary government approvals.

Risks with regard to property leasing

The rental rates and the occupancy rates depend on various factors, including
but not limited to, prevailing supply and demand conditions, economic
conditions as well as the quality of the properties. There is no assurance that
the Group will be able to look for new tenants within a short period of time or
procure new leases or renew existing leases at the prevailing market rates.

Operational risks

The Group’s operations are subject to a number of risk factors inherent in
property development and property related businesses. Default on the part of
the Group’s counterparties (including contractors, buyers, tenants, and strategic
business partners), and inadequacies or failures of internal processes, people
and systems or other external factors may adversely affect the results of the
Group’s operations. In addition, accidents may happen despite systems and
policies set up for their prevention, which may lead to the Group’s financial
loss, litigation, or damage in reputation.

Interest rate risks

Most of the Group’s borrowings are floating-rate bank loans, which expose the
Group to interest rate fluctuations. The Group will closely monitor interest rate
risks and where appropriate, adopt measures to manage the associated risks
exposures. These measures include, but not limited to, the issuance of fixed
rate bonds, the use of derivatives such as interest rate swaps and management
of the ratio of fixed or floating loan portfolio. As at 31 December 2025, the
Group had not entered into any hedging activities to manage its interest rate
exposure.
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Currency risks

Almost all of the Group’s operating activities are carried out in the PRC with
most of the transactions predominantly denominated in RMB. The Group is
exposed to foreign currency risk arising from the fluctuations of RMB against
Hong Kong dollars or US dollars as a result of its investment in the PRC and
the settlement of certain general and administrative expenses and other
borrowings in Hong Kong dollars, United States dollars or Australian dollars.
The Group will closely monitor the fluctuations of the RMB exchange rate and
will prudently consider entering into any currency swap arrangements as and
when appropriate for hedging corresponding risks. As at 31 December 2025,
the Group had not entered into any hedging activities to manage its foreign
exchange rate risk.

HANDLING AND DISSEMINATION OF INSIDE
INFORMATION

The Company has put in place a policy on handling and dissemination of inside
information which sets out the procedures and internal controls for handling
and dissemination of inside information in a timely manner in such a way to
avoid placing any person in a privileged dealing position. The inside information
policy also provides guidelines to employees of the Group to ensure proper
safeguards are in place to prevent the Company from breaching the statutory
and listing rule disclosure requirements. The Company has appropriate
internal control and reporting systems to identify and assess potential inside
information. Dissemination of inside information of the Company shall be
conducted by publishing the relevant information on the websites of the Stock
Exchange and the Company, according to the requirements of the Listing Rules.

MODEL CODE FOR SECURITIES TRANSACTIONS BY
DIRECTORS

The Company has adopted the Model Code for Securities Transactions by
Directors of Listed Issuers set out in Appendix C3 to the Listing Rules (the
“Model Code”) as its code of conduct for securities transactions by the
Directors. After having made specific enquiries with all Directors, all Directors
have confirmed that they have complied with the required standards set out in
the Model Code during the year ended 31 December 2025.
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CHANGES IN INFORMATION OF DIRECTORS

Upon specific enquiry by the Company and based on the confirmations from
the Directors, there has been no change in the information of the Directors
required to be disclosed pursuant to Rule 13.51B(1) of the Listing Rules since
the date of the Company’s 2025 Interim Report.

COMPANY SECRETARY

The company secretary of the Company (the “Company Secretary”),
Mr. WONG Tak Chun, is accountable to the Board for ensuring that Board
procedures are followed and Board activities are conducted efficiently and
effectively. These objectives are achieved through adherence to proper Board
processes and the timely preparation and dissemination to the Directors of
comprehensive meeting agendas and papers. Minutes of all Board meetings
and Board committees are prepared and maintained by the Company Secretary
to record sufficient details of the matters considered and decisions reached by
the Board or Board committees, including any concerns raised or dissenting
views expressed by any Director. All draft and final versions of the minutes of
Board meetings and meetings of Board committees are sent to Directors and
committee members respectively for comment and record and are available for
inspection by any Director upon request.

The Company Secretary, under the supervision of the Chairman, is responsible
for ensuring that the Board is fully apprised of all legislative, regulatory and
corporate governance developments relating to the Group and that it takes
these into consideration when making decisions for the Group. From time to
time, he organises seminars on specific topics of significance and interest and
disseminates reference materials to the Directors for their information.

The Company Secretary is also directly responsible for the compliance of the
Group with all obligations of the Listing Rules and the Codes on Takeovers
and Mergers and Share Buy-backs, including the preparation, publication and
despatch of annual reports and interim reports within the prescribed time limits
laid down in the Listing Rules, the timely dissemination to the Shareholders and
the market of information relating to the Group.

Furthermore, the Company Secretary advises the Directors on their obligations
for disclosure of interests and dealings in securities of the Company, connected
transactions and inside information and ensures that the standards and
disclosures required by the Listing Rules are observed and, where required,
reflected in the annual report of the Company.

During the year under review, Mr. WONG Tak Chun has complied with the
professional training requirements under Rule 3.29 of the Listing Rules by
taking no less than 15 hours of relevant professional training.
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INVESTOR RELATIONS AND SHAREHOLDERS'
RIGHTS

The Company has adopted the shareholders’ communication policy with
the objective of ensuring that the Shareholders and potential investors are
provided with ready, equal and timely access to balanced and understandable
information about the Company (including financial performance, strategic
goals and plans, material development, governance and risk profile).

The Company ensures that fair and transparent disclosure is made for its
business and financial performance through a variety of formal communication
channels. Information regarding the Company is published in its website:
www.topspring.com. Interim and annual reports, circulars and notices of the
Company are despatched to the Shareholders. The website of the Company
provides information such as e-mail address, correspondence address,
telephone numbers for enquiries, and provides information on the business
activities of the Group. Shareholders may at any time send their enquiries and
concerns to the Board in writing either by email to IR@topspring.com or direct
mailing to the principal place of business of the Company in Hong Kong for the
attention of the Company Secretary.

The Company’s annual general meeting is a good opportunity for
communication between the Board and the Shareholders. Notice of annual
general meeting and related documents will be sent to Shareholders pursuant
to the requirements of the Listing Rules and the Articles of Association, and are
published on the websites of the Company and the Stock Exchange.

The Directors and the members of various committees would attend and
answer questions raised at the annual general meeting of the Company. The
auditor of the Company would also attend the annual general meeting to
answer questions about the conduct of the audit, the preparation and content
of the auditor’s report, the accounting policies and auditor independence.

The chairman of the annual general meeting will exercise his power under the
Articles of Association to put each proposed resolution to the vote by way of a
poll. The procedures for demanding and conducting a poll are explained at the
meeting prior to the polls being taken.

Shareholders are encouraged to attend all general meetings of the Company.
Pursuant to Article 58 of the Articles of Association, Shareholders holding not
less than one-tenth of the paid up capital of the Company carrying the right
of voting at general meetings of the Company shall at all times have the right,
by written requisition to the Board or the Company Secretary, to require an
extraordinary general meeting to be called by the Board for the transaction of
any business specified in the requisition. The requisition must state the objects
of the meeting, and must be signed by the Shareholder(s) concerned and
may consist of several documents in like form, each signed by one or more of
those Shareholders. The requisition shall be made in writing to the Board or
the Company Secretary via mail to the Company’s principal place of business
in Hong Kong at Rooms 04-08, 26th Floor, Shui On Centre, 6-8 Harbour
Road, Wanchai, Hong Kong. The Company shall hold general meeting within
two months after receiving the requisition. If the Directors fail to proceed to
convene the extraordinary general meeting within twenty-one (21) days of the
deposit of such requisition, the Shareholder(s) himself or themselves may do so
in the same manner, and all reasonable expenses incurred by him/her/them as
a result of the failure of the Board shall be reimbursed to the Shareholder(s) by
the Company.
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If a Shareholder wishes to propose a person other than a retiring Director
for election as a Director at a general meeting, pursuant to Article 85 of the
Articles of Association, the Shareholder (other than the person to be proposed)
duly qualified to attend and vote at the general meeting shall send a written
notice, duly signed by the Shareholder, of his/her intention to propose such
person for election and also a notice signed by the person to be proposed
of his/her willingness to be elected. These notices should be lodged at the
Company’s head office or the office of the Company’s share registrar in Hong
Kong (the “Hong Kong Share Registrar”), Tricor Investor Services Limited.
The period for lodgement of such notices shall commence on the day after the
despatch of the notice of such general meeting and end no later than seven
days prior to the date of such general meeting. All substantive resolutions at
general meetings are decided on a poll which is conducted by the Company
Secretary and scrutinised by the Hong Kong Share Registrar of the Company.
The results of the poll are published on the websites of the Company and the
Stock Exchange. Regularly updated financial, business and other information on
the Group is made available on the website of the Company for Shareholders
and investors.

Shareholders may put forward proposals at general meetings by sending
written notice of their proposals to the Company Secretary at the Company’s
principal place of business in Hong Kong for the attention of the Company
Secretary.

The Company also meets the investment community and responds to their
enquiries about the status of the Company from time to time, so as to
strengthen the contacts and communication between the Company and its
investors.

During the year ended 31 December 2025, there were no significant changes in
the Company’s constitutional documents.

Having considered the multiple communication channels available to
the Shareholders as well as the steps taken by the Board to solicit and
understand the views of the Shareholders and the stakeholders during the
year ended 31 December 2025 (including but not limited to open discussion
with the Shareholders during the 2025 AGM), the Board has reviewed the
implementation and effectiveness of the Shareholders’ communication policy
and considers it to be effective and adequate.
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DIRECTORS

Executive Directors

Mr. WONG Chun Hong (E % ), aged 71
Executive Director, Chairman and Chief Executive Officer

Mr. WONG is the Founder of the Group and is the Executive Director, Chairman
and the Chief Executive Officer of the Company. He is also a director of
various subsidiaries within the Group. In addition, he is also the founder, the
second largest shareholder and vice chairman of the board of directors of
Rainbow Digital Commercial Co., Ltd., a company listed on the Shenzhen Stock
Exchange. He has over 30 years of experience in the real estate business in the
PRC, and has profound accomplishments in the finance and retail fields.

To 1996, Mr. WONG was the deputy managing director and the second largest
shareholder of Top Glory International Holdings Limited (formerly known as
World Trade Center Group Limited), a company which was listed on the Stock
Exchange and is now privatised. He was the vice chairman of China Foods
Limited (formerly known as China Foods Holdings Limited), a company listed on
the Stock Exchange. From 1996 to 2001, Mr. WONG was a major shareholder,
chairman and chief executive officer of ITC Properties Group Limited (formerly
known as Cheung Tai Hong Holdings Limited), a company listed on the Stock
Exchange. Mr. WONG attended the Global CEO Programme for China in 2007
which was co-organised by China Europe International Business School, [ESE
Business School and Harvard Business School. He is the executive chairman of
Federation of Hong Kong Guangdong Community Organizations Limited, the
chairman of Hong Kong Federation of Guangzhou Associations Limited, the
Permanent Honorary President of Hong Kong Real Property Federation and a
member of Guangzhou Chinese People’s Political Consultative Conference (&
N T B3 % ). In July 2016, Mr. WONG was awarded the Bronze Bauhinia
Star (BBS) by the Government of the Hong Kong Special Administrative Region
in recognition of his continuous contribution to the well-being of Hong Kong
Special Administrative Region over the years, and for his achievements towards
the commercial sector and community affairs. Mr. WONG was bestowed an
Honorary Doctor of Social Science by City University of Hong Kong in October
2020. Moreover, in July 2023, the Government of the Hong Kong Special
Administrative Region awarded Mr. WONG the Silver Bauhinia Star (SBS)
for his devotion to the public interest and outstanding achievements. Mr.
WONG is dedicated to community services and has held key positions in a
number of influential Guangzhou clan organizations. He vigorously supported
the promotion of national education and donated his ancestral home for
the construction of the Sha Tau Kok Memorial Hall of Resistance Against
Aggression in Hong Kong. Over the years, he has also generously funded local
universities to bolster their teaching and research.
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Chance Again Limited (“Chance Again”), a substantial shareholder (as defined
in the Listing Rules) of the Company, is wholly-owned by Cheung Yuet (B.V.l.)
Limited (“"BVI Co"). The entire issued share capital of BVI Co is wholly-owned
by HSBC International Trustee Limited (“HSBC International Trustee”) as
the trustee of The Cheung Yuet Memorial Trust, a discretionary family trust
established by Mr. WONG (the “Wong'’s Family Trust”), the beneficiaries of
which include Mr. WONG's family members. Mr. WONG is the settlor and the
protector of the Wong's Family Trust. Mr. WONG is also a director of Chance
Again. He is the father of Mr. WONG Sze Yuen, an Executive Director. Save as
disclosed above, Mr. WONG does not have any relationship with any Directors,
senior management, substantial Shareholders or controlling Shareholders of the
Company.

The discloseable interest of Mr. WONG in the Shares and underlying Shares
under the provisions of Part XV of the Securities and Futures Ordinance (the
“SFO") is set out in the section headed “Directors’ and Chief Executive’s
Interests and Short Positions in Shares, Underlying Shares and Debentures of
the Company and its Associated Corporations” under the Directors’ Report of
this annual report.

Ms. LAM Mei Ka, Shirley (# % X), aged 55
Executive Director

Ms. LAM was appointed as an Executive Director with effect from 1 March
2018. Ms. LAM joined the Company in October 2017 and was appointed as the
managing director of Top Spring Healthcare Holdings (Hong Kong) Company
Limited, a subsidiary of the Company, where she was responsible for overseeing
the business operations related to education and healthcare services of the
Group. Prior to joining the Company, Ms. LAM served in senior managerial
positions in a number of blue-chip property developers in Hong Kong, including
Techno Factor (Development) Limited, a wholly-owned subsidiary of Henderson
Land Development Company Limited, New World Development China Limited,
Hopewell Real Estate Agency Limited and MTR Corporation Limited. Ms. LAM
has accumulated over 20 years of the management experience in the real
estate industry with a focus on real estate development, asset management
and management of shopping mall operations. Ms. LAM graduated from
Ottawa University, the United States with a bachelor’s degree in business
administration and obtained a master’s degree in Project Management from the
Hong Kong Polytechnic University. She is a member of the Royal Institution of
Chartered Surveyors and Chartered Institute of Housing. She is also a holder of
the Property Management Practitioner (Tier 1) Licence of Hong Kong Property
Management Services Authority.

Ms. LAM does not have any relationship with any Directors, senior
management, substantial Shareholders or controlling Shareholders of the
Company.

Ms. LAM does not have any interests in the Shares, underlying Shares and
debentures of the Company and its associated corporations under the
provisions of Part XV of the SFO.
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Mr. WONG Sze Yuen (E &2 JF), aged 42
Executive Director

Mr. WONG was appointed Executive Director in August 2022. With extensive
knowledge and professional experience, he plays a pivotal role in driving the
Group’s strategic growth and adaptability in dynamic property markets. Mr.
Wong also oversees the operation of the property developments in Hong Kong
and Greater Bay Area. Mr. WONG obtained his Bachelor of Arts degree from
the University of New South Wales in 2006, his Master of Commerce degree
from the University of New South Wales in 2009 and a Juris Doctor degree from
the University of New South Wales in 2015. His multidisciplinary background in
business, law and commerce equips him with a unique perspective to navigate
complex commercial and regulatory landscapes.

Chance Again Limited (“Chance Again”), which is a substantial shareholder
(as defined in the Listing Rules) of the Company, is wholly-owned by Cheung
Yuet (B.V.l.) Limited (“BVI Co"). The entire issued share capital of BVI Co is
wholly-owned by HSBC International Trustee Limited as the trustee of The
Cheung Yuet Memorial Trust, a discretionary family trust established by Mr.
WONG Chun Hong (the “Wong'’s Family Trust”), the beneficiaries of which
include Mr. WONG Chun Hong’s family members. As Mr. WONG is one of the
beneficiaries of the Wong's Family Trust, Mr. WONG is deemed to be interested
in the Shares held by Chance Again.

Mr. WONG is a son of Mr. WONG Chun Hong who is the founder of the
Group, an Executive Director, the chairman of the Board, the Chief Executive
Officer and a controlling shareholder of the Company.

Save as disclosed, Mr. WONG does not have any relationship with any Directors,
senior management or substantial or controlling shareholders of the Company.

Mr. WONG does not have any interests in the Shares, underlying Shares
and debentures of the Company and its associated corporations under the
provisions of Part XV of the SFO.
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Non-executive Directors

Mr. YIP Hoong Mun (¥E X), aged 64
Non-executive Director

Mr. YIP was appointed as a non-executive Director and a member of the
Corporate Governance Committee of the Company on 1 September 2017.
Mr. YIP is the Executive Director and Group Chief Executive Officer of Metro
Holdings Limited (“Metro Holdings”, together with its subsidiaries, the
“Metro Group”) since June 2019. Metro Holdings is a company listed on The
Singapore Exchange Securities Trading Limited and a substantial shareholder (as
defined in the Listing Rules) of the Company.

Mr. YIP has over 30 years of experience in executive and senior management
roles in strategic planning, operations, hospitality, real estate investment and
development. Mr. YIP started his career with Indeco Engineers and later joined
BP South East Asia. Prior to joining Metro, he spent over 20 years with the
Capitaland Group, and served different roles in various strategic business units.
He was Managing Director of Ascott China in 2003 and then Chief Executive
Officer, Asia Pacific and the Gulf Region of The Ascott Group in 2006.
Subsequent to that, Mr. YIP has been involved in property developments in the
Gulf Region, Vietnam and Indonesia of the CapitaLand Group.

Mr. YIP has a Bachelor of Civil Engineering degree with first class honours
from the National University of Singapore and a Master’s degree in Business
Administration from Stanford University, USA. He also completed a
management course at Fudan University, Shanghai, China.

Save as disclosed above, Mr. YIP does not have any relationship with any
Directors, senior management or substantial shareholders or controlling
shareholders of the Company.

Mr. YIP does not have any interests in the Shares, underlying Shares and
debentures of the Company and its associated corporations under the
provisions of Part XV of the SFO.
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Mr. KUI Qiang (BR3&), aged 40
Non-executive Director

Mr. KUI was appointed as a non-executive Director on 6 December 2019. He is
currently the director and financial controller of Caiyun International Investment
Limited (“Caiyun”). From December 2015 to March 2017, Mr. KUl worked
as the deputy supervisor of the financial department of Yunnan Health &
Cultural Tourism Holding Group Co., Ltd. (“YHCT"). Mr. KUI obtained a double
bachelor degree in E-commerce and English Studies from Northeast Normal
University (34t B &5 KX £) in 2008 and a master degree in Accounting from
the same university in 2010. Mr. KUI is also a certified management accountant
of the Institute of Management Accountants in the USA. Mr. KUI has over 16
years of experience in the fields of fund management, information technology,
real estate development and telecommunication.

Save as disclosed above, Mr. KUI does not have any relationship with any other
Directors, senior management or substantial or controlling Shareholders (each
as defined in the Listing Rules).

Mr. KUl does not have any interests in the Shares, underlying Shares and
debentures of the Company and its associated corporations under the
provisions of Part XV of the SFO.
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Independent Non-executive Directors

Mr. CHAN So Kuen (R % #), aged 47
Independent non-executive Director

Mr. CHAN was appointed as an independent non-executive Director, the
chairman of the Audit Committee, the chairman of the Remuneration
Committee, and a member of each of the Nomination Committee and the
Corporate Governance Committee on 30 September 2024. Mr. CHAN has over
20 years of experience in accounting, auditing, and financial industry. From
June 2001 to October 2003 and from January 2004 to July 2009, he last served
as a semi-senior audit clerk in Ho and Ho & Company ({A]$3 € 5+6177) and
a manager in KPMG. From November 2009 to October 2012, he was the chief
financial officer and company secretary of China Great Wall Electric Holdings
Limited (A B & & R IE IR B BR 2 7). From February 2014 to December
2022, Mr. CHAN has been the chief financial officer of Huazhang Technology
Holding Limited (“Huazhang Technology”) (Stock Code: 1673), a company
listed on the Main Board of the Stock Exchange. He was also the company
secretary of Huazhang Technology from February 2014 to November 2021.
From July 2024 to November 2024, he was a company secretary of Ruifeng
Power Group Company Limited (Stock Code: 2025), a company listed on the
Main Board of the Stock Exchange.

From January 2015 to January 2024, Mr. CHAN was an independent non-
executive director of Yangzhou Guangling District Taihe Rural Micro-finance
Company Limited (Stock Code: 1915), a joint stock limited liability company
established in the PRC whose H shares are currently listed on the Main Board of
the Stock Exchange. From October 2014 to January 2025, Mr. CHAN has been
an independent non-executive director of Link Holdings Limited (Stock Code:
8237), a limited liability company established in the Cayman Islands whose
shares are currently listed on the GEM of the Stock Exchange. Since January
2023, he has also been an independent non-executive director of Beijing
SinoHytec Co., Ltd (Stock Code: 2402), a joint stock limited liability company
established in the PRC whose H shares are listed on the Main Board of the
Stock Exchange.

Mr. CHAN obtained his Bachelor of Arts degree in accounting from the Hong
Kong Polytechnic University in November 2001. He is a member of the Hong
Kong Institute of Certified Public Accountants.
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Professor WU Si Zong (2 3R), aged 74
Independent non-executive Director

Professor WU was appointed as an independent non-executive Director on
30 November 2010. Since 1997 and until now, he is a professor, a doctoral
tutor, at [A% X2 (Tongji University), where he had been the secretary of the
Party Committee and the vice dean of the Economic and Management School.
Professor WU is the vice chairman of L/ 1 1% 2 & (Shanghai Marketing
Society) and the standing director of F Bl 1% 2 & (China Marketing Society).
Professor WU lectures in economics and international trade. His main research
fields are business management, marketing and international trade. From
1994 to 1997, he was the Head of Affairs Committee of the International
Trade Faculty at Jiangxi University of Finance and Economics (T 78 B A% K £2).
From 2001 to 2008, Professor WU published several theses and was involved
in various research projects in his fields of expertise. He also published many
books in marketing, commerce and trade from 2000 to 2007. Professor WU
received his Bachelor’s degree in Economics from (Jiangxi University of Finance
and Economics) ;T 75 Bf £ K £ in 1982. In 1995, he received his master’s
degree in economics at Shanghai University of Finance and Economics (_E /&
B 48 K E2). Professor WU does not have any relationship with any Directors,
senior management, substantial Shareholders or controlling Shareholders of the
Company.

Professor WU does not have any interests in the Shares, underlying Shares
and debentures of the Company and its associated corporations under the
provisions of Part XV of the SFO.

Mr. CHAN Yee Herman (BR1%), aged 71
Independent non-executive Director

Mr. CHAN was appointed as an independent non-executive Director, the
chairperson of the Corporate Governance Committee and a member of
the Audit Committee of the Company on 2 January 2018. He is currently a
consultant of Y.T. Chan & Co., a law firm. Mr. CHAN has more than 17 years of
experience in the legal sector. He was admitted as a solicitor of the High Court
in Hong Kong in May 2011. Prior to his legal career, he was a superintendent
in the Hong Kong Police Force and had served the public for over 36 years. Mr.
CHAN obtained his bachelor of laws (LLB) degree from the University of London
in 2003 and a postgraduate certificate in laws from City University of Hong
Kong in 2005. Mr. CHAN was a non-executive director of Infinity Financial
Group (Holdings) Limited (Stock Code: 1152) from July 2013 to June 2017.

Mr. CHAN does not have any relationship with any Directors, senior
management, substantial Shareholders or controlling Shareholders of the
Company.

Mr. CHAN does not have any interests in the Shares, underlying Shares
and debentures of the Company and its associated corporations under the
provisions of Part XV of the SFO.
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Mr. WONG Tak Chun (& #&{£), aged 44
Chief Financial Officer and Company Secretary, Senior Vice President

Mr. WONG was appointed as chief financial officer of the Company on 9
January 2018 and was appointed as senior Vice President in charge of business
operation in the PRC. He joined the Group as the Company Secretary in
February 2017. Mr. WONG is a certified public accountant of the Hong Kong
Institute of Certified Public Accountants, and a fellow member of the Hong
Kong Chartered Governance Institute and the Chartered Governance Institute.
He obtained a bachelor’s degree in economics from the University of British
Columbia in 2005, and a master’s degree in corporate governance from the
Hong Kong Polytechnic University in 2014.

Mr. WONG has more than 20 years of experience in accounting, corporate
governance, corporate finance, capital markets, and investor relations. He
worked as an assistant manager in KPMG from August 2005 to May 2010.
From May 2010 to June 2013, he served as a company secretary and finance
manager of Central China Real Estate Limited (Stock Code: 0832). He served
as the deputy chief financial officer since February 2014 and the company
secretary since April 2014 of Modern Land (China) Co., Limited (Stock Code:
1107) until January 2016. He served as the company secretary and the chief
financial officer of Helidongsheng International Logistic Company Limited*
(RN S7 3R FHE B 90 m EE 2 B BR A A1) in Hunan, the PRC, from March 2016
to February 2017. Mr. WONG has been appointed as an independent non-
executive director of Dadi Education Holdings Limited (Stock Code: 8417)
from 17 January 2017 to 1 March 2026. Mr. Wong has been appointed as an
independent non-executive director of Ruifeng Power Group Company Limited
(Stock Code: 2025) since 30 June 2025.

Mr. WONG does not have any relationship with any Directors, senior
management, substantial Shareholders or controlling Shareholders of the
Company.

Mr. Ll Guohua (ZEl #), aged 52
Vice President

Mr. LI joined the Group on 26 December 2009, and is currently the executive
Vice President of the Group. Prior to joining the Group, he had held senior
management positions in a number of companies, including the general
manager at the Baolong Group (Qingdao) Commercial Properties Company
(BERESEESSHEWERE). Mr. U has engaged in real estate industry
for over 25 years and gained extensive experiences in practical management.
Mr. LI obtained a degree specialized in radio communication from the South
China University of Technology in 1996. He will graduate from the courses of
Executive Master of Business Administration (EMBA) at Peking University in
June 2026, and completed the Private Equity Investment and Corporate Listing
Programme (FLE A% R & B {3 ETHHHEIE) at the HSBC Business School,
Peking University in 2020. He completed the Advanced Strategy Programme
for the New Practical Real Estate (37 & & 5! = 1b & = A B S WS BE) at the
Tsinghua Shenzhen International Graduate School in 2023. He is Honorary
President of Tsinghua University Shenzhen Real Estate Alumni Association.
Mr. LI does not have any relationship with any Directors, senior management,
substantial Shareholders or controlling Shareholders of the Company.
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Mr. LI Shouwen (Z==<Fi8), aged 49
Vice President

Mr. LI joined the Group in August 2018 and currently acts as the vice president
of the Group. Prior to joining the Group, he held various senior management
positions in several companies, including the general manager of business
development department of China Travel International Investment Hong Kong
Limited, the regional general manager of Kaisa Group Holdings Limited, the
general manager of Vanke Projects. Mr. LI has over 26 years of outstanding
experience in real estates as well as cultural tourism projects. He has a thorough
understanding of the entire operation of real estate development and project
management and control of investment. He has extensive expertise and
practical management experience, as well as practical experience in cultural
tourism scenic area projects. Mr. LI obtained a bachelor’s degree in industrial
and civil architecture from Xi’an University of Architecture and Technology in
1998 and got the graduate degree in industrial and economic studies from the
Central University of Finance and Economics in December 2018. Mr. LI does
not have any relationship with any directors, senior management, substantial
shareholder or controlling shareholder of the Company.

Mr. XIANG Xianhu ([ 5% R ), aged 43
Vice President

Mr. XIANG joined the Group in July 2008 and is currently a vice president
of the Group and the general manager of the Accounting and Finance
Centre. Meanwhile, Mr. XIANG has been serving as a director of Rainbow
Digital Commercial Co., Ltd. (Stock Code: 002419) since September 2022 to
September 2025. With 18 years of experience in real estate, Mr. XIANG has
extensive experience in real estate business management, finance, financing
and investment.

*for identification only
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The Directors present their annual report and the audited consolidated financial
statements of the Company for the year ended 31 December 2025.

PRINCIPAL ACTIVITIES

The principal activity of the Company is investment holding. The Group is a
real estate property developer in the PRC and is specialised in the development
and operation of urban mixed-use communities, and the development and sale
of residential properties in the Greater Bay Area, the Yangtze River Delta, the
Beijing-Tianjin and the Chengdu-Chongqing regions in the PRC. Details of the
principal activities of the subsidiaries of the Company are set out in note 14 to
the financial statements. There were no significant changes in the nature of the
Group’s principal activities during the year.

BUSINESS REVIEW AND PERFORMANCE

A fair review of the business of the Group and a discussion and analysis of the
Group's performance during the year and the material factors underlying its
results and financial position as required under Schedule 5 to the Companies
Ordinance (Chapter 622 of the Laws of Hong Kong) are included in the sections
of Chairman’s Statement and Management Discussion and Analysis of this
annual report, respectively. The future development of the Group’s business is
discussed in the section of the Chairman’s Statement of this annual report. In
addition, further details regarding the Group’s principal risks and uncertainties
are included in the section of the Corporate Governance Report of this annual
report. The sections of the Chairman’s Statement, the Management Discussion
and Analysis and the Corporate Governance Report form part of this report.

FINAL DIVIDEND

The Board did not recommend the payment of a final dividend for the year
ended 31 December 2025 (2024: Nil).
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ANNUAL GENERAL MEETING

An annual general meeting (the “2026 AGM") of the Company is scheduled
to be held on Thursday, 21 May 2026, the notice of which will be published
and despatched to the shareholders of the Company as soon as practicable in
accordance with the Articles of Association and the Listing Rules.

CLOSURE OF REGISTER OF MEMBERS AND
REGISTER OF HOLDERS OF PCSs

For determining the eligibility of the shareholders of the Company to attend
and vote at the 2026 AGM or any adjournment of such meeting:

The register of members and the register of holders of PCSs of the Company
will be closed from Monday, 18 May 2026 to Thursday, 21 May 2026 (both
days inclusive), during such period no transfer of the Shares and PCSs will be
effected.

In order to qualify for attending and voting at the 2026 AGM or any
adjournment of such meeting, (a) in the case of the Shares, all transfers of
Shares accompanied by the relevant share certificates must be lodged with
the Company’s branch share registrar in Hong Kong, Tricor Investor Services
Limited, at Level 17, Far East Finance Centre, 16 Harcourt Road, Hong Kong
by no later than 4:30 p.m. on Friday, 15 May 2026; and (b) in the case of the
PCSs, the notice of conversion in prescribed form, together with the relevant
certificate of the PCSs and confirmation that any amounts required to be paid
by the holder of the PCSs have been so paid, must be duly completed, executed
and deposited with the Company at Rooms 04-08, 26th Floor, Shui On Centre,
6-8 Harbour Road, Wanchai, Hong Kong not later than 4:30 p.m. on Friday, 8
May 2026.

The record date for such purposes is Thursday, 21 May 2026.

SUMMARY FINANCIAL INFORMATION

A summary of the published results and assets and liabilities of the Group
for the last five financial years is set out on pages 265 to 268 of this annual
report. This summary does not form part of the audited consolidated financial
statements.

PROPERTY AND EQUIPMENT AND INVESTMENT
PROPERTIES

Details of movements in the property and equipment and investment properties
of the Group during the year are set out in note 12 to the financial statements,
respectively. Further details of the Group’s major investment properties are set
out in the Management Discussion and Analysis section in this annual report.
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PROPERTIES UNDER DEVELOPMENT FOR SALE

Details of the properties under development for sale of the Group during
the year are set out in note 17 to the financial statements. Further details of
the Group’s major properties under development for sale are set out in the
Management Discussion and Analysis section in this annual report.

COMPLETED PROPERTIES FOR SALE

Details of the completed properties for sale of the Group during the year are set
out in note 17 to the financial statements. Further details of the Group’s major
completed properties held for sale are set out in the Management Discussion
and Analysis section in this annual report.

LEASEHOLD LAND HELD FOR DEVELOPMENT FOR
SALE

Details of the leasehold land held for development for sale of the Group during
the year are set out in note 17 to the financial statements. Further details of the
Group’s major leasehold properties held for development for sale are set out in
the Management Discussion and Analysis section in this annual report.

SHARE CAPITAL

Details of movements in the Company’s share capital during the year are set
out in note 26 to the financial statements.

DEBENTURES

The Company did not issue any debenture during the year ended 31 December
2025.

PRE-EMPTIVE RIGHTS

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

TAX RELIEF AND EXEMPTION

The Company is not aware of any tax relief and exemption available to the
Shareholders by reason of their holding of the Company’s securities.

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

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

RESERVES

Details of movements in the reserves of the Company and the Group during the
year are set out in note 26 to the financial statements and in the consolidated
statement of changes in equity.



ESHES
DIRECTORS’ REPORT

A {4 2 & 4
RIERASHSRREREMERMEAGE - ©
—E-RF+-A=+—H  ARFAHESIK
FARRAEZBRERKAATBRKESFEEAN
it 5 4058 55 4,889,740,000 7 7T (—Z P04 :
4,982,621,00077T) » RIEF S B E LG 22
BERAVE(—NAR—FEH =  SERE RIBR]) -
RABRIIR D & B A E A5 K AR B MR &
KA MBRBHFEAZN - BEZRB AR
ERMERE WREBERESRKRER  KNQFA
BEREENNATEBRBEFZMNINRANER -
RIBFABERZMA - REBURQRINRE
sk E S (R IERR D & B R AR ) IR -

BRITERKHEMEE
KREBR-_ZE-_RAF+_A=+—HRETE
RREMEEFBHRY BREME22 -

FEEVEE(EZEERIEE]
() EE
o TEEMFEFE - FEEUBERZE
HEFRNBEFHEBTHAEE
MERFEEANEERE -

e HEM:AEEREBEEZEEEN
BEFHEBEESHELEENE
mAs EEZEMBEBMEE FH
EERAEEEEN —FNHER
BEER G714 o U B AR A9 ST A R AR
AEENEREEHLEERRR
ETHE DARESBTRIAKE
BERHEFEFBRIER -

e EE{FBEIESHE BHEZ
T-RFE+-_A=t+—BIFE"
EE BEREERBLREETH
EE D BI# A670,100,000 7 T -
12,430 F 75 K & & ¥ 75 K 53,749.0
BL(ZZEZWF D50 A
784,500,000 7T ~ 14,269 F 77 K &
B TK54,649.9787T) °

TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025

119

DISTRIBUTABLE RESERVES

As at 31 December 2025, the aggregate amount of the Company’s reserves
available for distribution to equity shareholders and the holders of PCSs of
the Company, as calculated in accordance with the Companies Law of the
Cayman Islands and the Articles of Association, was HK$4,889,740,000 (2024:
HK$4,982,621,000). Under the Companies Law, Cap 22 (Law 3 of 1961, as
consolidated and revised) of the Cayman Islands, the share premium of the
Company is available for paying distributions or dividends to Shareholders and
holders of PCSs subject to the provisions of the Articles of Association and
provided that immediately following the distribution of dividend the Company
is able to pay its debts as they fall due in the ordinary course of business. In
accordance with the Articles of Association, dividends shall be distributed out of
the retained profits or other reserves, including share premium and contributed
surplus, of the Company.

BANK LOANS AND OTHER BORROWINGS

Particulars of bank loans and other borrowings of the Group as at 31 December
2025 are set out in note 22 to the financial statements.

KEY PERFORMANCE INDICATORS (“KPI")

(a) Pre-sales
o Definition and calculation: Pre-sales measures the sale performance
of the Group’s properties and car park units by multiplying the pre-
sold GFA with the pre-sales ASP.

o Purpose: The Group monitors its product mix to be launched for sale
on the basis of the pre-sold GFA and the pre-sales ASP. The pre-
sold GFA and the pre-sales ASP provide direction for the Group to
determine its sale strategies in the forthcoming year. The extent to
which this objective has been achieved is assessed by comparing the
Group’s actual pre-sales to the pre-sales target, as it is an indicator
showing the Group’s achievement in its sales planning.

o Quantified KPI data: The pre-sales, pre-sold GFA and pre-sales
ASP were approximately HK$670.1 million, 12,430 sq.m. and
HK$53,749.0 per sq.m., respectively, for the year ended 31
December 2025 (2024: approximately HK$784.5 million, 14,269
sg.m. and HK$54,649.9 per sq.m.).



120 mEEMEEARAT T -nFH

EERES
DIRECTORS’ REPORT

(b) EFX

EEMFETNE: ENEFBLER
7 & B N BR B AR ) A A
WBEDHAERERAELEN RN
h RRFAEEIZEBOUE
BB RN BE N HIHRIR

BR AEEEERAEMNE 11t
BIEMEREEBBLELBRAEEX
FEET—FEMENFETHE
TTHRRERBRAKBERNEE NN

i -

EEETBEBUEREE HEZ
T-RFE+-_A=+—BItFEE"
FERELH499% (ZE_MMF : 4
8.5%) o

(0 FRFE

EREMABE L AANFEARNEE
MEMBEEAMBRBARBERBES
WA - AR AREBEEEEEME
b EREE BB RS -

B REBERKAIES - 47
REZEEF RERMERTM -
HEENTREEBEBLBAEE
REFERT —FENMANETHE -
TIHREBBRAEBEREEEMN
H RSB ANIER -

EEFEHERERHE B2
TZ_RFE+-_A=+—BLFE"
F JE5 18 49 /43,073,900,00075 7T (=
T~ U4 : %91,896,600,00087T) °

(b) Gross profit margin

Definition and calculation: Gross profit margin measures the
profitability that the Group generates from its revenue by comparing
the revenue net of direct costs as a percentage of the revenue. It
indicates the financial success and viability of the Group’s principal
business.

Purpose: The Group aims to enhance its gross profit margin. The
extent to which this objective has been achieved is assessed by
comparing the Group’s gross profit margin from one year to the
next, as it is an indicator showing the Group’s profitability.

Quantified KPI data: The gross loss margin was approximately 49.9%
for the year ended 31 December 2025 (2024: approximately 8.5%).

(c) Profit for the year

Definition and calculation: Net profit measures the revenue derived
from the Group’s business, less all expenses and taxes. It indicates
the Group’s earnings from its business operations and other related
activities.

Purpose: The Group emphasises cost control. The net profit provides
direction for a better control and utilisation of expenses. The extent
to which this objective has been achieved is assessed by comparing
the Group’s net profit from one year to the next, as it is an indicator
showing the Group’s earnings from its business operations and other
related activities.

Quantified KPI data: The net loss was approximately HK$3,073.9
million for the year ended 31 December 2025 (2024: approximately
HK$1,896.6 million).
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(d) Net gearing ratio
o Definition and calculation: Net gearing ratio measures the financial
leverage of the Group by comparing the total borrowings net of
cash and cash equivalents, and restricted and pledged deposits as a
percentage of total equity. It indicates the proportion of equity and
debt the Group has been using to finance its assets.

o Purpose: The Group monitors its capital structure on the basis of a
net gearing ratio. The net gearing ratio provides direction for the
Group to optimise its financing and business development activities.
The extent to which this objective has been achieved is assessed by
comparing the Group's net gearing ratio from one year to the next,
as it is an indicator showing the Group’s level of leverage.

e Quantified KPI data: The net gearing ratio was approximately
145.0% as at 31 December 2025 (2024: 80.0%).

CHARITABLE DONATIONS

The charitable donations made by the Group during the year amounted to
HK$88,000 (2024: HK$Nil).

MAJOR CUSTOMERS AND SUPPLIERS

For the year ended 31 December 2025, sales to the Group's five largest
customers accounted for approximately 16.1% of the Group’s revenue for the
year and sales to the largest customer amounted to approximately 4.4% of the
Group’s revenue for the year.

For the year ended 31 December 2025, purchases from the Group’s five largest
suppliers accounted for approximately 9.2% of the Group’s purchases for the
year and purchases from the largest supplier amounted to approximately 3.8%
of the Group’s purchases for the year.

None of the Directors or any of their close associates or any Shareholders (which,
to the best knowledge of the Directors, own more than 5% of the Company’s
issued share capital) had any interest in any of the five largest customers and
suppliers of the Group.
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DIRECTORS

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

ZEBH
Date of

BT A A
Date of
resignation

appointment

BITES Executive Directors
BERERE Mr. WONG Chun Hong —ETNFNAZ+ARA I~ iE A
(EEFITEARZ) (Chairman and Chief Executive Officer) 25 August 2009 N/A

MERLZ L Ms. LAM Mei Ka, Shirley —E-)\F=A—H i A
1 March 2018 N/A

HERIREE Mr. WONG Sze Yuen “E- AR A
4 August 2022 N/A

FHITES Non-executive Directors

BERXEE Mr. YIP Hoong Mun —ET—tFNHA—H T iE A
1 September 2017 N/A

PR ok 2 A4 Mr. KUI Qiang —E-nF+ZARAB 38 A
6 December 2019 N/A

BUFHTES Independent non-executive Directors

PRERELAE Mr. CHAN So Kuen —ZEZHFNA=+H T iE A
30 September 2024 N/A

ROMRHF Professor WU Si Zong —E-ZTF+—HA=+H T iE A
30 November 2010 N/A

PR {2 55 A Mr. CHAN Yee Herman —E—N\&E—H=H T35 A
2 January 2018 N/A

REBABERMAEMNE  RNEERRE
FREL BR=0Z2 - WEZ(WARLIF
=R AREROETIR=0Z A
BOAMERE BREFAZLE=FIK
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B RS ENEEURERNERNES
HZ2EENFE A ERET RIS ARETR
REARENES (RIFRFEREWME) - RE
MBERAAESB)G REHEESRE
ERIERIAEETREETSETNEREL
BEARRA T -ERRBEFREARE B
AIEEEBL - MO RIBABEIRAAIE 842)
B EANEFEREEB)KREZENEET
ELEXIFFESFIHRRESRESHAN
Rk o RIBAEBERAANES3Q) K - F84(1)
BRESADMG BEEREEE MERKEIR
SMREERAE N AR B RER B F RS RE
REERLFEEBEREE -

In accordance with Article 84(1) of the Articles of Association, at each annual
general meeting, one-third of the Directors for the time being (or, if their
number is not a multiple of three, the number nearest to but not less than one-
third) shall retire from office by rotation provided that every Director shall be
subject to retirement at an annual general meeting at least once every three
years. The Directors to retire in every year will be those who have been longest
in office since their last re-election or appointment but as between persons who
became or were last re-elected Directors on the same day those to retire will
(unless they otherwise agree among themselves) be determined by lot. Pursuant
to Article 83(3) of the Articles of Association, a Director who is appointed by
the Board to fill a casual vacancy on the Board or as an addition to the existing
Board shall hold office until the next annual general meeting of the Company
and shall then be eligible for re-election. Also, pursuant to Article 84(2) of the
Articles of Association, any Director appointed by the Board pursuant to Article
83(3) shall not be taken into account in determining which particular Directors
or the number of Directors who are to retire by rotation. By virtue of Articles
83(3), 84(1) and 84(2) of the Articles of Association, Mr. Wong Chun Hong,
Ms. Lam Mei Ka, Shirley and Professor Wu Si Zong will retire from office and,
being eligible, will offer themselves for re-election at the forthcoming annual
general meeting of the Company.
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Professor WU Si Zong has served the Company for more than ten years. As an
independent non-executive Director with extensive experience and knowledge
and in-depth understanding of the Company’s operations and business,
Professor WU Si Zong has expressed objective views and given independent
guidance to the Company over the past years. The Board considered that his
long service would not affect his exercise of independent judgment and was
satisfied that he has the required integrity and experience to continue fulfilling
the role of an independent non-executive Director and considered him to be
independent.

The Company has received from each of the independent non-executive
Directors an annual confirmation of his independence pursuant to Rule 3.13
of the Listing Rules. The Company considers that, as at the date of this annual
report, all of the independent non-executive Directors are independent.

DIRECTORS’ AND SENIOR MANAGEMENT'S
BIOGRAPHIES

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

CHANGES IN DIRECTORS’ BIOGRAPHICAL DETAILS

Upon specific enquiry by the Company and based on the confirmations from
the Directors, there has been no change in the information of the Directors
required to be disclosed pursuant to Rule 13.51B of the Listing Rules since the
Company’s last published annual report.

DIRECTORS’ SERVICE CONTRACTS

No Director proposed for re-election at the forthcoming annual general meeting
of the Company has a service contract or appointment letter (as the case may
be) which is not determinable by the Group within one year without payment
of compensation, other than statutory compensation.

DIRECTORS' REMUNERATION

The Directors’ fees are subject to shareholders’ approval at general meetings.
Other emoluments are determined by the Company’s Chief Executive Officer
and reviewed by the Remuneration Committee with reference to salaries
paid by comparable companies, time commitment and responsibilities of the
Directors, performance and contributions of the Directors and also the change
in market conditions.
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DIRECTORS" INTERESTS IN TRANSACTION,
ARRANGEMENT OR CONTRACT OF SIGNIFICANCE

Save as disclosed in note 30 to the financial statements, there is no transaction,
arrangement or contract of significance subsisting during or at the end of the
financial year under review in which a Director or an entity connected with a
Director is or was materially interested, either directly or indirectly.

REMUNERATION FOR SENIOR MANAGEMENT

The emoluments of the senior management of the Group by bands are as
follows:

A

Number of individuals

HK$1,000,001 to HK$ 1,500,000 4
HK$1,500,001 to HK$2,000,000 -
HK$2,000,001 to HK$2,500,000 2
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DIRECTORS’ AND CHIEF EXECUTIVE'S INTERESTS
AND SHORT POSITIONS IN SHARES, UNDERLYING
SHARES AND DEBENTURES OF THE COMPANY AND
ITS ASSOCIATED CORPORATIONS

As at 31 December 2025, the interests and short positions of the Directors
and the chief executives of the Company in the Shares, underlying Shares
or debentures of the Company and its associated corporations (within the
meaning of Part XV of the SFO) (i) which were required to be notified to the
Company and the Stock Exchange pursuant to Divisions 7 and 8 of Part XV
of the SFO (including interests and short positions which they were taken or
deemed to have under such provisions of the SFO); or (ii) which were required,
pursuant to section 352 of the SFO to be entered in the register referred to
therein; or (iii) which were required to be notified to the Company and the
Stock Exchange pursuant to the Model Code contained in the Listing Rules,
were as follows:



TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 125

ESHES
DIRECTORS’ REPORT

RAERXBRGREBERGNETR Long positions in Shares and underlying Shares of the
Company
BEXA
BEERR FEBRE ARKRES BERAR EERTRE
B& 55 2R (R) g8 (6) A () HERR B A BRED T
Total number
Number of  Number of Share Number of of Shares and Approximate
Shares held options held PCSs held underlying percentage of
Name of Director Type of interest (Shares) (Shares) (Shares) Shares held issued Shares
(BsE1)
(Note 1)
(a)+(b)}+()
EEEEE(EEED (HE2) AR 148,500 - - 148,500 17 (L) 0.01
Mr. WONG Chun Hong Interest in a controlled 148,500 Shares (L)
("Mr. WONG") (Note 2) corporation
EFEAIZA 332,829,554 - 116,552,800 449,382,354 R 13 (L) 31.81
Settlor of a trust 449,382,354 Shares (L)
ERHEA 5,083,200 - - 5,083,200 %845 (L) 0.36
Beneficial owner 5,083,200 Shares (L)
B 5 Notes:
(1) TLIEESFRROSKAEEBROOTE - (1) The letter “L" denotes the Director’s long position in the Shares or underlying Shares.

(2)  KangJun Limited ([Kang Jun]) HE A2 EHE (2)  Kang Jun Limited (“Kang Jun”) is wholly-owned by Mr. WONG. By virtue of the SFO,

BIEESFKBEGY - &EERR RN BAKang Mr. WONG is deemed to be interested in 148,500 Shares held by Kang Jun. Chance
Jun$% B 89 148,500 A% A% 19 # ¥ A # 25 ° Chance Again is wholly-owned by BVI Co. The entire issued share capital of BVI Co is wholly-
AgainEHBVI Co2 & #EHR ° BVI Com 2 HEH1THR owned by HSBC International Trustee as the trustee of the WONG's Family Trust and the
RAUBESHBRERIEAERREERZTEAR beneficiaries of which include Mr. Wong’s family members. Mr. WONG is the settlor and
BHA HEXTABRREXENRKEKE - &5 the protector of the WONG's Family Trust. By virtue of the SFO, Mr. WONG is deemed to
ERERRIGEEDEZARRKREA - BEFSH be interested in 332,829,554 Shares held by Chance Again and 116,552,800 underlying
RERE &P - & 5k £ R R Chance Again i & Shares in relation to the PCSs held by Chance Again. And Mr. WONG beneficially owned
#9332,829,554 B i 1 & 2 Chance Again #5745 2 5k 5,083,200 Shares.

AR AL EE A B R 116,552,800 A% 48 78 A% 17
B - FhEAINE MG 5,083,200 A ©

BEXHIEEEN RZTE_AF+=H Save as disclosed above, as at 31 December 2025, none of the Directors or the
Zt— B EERARATBITHRAEBER  chief executives of the Company had or was deemed to have any interests or
AAFHEEMHEEEE (TERBHKLEE  short positions in the Shares, underlying Shares or debentures of the Company
IEBIEXVED) P ~ HHEEIMDEES A  orany of its associated corporations (within the meaning of Part XV of the SFO)
WWEIEEE(NVRIZES LB EKRFIEXVES  which were required (i) to be notified to the Company and the Stock Exchange
FINSDEAEME ARG RBZAT(BIEFESE  pursuant to Divisions 7 and 8 of Part XV of the SFO (including interests and
RIEEH R A E GO MZEEWE Es R short positions in which they were taken or deemed to have under such
EBEMRERIAR)  HMRIEEFESREE  provisions of the SFO), or (i) which were required, pursuant to section 352 of
1615128 352 {67 RC 8RR RZ I I Fr#s & 52« =k (i) the SFO, to be entered in the register referred to therein; or (iii) which were
RIEAZETRIEME A QR R FTMEZ Sk required to be notified to the Company and the Stock Exchange pursuant to
KB e the Model Code.
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DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR
DEBENTURES

Save as disclosed in this annual report, at no time during the year were rights to
acquire benefits by means of the acquisition of Shares in or debentures of the
Company granted to any of the Directors or their respective spouses or minor
children, or were any such rights exercised by them; nor was the Company,
its holding company, or any of its subsidiaries or fellow subsidiaries a party to
any arrangement to enable the Directors or their respective spouses or minor
children to acquire such rights in any other body corporate.

DIRECTORS’ INTERESTS IN A COMPETING BUSINESS

For the year ended 31 December 2025, none of the Directors are considered
to have interests in a business which competes or is likely to compete, either
directly or indirectly, with the businesses of the Group, as defined in the Listing
Rules.

PERMITTED INDEMNITY PROVISION

The Articles of Association provide that the Directors are entitled to be
indemnified and secured harmless out of the assets and profits of the Company
against all actions, costs, charges, losses, damages and expenses which they
shall or may incur or sustain in or about the execution of the duties of their
office or otherwise in relation thereto, provided that this indemnity shall not
extend to any matter in respect of any fraud or dishonesty which may attach to
any of the Directors.

The Company has purchased and maintained Directors’ liability insurance
during the year under review and as at the date of this annual report, which
provides appropriate cover for the Directors.

DISCLOSURES UNDER RULES 13.20 TO 13.22 OF THE
LISTING RULES

As at 31 December 2025, the Group had no circumstances which would give
rise to a disclosure obligation under Rule 13.20 to 13.22 of the Listing Rules.
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EQUITY-LINKED AGREEMENTS

Details of the equity-linked agreements entered into during the year or
subsisting at the end of the year are set out below:

Share Option Scheme

The Share Option Scheme was adopted pursuant to an ordinary resolution
at the annual general meeting of the Company held on 8 June 2022 for the
purpose of (i) motivating the eligible participants to optimise their future
performance and efficiency for the benefit of the Group; (ii) attracting and
retaining talents or otherwise maintaining ongoing business relationship with
the eligible participants whose contributions are expected to be beneficial to
the Group; and (jii) recognising and acknowledging the past contributions that
the eligible participants have made to the Group.

The Board may at its absolute discretion grant share options under the Share
Option Scheme to any director, employee, officer and/or consultant of the
Group. The Board may in its sole and absolute discretion select and subject to
such conditions (including, without limitation, any minimum period for which
a share option must be held before it can be wholly or partly exercised and/or
any performance targets which must be achieved before a share option can be
wholly or partly exercised) as it may think fit. The exercise period shall not be
more than 10 years.

The total number of Shares in respect of which share options may be granted
under the Share Option Scheme is not permitted to exceed 141,273,244
Shares, representing approximately 10% of the total number of issued Shares
as at the date of this annual report. The number of share options available for
grant under the New Option Scheme was 141,273,244 as at the date of its
adoption on 8 June 2022 and the end of the financial year ended 31 December
2025, representing approximately 10% of the total number of the issued
Shares as at the date of this annual report.

Without prior approval from the Shareholders, the number of Shares in respect
of which share options were granted and may be granted to any individual in
any 12-month period is not permitted to exceed 1% of the Shares in issue. For
any grant of share options to a substantial Shareholder or an independent non-
executive Director, or any of their respective associates, the Shares issued and
to be issued upon exercise of all options already granted and to be granted
(including options exercised, cancelled and outstanding) to such person within
any 12-month period shall not exceed 0.1% of the issued Shares in aggregate
and be with an aggregate value (based on the closing price of the Shares at
the date of grant) in excess of HK$5 million unless with the approval of the
Shareholders.
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A consideration of HK$1.00 is payable by each grantee accepting the grant of
share options. Share options are exercisable at a price that is determined by the
Board, which will not be less than the higher of the closing price of the Shares
on the date of grant, and the average closing prices of the Shares for the five
business days immediately preceding the date of grant.

While the Share Option Scheme will expire on 7 June 2032, the Company may
terminate the Share Option Scheme by way of ordinary resolution in general
meeting of resolution in Board meeting.

No share option under the Share Option Scheme was granted by the Company
from the effective date of 8 June 2022 to the date of this annual report.

Further details of the Share Option Scheme are set out in note 25 to the
financial statements.

PERPETUAL SUBORDINATED CONVERTIBLE
SECURITIES

Details of the deed poll in relation to the bonus issue of the PCSs subsisting at
the financial year ended 31 December 2025 are set out below:

On 20 June 2013, the Company executed the deed poll in relation to the
bonus issue of HK$25,092,080 PCSs. The bonus PCSs will be irredeemable
but will have conversion rights entitling the bonus PCS holders to convert into
an aggregate of 250,920,800 Shares (subject to adjustment). The conditions
precedent of the bonus issue of the PCSs are set out on page 9 of the
Company’s announcement dated 27 March 2013. All the conditions precedent
of the issue of the PCSs had been fulfilled on 20 June 2013. As at the latest
practicable date prior to the issue of this annual report, HK$13,436,800 PCSs
had been converted into 134,368,000 Shares, and there were HK$11,655,280
outstanding PCSs which can be convertible into 116,552,800 Shares (subject to
adjustment). For details, please refer to the Company’s announcement dated 27
March 2013.

The Directors considered that the bonus issue of the PCSs was a feasible and
practical solution to restore the minimum public float of the Shares.
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CONTRACT OF SIGNIFICANCE

No contract of significance had been entered into between the Company or
any of its subsidiaries and the controlling shareholder of the Company or any of
its subsidiaries during the year under review.

There is no contract of significance for the provision of services to the Company
or any of its subsidiaries by the controlling shareholder of the Company or any
of its subsidiaries.

MANAGEMENT CONTRACTS

No contracts, other than employment contracts, concerning the management
and administration of the whole or any substantial part of the business of the
Company or any of its subsidiaries were entered into or existed during the year
under review.

RELATED PARTY TRANSACTIONS

Details of the related party transactions undertaken by the Group are set out in
note 30 to the consolidated financial statements of the Group. During the year
ended 31 December 2025, the Group did not enter into any transactions which
constituted connected transaction or continuing connected transaction under
Chapter 14A of the Listing Rules and for which the Company was required to
comply with any of the reporting, announcement or independent shareholders’
approval requirements under the Listing Rules.
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SUBSTANTIAL SHAREHOLDERS" INTERESTS
IN SHARES OR UNDERLYING SHARES OF THE
COMPANY

As at 31 December 2025, so far as is known to any Director or the chief
executive officer of the Company, the following persons (other than a Director
or the chief executive officer of the Company) had interests or short positions
in the Shares or underlying Shares of the Company as recorded in the register
required to be kept by the Company pursuant to section 336 of the SFO or
which would fall to be disclosed to the Company under the provisions of
Divisions 2 and 3 of Part XV of the SFO, or, who was, directly or indirectly,
interested in 5% or more of the nominal value of any class of share capital
carrying rights to vote in all circumstances at the general meetings of any other
members of the Group:

Chance Again (Fi3£2)
Chance Again (Notes 2)

BVI Co(2)
BVI Co (Notes 2)

ELERET(FE2)
HSBC International Trustee (Notes 2)

BYELT((Bat]) (HEF2k3)
Ms. LIU Choi Lin ("Ms. LIU") (Notes 2 and 3)

P2 (i)
Caiyun (Note 4)

ERRKEE (M)
YHCT (Note 4)

Crown Investments (#3E5)
Crown Investments (Notes 5)

Metro Holdings Limited ([Metro ) (Fff3£5)
Metro Holdings Limited (“Metro")
(Notes 5)

ONG Jenn %5 (Bt 6)
Mr. ONG Jenn (Notes 6)

ONG Sek Hian 7 4 (Fi{3E6)
Mr. ONG Sek Hian (Notes 6)

BEXA
ARG EERRE THRRES BERGBR EERTRH
#A #A %A HERGAH HENED
Total number
of Shares and Approximate
Number of Number of Share Number of underlying percentage of
Capacity Shares held options held PCSs held Shares held issued Shares
(Paz1)
(Note 1)
(@) (@+b)+0) (%)
(&) A& (L)
(Shares) (Shares) Shares (L)
EREAA 332,829,554 - 116,552,800 449,382,354k (L) 3181
Beneficial owner 449,382,354 Shares (L)
SHEEER 332,829,554 - 116,552,800 449,382,354 M5 (1) 31.81
Interest in a controlled corporation 449,382,354 Shares (L)
ERAZTA 332,829,554 - 116,552,800 449,382,354 %Mk (1) 31.81
Trustee of a trust 449,382,354 Shares (L)
EER 338,061,254 - 116,552,800 454,614,054 5% (1) 32.18
Interest of spouse 454,614,054 Shares (L)
ERERA 400,959,840 - - 400,959,840fkk% (1) 2838
Beneficial owner 400,959,840 Shares (L)
SHEEES 400,959,840 - - 400,959,840 (L) 28.38
Interest in a controlled corporation 400,959,840 Shares (L)
ShEEER 312,734,756 - - 312,734,756 () 22.14
Interest in a controlled corporation 312,734,756 Shares (L)
R EER 313,154,056 - - 313,154,056 5 (L) 2217
Interest in a controlled corporation 313,154,056 Shares (L)
S EER 313,154,056 - - 313,154,056 &R (L) 2217
Interest in a controlled corporation 313,154,056 Shares (L)
REEEER 313,154,056 - - 313,154, 056fRR% () 217
Interest in a controlled corporation 313,154,056 Shares (L)
EREBA 2,089,000 - - 2,089,000 &Y (L) 0.15
Beneficial owner 2,089,000 Shares (L)
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The letter “L" denotes the person’s long position in the Shares or underlying Shares of the
Company.

Chance Again is wholly-owned by BVI Co. The entire issued share capital of BVI Co is
wholly-owned by HSBC International Trustee as the trustee of the Wong's Family Trust.
Mr. WONG is the settlor and the protector of the Wong's Family Trust. By virtue of the
SFO, Mr. WONG is deemed to be interested in 332,829,554 Shares held by Chance Again
and 116,552,800 underlying Shares in relation to the PCSs held by Chance Again.

Ms. LIU is the spouse of Mr. WONG. By virtue of the SFO, Ms. LIU is deemed to be
interested in all the Shares and underlying Shares in which Mr. WONG is interested.

400,959,840 Shares were held by Caiyun, which is wholly-owned by YHCT. Accordingly,
YHCT is deemed to be interested in all the Shares and the underlying Shares held by
Caiyun.

312,734,756 Shares were held by Crown Investments which was in turn wholly-owned by
Metro China Holdings Pte Ltd which was in turn wholly-owned by Metro. 419,300 Shares
were held by Meren Pte Ltd which was in turn wholly-owned by Metro. By virtue of the
SFO, Metro is deemed to be interested in 312,734,756 Shares and 419,300 Shares held
by Crown Investments and Meren Pte Ltd, respectively.

Metro's ultimate controlling shareholders (as defined under the Listing Rules) are Mr. ONG
Jenn and Mr. ONG Sek Hian, and their aggregate direct and deemed interest in Metro is
approximately 35.398%. By virtue of the SFO, Mr. ONG Jenn is deemed to be interested
in the 312,734,756 Shares and 419,300 Shares held by Crown Investments and Meren
Pte Ltd, respectively. Mr. ONG Sek Hian is deemed to be interested in the 312,734,756
Shares and 419,300 Shares held by Crown Investments and Meren Pte Ltd, respectively. In
addition, Mr. ONG Sek Hian beneficially owned 2,000,000 Shares.

as disclosed above, as at 31 December 2025, no person (other than

a Director or chief executive(s) of the Company) had any interests or short
positions in the Shares and underlying Shares of the Company as recorded in
the register required to be kept by the Company pursuant to section 336 of
the SFO or which would fall to be disclosed to the Company and the Stock
Exchange pursuant to the provisions of Divisions 2 and 3 of Part XV of the SFO.

Note:

Certain amounts and percentage figures included in this report have been subject to
rounding adjustments. Accordingly, figures shown as total sums in certain tables may not
be an arithmetic aggregation of figures preceding them.
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COMPLIANCE OF NON-COMPETITION UNDERTAKINGS

To protect the Group from potential competition, Mr. WONG entered into
a deed of non-competition (the “Deed of Non-Competition”) with the
Company pursuant to which he represents, warrants and undertakes to the
Company (for itself and for the benefit of the other members of the Group),
among other things, that other than through the Group, neither he nor any
of his associates is currently interested, involved or engaged, or is likely to be
interested, involved or engaged, directly or indirectly, in any business which
is or is about to be engaged in any business which competes or is likely to
compete directly or indirectly with the Group’s business. Details of the Deed of
Non-Competition have been set out in the paragraph headed “Non-Competition
Undertakings from Mr. WONG" in the section headed “Relationship with our
Controlling Shareholders and the Scarborough Group” of the prospectus of the
Company dated 11 March 2011.

The Company has received the annual confirmation from Mr. WONG in respect
of his compliance with the terms of the Deed of Non-Competition.

In order to ensure compliance by Mr. WONG of the Deed of Non-Competition
and to manage any potential conflict of interests arising from the business of
the Controlling Shareholders and to safeguard the interests of the Shareholders,
the Company has adopted the following corporate governance measures (the
“Corporate Governance Measures”):

(@) the independent non-executive Directors have reviewed, on an annual
basis, the compliance with the undertakings by Mr. WONG under the
Deed of Non-Competition;

(b)  Mr. WONG provided all information requested by the Company which
is necessary for the annual review by the independent non-executive
Directors of his compliance with the Deed of Non-Competition such as: (i)
information on business opportunities including project names, amount
of investment and the geographical location which may be identified
by him or any of his associate(s); and (ii) information on any property
developments conducted by him or any of his associate(s) during the year
or a negative confirmation, as appropriate;

(c) the Company disclosed decisions on matters reviewed by the independent
non-executive Directors relating to (where applicable) (i) compliance
and enforcement of Mr. WONG’s non-competition undertakings; (ii) the
exercise of the pre-emption rights where a business opportunity is referred
to the Group; and/or (iii) any decision on the enforcement of breaches of
his non-competition undertakings either through the annual reports of
the Company, or by way of announcement to the public;
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Mr. WONG made an annual declaration on compliance with his
non-competition undertakings in the annual report of the Company
and ensure that the disclosure of details of his compliance with and the
enforcement of his non-competition undertakings is consistent with the
principles of disclosure in the Corporate Governance Code contained in
Appendix C1 to the Listing Rules;

Mr. WONG abstained from voting in all meetings of the Shareholders and/
or the Board where there is any actual or potential conflicting interest;

the Board has a balanced composition of Executive Directors,
non-executive Directors and independent non-executive Directors so
that there is a strong element on the Board that can effectively exercise
independent judgement. With expertise in different professional fields,
the Company believes that the independent non-executive Directors have
the necessary caliber and expertise to form and exercise independent
judgement in the event that conflicts of interest between the Group and
the controlling shareholders arise;

in the event that potential conflicts of interest materialise, that is,
where a Director has an interest in a company that would enter into an
agreement with the Group, the Director(s) with an interest in the relevant
transaction(s) would not be allowed to attend the relevant Board meeting,
and would be excluded from the Board deliberation and abstained from
voting and would not be counted towards quorum in respect of the
relevant resolution(s) at such Board meeting;

in the event that potential conflicts of interest materialise, the
controlling shareholders would be required to abstain from voting in
the Shareholders’ meeting of the Company with respect to the relevant
resolution(s); and

the Group is administratively independent from the controlling
shareholders as it has its own company secretary, authorised
representatives and administrative personnel.

The Directors consider that the above Corporate Governance Measures are
sufficient to manage any potential conflict of interests between the Controlling
Shareholders and their respective associates and the Group and to protect the
interests of the Shareholders, in particular, the minority Shareholders.

The Directors confirm that each of the Corporate Governance Measures has
been performed satisfactorily during the financial year ended 31 December
2025.
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COMPLIANCE WITH THE RELEVANT LAWS AND
REGULATIONS

The Group has compliance policies and procedures in place to ensure adherence
to applicable laws, rules and regulations, in particular, those have a significant
impact on the Group. The Group would seek professional legal advice from
its legal advisers to ensure transactions and business to be performed by the
Group are in compliance with the applicable laws and regulations. During the
year under review, the Group was not aware of any non-compliance with any
relevant laws and regulations that had a significant impact on it.

ENVIRONMENTAL POLICIES AND PERFORMANCE

Acting in an environmentally responsible manner, the Group endeavours to
comply with laws and regulations regarding environmental protection and to
adopt effective measures to achieve efficient use of resources, energy saving
and waste reduction. The Group has implemented internal recycling programme
for office consumables such as toner cartridges and paper to minimise the
operational impact on the environment and natural resources.

The Group will review its environmental practices from time to time and will
implement further eco-friendly measures and practices closely enhancing
environmental sustainability.

For details, please refer to the Environmental, Social and Governance Report in
this annual report.

RELATIONSHIPS WITH THE GROUP’S EMPLOYEES

The Group believes that employees are important and valuable assets. The
Group will provide trainings for employees to enhance their knowledge in
corporate values and culture and to implement them thoroughly. Meanwhile,
the Group accelerates development of young leaders and nurtures them
in establishing study-oriented teams and keeps them abreast of updated
knowledge and timely development.

The Group also aims to provide competitive and attractive remuneration
packages to retain the employees. Management reviews annually the
remuneration package offered to employees of the Group. Meanwhile, for
the purpose of providing incentives and rewards to eligible participants who
contributed to the success of the Group’s operations, the Group adopted the
Share Option Scheme. Information about the scheme is set out in the paragraph
headed “Share Option Scheme” in the Directors’ Report of this annual report.
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RELATIONSHIPS WITH THE GROUP’S CUSTOMERS
AND SUPPLIERS

The Group values long standing relationships with its suppliers and customers.
The Group aims at delivering high quality properties and services to its
customers and developing mutual trust and enhancing communication and
commitment between the Group and its suppliers, especially the commercial
banks and financial institutions as the Group's businesses are capital intensive
which require on-going funding to maintain sustainable growth.

SIGNIFICANT EVENTS AFTER THE REPORTING
PERIOD

Save as disclosed elsewhere in this annual report, there are no material events
affecting the Group after the end of the Reporting Period.

SUFFICIENCY OF PUBLIC FLOAT

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

AUDIT COMMITTEE

The Audit Committee had reviewed, together with the management and
external auditor, the accounting principles and policies adopted by the Group
and the audited financial statements for the year ended 31 December 2025.

ON BEHALF OF THE BOARD
TOP SPRING INTERNATIONAL HOLDINGS LIMITED

WONG Chun Hong
Chairman

Hong Kong
30 March 2026



136 H#EEMEBERAT T AER

18 M % BLAT R

INDEPENDENT AUDITOR’S REPORT

IBDO

BRZEREEERLTRR
BB R BAET RS
(REEFHEEMA A ERAF])

ZER

AiZHAD (AT AR ERFHIIRE
147 E264 ENRZBEEREBERAR ([ERQ
ADREMNBERAR (KEEEE]) VERAH
BHRE UWEAUBERERBER_S_AF
T+ A=+ —HREYBHRAR KRB EZA
IEFEHNSRABER HABEZREtE2EK
HER HAERDEHRRGEABEERER MU
Dir B MEREMT  OEERSHBRER -

BARE  HAMBRRCREFT LG
e ((EREFAFTAE) BANBTEY B RS
HHSFLEMEERAA MR EEEN-F
“HETZA=TBENERMBRAR &
SEBREZRLFENGAMBRAREAR
ERE YERBBERRGHINEERTEZ
AR -

RRE®
BHPERBEZESHMASRMNBEEKE
AN ((EBELER])ETET - LPIREZS
EAAENEECEARERHOAFTFE
BB IMREAERE B — TR - RIB
BEGHMASN[EXgtamEETR (<
Al BRANERZARNGEEBNMEHRK)
BABLR BEXE - HATSRETRET
HipBREE - RATERETAEITHEME
BEME - RMBEMESHNETBRRETRER
EEMREMINE IR AR -

Tel : +852 2218 8288
Fax: +852 2815 2239

25t Floor Wing On Centre
111 Connaught Road Central

www.bdo.com.hk Hong Kong
TEE 1 +852 2218 8288 &

{85 : +852 2815 2239 FEEEFH11158
www.bdo.com.hk k22518

Independent auditor’s report to the shareholders of
Top Spring International Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

OPINION

We have audited the consolidated financial statements of Top Spring
International Holdings Limited (the “Company”) and its subsidiaries (together
the “Group”) set out on pages 147 to 264, which comprise the consolidated
statement of financial position as at 31 December 2025, the consolidated
statement of profit or loss, the consolidated statement of profit or loss and
other comprehensive income, the consolidated statement of changes in equity
and the consolidated cash flow statement for the year then ended, and notes
to the consolidated financial statements, including material accounting policy
information.

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

BASIS FOR OPINION

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

We draw attention to Note 2(b) to the consolidated financial statements, which
indicates that the Group incurred a net loss of HK$3,073.9 million for the year
ended 31 December 2025. As at 31 December 2025, the Group’s current bank
loans and other borrowings amounted to HK$1,649.6 million, while its cash
and cash equivalents amounted to HK$520.9 million. As stated in Note 2(b),
these conditions, along with other matters as set forth in Note 2(b), indicate
that a material uncertainty exists on the Group’s ability to continue as a going
concern. Our opinion is not modified in respect of this matter.
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HRETEE KEY AUDIT MATTERS

FRETEEISRERMNEEXE - RAY  Key audit matters are those matters that, in our professional judgment, were
B AGAVEHREARAEBMNEIE %% of most significance in our audit of the consolidated financial statements of the
EEARMEARRGAMEHREEMILE R current period. These matters were addressed in the context of our audit of
EREETRE  BMTeYZEEEIEME  the consolidated financial statements as a whole, and in forming our opinion
BER BRIEBELLEEE s EATHTERAZE] thereon, and we do not provide a separate opinion on these matters. In
—ERATHL A BIASS - FRAPIEE T XATALAEIE  addition to the matter described in the “Material uncertainty related to going
RURBMMEPEENRARETFIE - concern” section, we have determined the matters described below to be the
key audit matters to be communicated in our report.

REYENGE
Valuation of investment properties
DR A B HREN iE 12 R S5 BR AT 2(h) °

Refer to Note 12 to the consolidated financial statements and the accounting policies Note 2(h).
HEEtEE RANFFNMAEEZEE

The key audit matter How the matter was addressed in our audit

RZZBE_RAFT_A=+T—08"  BEHfEF RMRTEREVENHEETHENEFSEATEE:
BURPEMKREMEMAS AREMEAS  Ouraudit procedures to assess the valuation of investment properties included
5,827,900,000/ 7T - & #(h BEEBEEBELL  the following:

BHS52% ZEREMEFZREFE T

ERMAYE -

As at 31 December 2025, the Group helda o EBUTHAEHEEEBZEMIINBUELEMARENGHEERS @ %HE
portfolio of investment properties located in BEREREEEBTIHRENENRAABENKE

the PRC with a fair value of HK$5,827.9 million obtaining and inspecting the valuation reports prepared by the
which, in aggregate, accounted for 52% of external property valuer engaged by management and on which the
the Group’s total assets. These investment management’s assessment of the fair values of investment properties was
properties principally comprise residential, retail based;

and office premises.
o FHEINEIMIEMBEMNAEENMEFENERE  LBRREEMH N
EREERESERIIBYEMLERMRF R REBRENTEH M RIBIE

BNBYGE FEREMER_ZT_AF assessing the external property valuer's qualifications, experience and
+ZA=+—HMAREE- expertise in the properties being valued and considering their objectivity
The fair values of the investment properties as and independence;

at 31 December 2025 were assessed by the
management based on independent valuations
prepared by a firm of qualified external
property valuer.
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KEY AUDIT MATTERS (Continued)

Refer to Note 12 to the consolidated financial statements and the accounting policies Note 2(h).
RANBT A EEZEE

How the matter was addressed in our audit

BRETER
The key audit matter

EERERAAEBEINERENE KR
fhat BRI EAHEREERERE BEX
{b& TI51HE KA LB A T TI5ERS
The determination of these fair values involves
significant management judgement and
estimation, particularly in relation to selecting
the appropriate valuation methodology,
capitalisation rates, market rents and average
market price of the comparable properties.

ARG EEE Y IO ESRR - KRl
WEEAMRN - HRMEEREYENLE
EBEAR ST = -

We identified the valuation of investment
properties as a key audit matter because of the
inherent risks involved in estimating the values
of the properties, particularly in light of the
current economic circumstances.

ERPABYEGEEZRKOGEN T - BN 3 (4 B R 3 iR R S
BERERBNGETEREZMHERERR

with the assistance of our internal property valuation specialists, discussing
with the external property valuer their valuation methodology and the key
estimates and assumptions adopted in their valuations;

PR L BT I5 AF 2R RSB T AT YE TG AR a T R - DA s AT
MBI R ER A EET % - WEEERRANEEMFTRERR (B2
FBEREE RTTMHESRALRTISERS) IREER &

evaluating the external property valuer’s valuation methodology and
challenging the key estimates and assumptions (including capitalisation
rates, prevailing market rents and comparable market transactions)
adopted in the valuations, on a sample basis, by comparison with available
market data and/or government produced market statistics; and

AHEERAE SRERIMBYELEMREUENEEER (BEAH
THe RHER) EAREE K XA B LR ©

comparing tenancy information, including committed rents and
occupancy rates, provided by the Group to the external property valuer
with underlying contracts and related documentation, on a sample basis.
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KEY AUDIT MATTERS (Continued)

REEEEAPESEREBRERAAEEARNERE=FREN L RAEETHE
Fair value assessment of receivables from the third parties without specified dates of settlement classified as FVPL
RRiEE BRI M T 16 R EFTHENT2(g)

Refer to Note 16 to the consolidated financial statements and the accounting policies Note 2(g).
RANFT N EEZEE

How the matter was addressed in our audit

BB B
The key audit matter

R-_ZE_RFE+-_A=+—H BE£EEA
RECTHERHNERE=ZFE HEH
HREBABREANBEAKR(BBRERRK
AABEAR) WEAAEBEE -

As at 31 December 2025, the Group had a
receivable from a third party with no specified
settlement date, which was classified as
fair value through profit or loss (FVPL) and
measured at fair value.

R EIEMETTEMNRITHR - RZ A
EENEH AN BN HRERRE R E
Z o Bt - BIRER A EWEIE A AT Y Bl 14
REBREHGFESKIEEM

Due to prevailing market conditions in the
PRC's real estate industry, the debtor, which
operates in that sector, has experienced
significant volatility and deterioration in its
financial position. As a result, management
considered that both the recoverability of the
receivable and the timing of repayment were
subject to significant uncertainty.

E it - B b 5T R UGRIE Y P W Bl & 58
NHRETERAE RNBE_T_AF+=
R=+—RBILHE BES£EZEWHIERE
RASMBEZE1,091,000,0005 7T ©
Consequently, significant management
judgment was required in estimating the
receivable’s recoverable amount. For the
year ended 31 December 2025, the Group
recognised a fair value change of HK$1,091
million on this receivable.

BT AR EEEE B RNERE =T RENGEETNEAETFE
AT RIE :

Our audit procedures to assess the valuation of receivables from the third
party without specified dates of settlement included the following:

m EEEEEEARGBANMBMRR - REBAPRESR RSB E
SRR RENMEIRR

Enquiring of the Group’s management about the debtor’s financial
situation and the property projects owned by the debtor that were
expected to generate the expected cash flows;

HEIREN WY FEIEE REENARR
Discussing the status of development plans of the property projects with
management;

HEERZTIEFBOERYMERBETEREER
Conducting site visits to the underlying property projects associated with
the receivable;
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FRETEE G KEY AUDIT MATTERS (Continued)

AEEEERHESERERRAGREAARABEARNERE=FFEN L AEETHE
Fair value assessment of receivables from the third parties without specified dates of settlement classified as FVPL
LR E B HREN E 16 R 25 BURNTE2(9) °

Refer to Note 16 to the consolidated financial statements and the accounting policies Note 2(g).
BEENEE RPN ET M EEZEE

The key audit matter How the matter was addressed in our audit

HRPREAEEBHERENMSRREE « BESUREMGHE HIZRAEEEMREEBAMRRRERESRE
BB b 5T N E 1M - MOH AP T % B WK Bl - &

BHWARBENEEBHEBENSE- Obtaining and inspecting the valuation, which was primarily an
estimate of discounted future cash flows from the debtor prepared by
We identified the fair value measurement of management; and

this receivable as a key audit matter due to the
significant management judgment involved o FH{f EEBERMGEFARKIBSTEE  BEL2EEB AN BTG
and the high degree of estimation uncertainty FrERmEERE BRBEEFMEBANI NG &ERFREKHM
arising from the current market environment. fF AR IR E A RER -
Evaluating the Group’s estimated future cash flows, including assessing
the valuation methodology adopted and challenging management’s
assumptions regarding the debtor’s ability to pay, the timing of
settlements, and the discount rates used, with reference to the debtor’s
financial condition.
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ARETEE G KEY AUDIT MATTERS (Continued)

AEFEN 25 FE

Assessment on net realisable value of inventories

DR r o B M T 17 R &5 BE M 7 2(m)

Refer to Note 17 to the consolidated financial statements and the accounting policies Note 2(m).
RANFT N EEZEE

How the matter was addressed in our audit

BB B
The key audit matter

RZZE_RAF+A=+—H  BEHKH
MEEERIVME(ERIVE] AL
2,449,000,000 7T - ZEME X EBF/LN
I RERBENEEREEDE -

As at 31 December 2025, the Group's
completed properties for sale (the “Completed
Properties”) amounted to approximately
HK$2,449 million. These principally comprise
residential and commercial properties located in
Shenzhen, Tianjin and Hong Kong.

FERKAETZERFE((TR#RFE]D)H
RIEESR EEAZRFERTEEREL
BAHE R DA EYENTAER
KEE -

Inventories are carried at the lower of cost and
net realisable value (“NRV"). The determination
of NRV requires significant management
judgement and estimation, particularly in
assessing expected future selling prices of the
properties.

F@i Z—hETZA=T—HILFE "
%EMEWEXKI%¥ﬁMW%ﬁ

81 1,400,0005%77: ©

For the year ended 31 December 2025, the

Group recognised a provision for write-down of

Completed Properties of HK$811.4 million.

B ER A&

PR ERDNETEF B

Our audit procedures to assess the net realisable value of inventories included
the following:

FRERMGATIRELEEEREESEARRS RO  TRE
[EE *%%%%TW@E%&F&#HEK%kﬁLmWEH&:
Understanding management’s processes for determining the recoverability
of properties held for sale and assessing the inherent risk of material
misstatement by considering the degree of estimation uncertainty and the
judgement involved in determining assumptions to be applied;

ﬁ%ﬁﬁ?ﬁﬁ IR EFEERERTHESR
fﬁﬁb_/ﬁm = EE ;

evaluating the appropriateness of the valuation methodologies adopted
by management for assessing the net realisable value of the Inventories
with reference to the requirements of the prevailing accounting standards;

BT 2 S 1 R A0

HERERMANGGSERMERER AR ELBRYENR
(WE) RAIALRUBEUMENT HBBETHR
Comparing the estimated selling prices adopted by management to recent
transaction prices of comparable properties within the same projects,
where available, and to market data for similar properties in comparable
locations;

R ER
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ERETEE® KEY AUDIT MATTERS (Continued)

FEFEEN 2B FE
Assessment on net realisable value of inventories
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Refer to Note 17 to the consolidated financial statements and the accounting policies Note 2(m).
BRETSE RANFTMAEERZEE

The key audit matter How the matter was addressed in our audit

HRFEESRYE BXREFAVBHRNEE
MEEFHEBARKREBS RN ETEIEE R
ATHEM  MBEMEFGGEERIYE
BRI IR R E B AR ELTEIE

We identified the assessment of net realizable
value of completed properties for sale as a key
audit matter due to the significance of the
Inventories balance to the Group’s consolidated
financial statements and the degree of
subjectivity and estimation uncertainty involved
in determining the expected future selling
prices.

A R EETE R T ETEMER  UBREARKHEER -
3 B3 E IR [E 5w AR 81 S TR ORI AR B0 AR A (R AR

Conducting site visits to selected completed properties, on a sample
basis, to observe their condition and sale status, and discussing with
management the underlying assumptions used in the latest sales forecasts;

ERBBE N EMAGESE TYENGLERS (HER) - YR
MFEFHEERNSET T hEGEMOBEE D g hREBEMH
AR ERF B RT k75 0A R B SRR AR ©

Obtaining valuation reports for certain properties prepared by independent
external valuers, where applicable, and, with the involvement of our
engaged valuation specialists, evaluating the competence, capabilities and
objectivity of the valuers, as well as the valuation methodologies and key
assumptions adopted.

HEARGBRR (CHEETHRBREE) ETHREDN - UGB REY
HA SR FENENTE -

Performing sensitivity analyses on key assumptions, in particular expected
selling prices, to assess the impact of reasonably possible changes on the
net realisable value assessment.
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OTHER MATTER

The consolidated financial statements of the Group for the year ended 31
December 2024 were audited by another auditor who expressed an unmodified
opinion on those statements on 28 March 2025.

OTHER INFORMATION IN THE ANNUAL REPORT

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

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

In connection with our audit of the consolidated financial statements, our
responsibility is to read the other information and, in doing so, consider
whether the other information is materially inconsistent with the consolidated
financial statements or our knowledge obtained in the audit or otherwise
appears to be materially misstated.

If, based on the work we have performed, we conclude that there is a material
misstatement of this other information, we are required to report that fact. We
have nothing to report in this regard.

DIRECTORS’ RESPONSIBILITIES FOR THE
CONSOLIDATED FINANCIAL STATEMENTS

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

In preparing the consolidated financial statements, the directors 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.

The directors are also responsible for overseeing the Group’s financial reporting
process. The Audit Committee assists the directors in discharging their
responsibility in this regard.
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AUDITOR'S RESPONSIBILITIES FOR THE AUDIT OF
THE CONSOLIDATED FINANCIAL STATEMENTS

Our objectives are to obtain reasonable assurance about whether the
consolidated financial statements as a whole are free from material
misstatement, whether due to fraud or error, and to issue an auditor’s report
that includes our opinion. This report is made solely to you, as a body, in
accordance with the terms of our engagement, and for no other purpose. We
do not assume responsibility towards or accept liability to any other person for
the contents of this report.

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

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

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

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

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

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

(Continued)

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

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

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

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

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

BDO Limited
Certified Public Accountants

Chan Wing Fai
Practising Certificate Number P05443

Hong Kong, 30 March 2026
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

HE-Z-RF+-A=+—HILFE GBTIITR)
For the year ended 31 December 2025 (Expressed in Hong Kong dollars)

WA Revenue 4 1,359,747 1,369,285
HEERAR Direct costs (2,037,818) (1,486,059)
EX| Gross loss (678,071) (116,774)
A ENHEEIE Valuation losses on investment
properties 12 (833,845) (1,195,925)

BBBERIEALBEARESTEM/ Fair value loss on financial assets

SRMEEZ AABEEBE measured at FVPL 16 (1,090,124) (8,370)
E A Other revenue 5 84,015 99,642
HiA (E18) F58 Other net income/(loss) 6 34,508 (164,775)
HERZIHEMAX Selling and marketing expenses (202,038) (257,583)
TERAX Administrative expenses (192,166) (197,822)
H 5 & H R UGRIE R (Impairment loss)/reversal of on trade

CREEE) #R and other receivables 27(a) (161,173) 2,066
REEKREEXENER Loss from operations (3,038,894) (1,839,541)
A R A Finance costs 7(a) (174,983) (303,166)
DEEEE QR EE Share of losses of associates 15 (272) (4,149)
RRELAIE 18 Loss before taxation (3,.214,149) (2,146,856)
Fris i Income tax 8(a) 140,224 250,237
FEBE Loss for the year (3,073,925) (1,896,619)
LT ALHREM,: Attributable to:
R BV RE 5 AR R M AL F ok AR A Equity shareholders of the Company

AR E S (KA ARBKRES])  and holders of bonus perpetual

BFAEA subordinated convertible securities

("PCSs") (2,905,487) (1,832,632)

IR Non-controlling interests (168,438) (63,987)
FEBE Loss for the year (3,073,925) (1,896,619)
BREE (Br) Loss per share (HK$)
EARAREE Basic and diluted 11 (1.90) (1.20)

FI55E 264 B EAK % S RER —HF  The notes on pages 155 to 264 form part of these financial statements. Details
7o B AR RIS R MoK AR B RFE S of dividends payable to equity shareholders of the Company and holders of

B AR S B FBENKE26(0) -

PCSs are set out in Note 26(b).
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SeBEsERkAEMEEKER
CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

BE_Z-RAF+T-A=+—HLEFEGBTIIFR)
For the year ended 31 December 2025 (Expressed in Hong Kong dollars)

FEBE Loss for the year (3,073,925) (1,896,619)
FEEEMEE RS (BB R =4 Other comprehensive income for the year
EEEE) (after tax and reclassification adjustments)
AT e EH 55 tems that will not be reclassified subsequently to
EaseER - profit or loss:
REWE - BMEREZERAEEE  Surplus on revaluation of property, plant and
RIREWMEZ BOEGH AR equipment upon change of use to investment
properties - 11,007
YR B E R A R B Deferred tax liability arising on revaluation gain
WS A B R E S on change of use to investment properties _ (2.752)
- 8,255
H# A EHHIEE ltem that may be reclassified subsequently to
BaseES - profit or loss:
155 555 O B 8 ) WO TS 3R 2 Exchange differences on translation of financial
oS > YR Y
statements of foreign subsidiaries
[ 3 =%8 145,232 (209,954)
EEEMEER MK FEs Other comprehensive income for the year,

______________________________________ T W22 (016
EEEINSEE Total comprehensive income for the year (2,928,693) (2,098,318)
BT ATREY: Attributable to:

INDERERIRE R KA Equity shareholders of the Company and holder

ARBBHFHEA of PCSs (2,771,089) (2,023,465)
JEI PR A 25 Non-controlling interests (157,604) (74.853)
FEZHEWZEEE Total comprehensive income for the year (2,928,693) (2,098,318)

25155 % 264 B MM THAARZ SR —52 ©  The notes on pages 155 to 264 form part of these financial statements.
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SE RN &R

CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RZZTZRF+ZA=+—8 GAETIIR)
At 31 December 2025 (Expressed in Hong Kong dollars)

R-ZB-HF
+=A
==

As at
31 December

2025
T
$'000

RZZTZMF
+=A
=+—H

As at

31 December
2024

Tt

$'000
(5&E5)
(Restated)

RZZTZMF
—H—H

As at

1 January
2024

Tt

$'000
(F2&E51))
(GESE]E0))

ERBEE Non-current assets
BEYHE Investment properties 12 5,827,916 6,378,394 8,105,892
WE - BB ME&E Property, plant and equipment 12 69,985 97,417 138,126
5,897,901 6,475,811 8,244,018
mLERE Intangible assets 3,769 3,769 3,769
EES Goodwill 13 40,736 40,736 40,736
NNz Interests in associates 15 3,472 3,320 158,358
FHERBEFIZ A EEAE  Financal assets measured at fair 16
([EBBFEAARMEEA  value through profit or loss
RDAENEREE ("FVPL") 94,955 1,155,250 1,202,818
E e U R IE Other receivables - - 314,675
BT IEEE Deferred tax assets 8(d) 64,475 125,054 112,663
6,105,308 7,803,940 10,077,037
REBEE Current assets
FE REME LA Inventories and other contract costs 17 2,601,307 4,108,073 5,297,845
FEBBRIEAAEEAR  Financial assets measured at FVPL 16
HENEREE 4,382 2,893 2,835
B 5 & E b FE MR Trade and other receivables 18 1,828,994 1,723,556 1,467,188
SEERR ] Prepaid tax 8(c) 2,235 2,235 2,141
ZR &I R EEAFR Restricted and pledged deposits 19 123,781 1,379,837 1,525,775
REeMREFEIEE Cash and cash equivalents 20(a) 520,948 376,867 665,194
5,081,647 7,593,461 8,960,978
DEAFHELE® Investment properties classified
"EYHE as held for sale 12 — 250,000 -
o eiieiiiiiiiiiieiiieiiiieeeeo.o... R 3081647 7843461 8,960,978 _
REBAE Current liabilities
B 5 M E b FER R Trade and other payables 21 1,818,205 1,725,663 1,953,637
HITERRHEMEE Bank loans and other borrowings 22 1,649,562 2,659,573 3,305,907
aHBEE Contract liabilities 23 69,499 162,169 146,774
HE&E Lease liabilities 24 7,840 5,825 6,072
FESTREIE Tax payable 8(c) 226,808 189,537 206,733
__________________________________________________ 3,771,914 4,742,767 5,619,123
_RBEERE  Netcurrentassets 1.309,733 . 3100694 3,341,855
HEERRBAE Total assets less current
liabilities 7,415,041 10,904,634 13,418,892
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e BRI R
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RIZE-RE+-A=+—HUAVETIIT)
At 31 December 2025 (Expressed in Hong Kong dollars)

R-E-HF RZZTZ@EF

+=A +=—A R-Z_mE
=t+-—-8 =t—H —HA—H
As at As at As at
31 December December 1 January
2025 2024 2024
PO T Tt
$'000 $'000 $'000
(geE7) (FeE7)
(GESEIE) (Restated)
kRBES Non-current liabilities
RITERREMEE Bank loans and other borrowings 22 3,485,799 3,820,770 3,948,400
HE&E Lease liabilities 24 24,231 28,752 28,946
BEERIBEE Deferred tax liabilities 8(d) 808,861 1,030,268 1,318,384
o eiiiiiiiiieiiieiiieiiiieeeeeo ... Latssean 4879790 5,295,730
EEFE NET ASSETS 3,096,150 6,024,844 8,123,162
BARRFHE CAPITAL AND RESERVES
% Share capital 26(c) 141,273 141,273 141,273
] Reserves 3,156,373 5,927,463 7,950,928
AREREBRBRRR KA Total equity attributable to
ARBRESFEEA equity shareholders of the
i ESEE Company and holders of PCSs 3,297,646 6,068,736 8,092,201
FERER Non-controlling interests (201,496) (43,892) 30,961
ERAE TOTAL EQUITY 3,096,150 6,024,844 8,123,162

EEeR - E - NF-A=tH#tELRERE Approved and authorised for issue by the board of directors on 30 March 2026.
iz -

BRE MER
Wong Chun Hong Lam Mei Ka, Shirley
BF BF
Director Director

%155 % 264 BRI AARZ I 6~ —309 o The notes on pages 155 to 264 form part of these financial statements.
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

HE-Z-RF+-A=+—HILFE GBTIITR)
For the year ended 31 December 2025 (Expressed in Hong Kong dollars)

EhEE  REEN

Resenve

arsing from Property Non-

Share Share isuanceof  Eichange  sfatutoy revaluation Other Retained controling
aptal  premium PCSs Tesere TESENeS Tesene Tesere profit nterests~ Total equity
T n i i i i i i T T n
§000 §1000 ) ) §1000 $1000 §1000 $1000 §000 §000
W-B-ME-A-ANER  Balanceat 1 January 204 1423 1921% 1165 (1,181959) 600,751 nai 1386 6545703 8092201 0% 813102

“EoRERERS: Changes in equity for 2024:

EEER Loss for the year - - - - - - - (183083 (183263 (63987 (1,8%,619)
Eh2mbE Other comprehensive income - - - (199,088) - 8255 - - (190,833) (10866) (201,699
2ANGEE Total comprehensive income - - - (199,088) - 825 - (183283 (2003465 (74853 (2,008318)
ERZHEATHE Transer o PRC statutory esenves 26(0) () - - - - 845 - - (8455 - - -

WZZ-METZAZT-B  Balance at 31 December 2024
if W3 195,155 11655 (1381047 60906 19492 1386 4704616 606873 (389) 600484
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mEERBER
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_Z-RAF+T-A=+—HLEFEGBTIIFR)
For the year ended 31 December 2025 (Expressed in Hong Kong dollars)

KAARERARAATERRA SR ARL

Attributable to equity shareholders of the Company and holders of PCSs
R4
ThEE% h&

ROER EENER HER Bt FERRR
Reserve
arising from Property Non-

Share Share issuanceof  Exchange statutory revaluation Other  Retained controling Total

capital ~ premium PCSs reserve - reserves reserve reserve profits Totdl  interests equity
i i i i i n i i i i i
§/000 §/000 §/000 §'000 §000 §/000 §/000 §1000 §/000 §/000 §/000

W-B-RE-B-RNER  Balanceat 1 January 2005 M3 192,15 1,65 (1381,047) 609,206 1949 11386 4704616 6,068,736 (43892)  6,048M4
CECREREEY: Changes in equity for 2025:

EEER Lossforthe year - - - - - - - (90s487)  (905487)  (168438)  (3.073925)
LUk Other comprehensie income - - - 13439 - - - - 13 084 19532
EhREE Total comprehensive income - - - 134,398 - - - (2905481 (2711,089)  (157604)  (2928,6%3)
ERTNETRE Transfer to PR statutoryreseves 26(d) () = = 5 5 4,169 s = (4169) = = =

W-EZEETZR=1-H  Balanceat31 December 2025
it Mm 1952155 1,655 (1,246,649) 613375 19492 1386 1794960 3,297,647 (201,4%) 3,096,151

5155 % 264 BRI T AARGZ S 67~ —309 o The notes on pages 155 to 264 form part of these financial statements.
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RERERER
CONSOLIDATED CASH FLOW STATEMENT

HE-Z-RF+-A=+—HILFE GBTIITR)
For the year ended 31 December 2025 (Expressed in Hong Kong dollars)

153

REEHR Operating activities
EEREIRFTEER S Cash generated from operations 20(b) 117,931 587,763
EENETAE] Tax paid (14,996) (40,643)
REEBEFAEERSTFE  Net cash generated from operating
activities 102,935 547,120
REFEE Investing activities
BEAMEMEENK Payment for purchase of other financial
assets (1,627) (217)
HEBBEREAAE Proceeds from disposal of financial assets
BEARTENEREE measured at FVPL
KIFT 18 R - 652
BB Interest received 37,310 38,107
HEME AT 2S5 Proceeds from disposal of associates = 61,912
BEME - BE&ZEMZ Payment for purchase of property, plant
and equipment - (8,494)
HEWE WMENKMBEZ  Proceeds from disposal of property, plant
8 sA and equipment 4,253 9,188
HEREMEZFAIBIE  Proceeds from disposal of investment
properties 1,009 28,576
RETEFEERESTFE  Net cash generated from investing
activities 40,945 129,724
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RERERER
CONSOLIDATED CASH FLOW STATEMENT

BE_Z-RAF+T-A=+—HLEFEGBTIIFR)
For the year ended 31 December 2025 (Expressed in Hong Kong dollars)

RMEEE Financing activities

HIBRITER N EMEE  Proceeds from new bank loans and

FR5 3R other borrowings 20(c) 244,630 1,704,650
EERTERREMEE  Repayment of bank loans and other
borrowings 20(c) (1,306,307) (2,378,504)
BENHEEHES ZEARESD  Capital element of lease rentals paid 20(c) (5,210) (4,507)
BNEERES ZHFEED  Interest element of lease rentals paid 20(c) (2,043) (1,936)
KBRS 2 B Advance from of non-controlling
interests 20(c) 19,976 38,080
FRBR B IRF Release of pledged deposits 1,245,888 118,809
BNFBEREMEERA  Interest and other borrowing costs paid 20(0) (210,251) (430,218)
_BEEBABAREEER  Net cash used in financing activities (13,317) (953,626)
ReRESEEER Net increase/(decrease) in cash and cash
B CRd) B8 equivalents 130,563 (276,782)
R—A—BWEEEK Cash and cash equivalents at 1 January
HEEEEE 20(a) 376,867 665,194
EXxganNssg Effect of foreign exchange rate changes 13,518 (11,545)
R+=ZA=+—H8H# Cash and cash equivalents at
ReRRELEHEER 31 December 20(a) 520,948 376,867

%5 155 % 264 B WM ST B2 S0 skzx —2f4% o The notes on pages 155 to 264 form part of these financial statements.
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mEMBHRRME
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

(B S BERBEIN - LETIIR)
(Expressed in Hong Kong dollars unless otherwise indicated)

—RER

REBEBREEERAR ([R27]) RE
HEHEAREERE (—AR—F&
Pl= BEARETN R _FFTNLFENA
“tThAREHRERSEMKRLASER R
BREERAR - ARRROR-F——
FZA-t=A(LwHEHHBD EFEH
ABRSMBR AR ([BRA]) ERET -

AR ZT2REREZR  MEHNEAR
AEXEERPEARANME (THE]) S
MERR  WERE  WEEENEBR
BAREE HRARSET -

EAEHERRBEFEZ
AR

(@) EHREHR
ZERBRROEBRELE A
2 ((BEREHMAE) RONME
ERERMBRE LG LR
BREMBERERNEEYEREE
A - FAEFEA ([FBETEA])
REBBURBER G RERE
R - ZEUWBRRTTEE AR
ERBMBRARER EHHAA (L
WRAYDNEBEEGRN - ANEE
IR ERE S BRRERLT -

EREMASERME TEEM
BRELEANSFTEAMERT LR
AEBEARRNAGTHEE R
ARl AT R R A

ME2d) iR AR EFBERAE R
ERZSSCEMEBEAZEHNE
B #EAREEDHEFARER
SR YR REFEREMBRE
hE2H -

GENERAL INFORMATION

Top Spring International Holdings Limited (“the Company”) was
incorporated in the Cayman Islands as an exempted company with limited
liability on 25 August 2009 under the Companies Law, Cap. 22 (Law 3 of
1961, as consolidated and revised) of the Cayman Islands. The Company’s
shares were listed on the Main Board of The Stock Exchange of Hong
Kong Limited (“Stock Exchange”) on 23 March 2011 (“Listing Date").

The principal activity of the Company is investment holding, and the
principal activities of its subsidiaries are property development, property
investment, property management and related services and education-
related services in the People’s Republic of China (“PRC").

MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT

(a) Statement of compliance

These consolidated financial statements have been prepared in
accordance with all applicable HKFRS Accounting Standards, which
collective term includes all applicable individual Hong Kong Financial
Reporting Standards, Hong Kong Accounting Standards (“HKASs")
and Interpretations issued by the Hong Kong Institute of Certified
Public Accountants (“HKICPA"), and the disclosure requirements of
the Hong Kong Companies Ordinance. These financial statements
also comply with the applicable disclosure provisions of the Rules
Governing the Listing of Securities on The Stock Exchange of Hong
Kong Limited (“the Listing Rules”). Material accounting policies
adopted by the Group are disclosed below.

The HKICPA has issued certain amendments to HKFRS Accounting
Standards that are first effective or available for early adoption for
the current accounting period of the Group and the Company.

Note 2(d) provides information on any changes in accounting policies
resulting from initial application of these developments to the extent
that they are relevant to the Group for the current accounting
periods reflected in these consolidated financial statements.
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REMBHRME

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

(B S ERBIN - LUETIIR)
(Expressed in Hong Kong dollars unless otherwise indicated)

2 EASHBEERBEFEZ
HE®

b) REMBRRONEREE

BE_ZT-_RFT-A=1— EIJJ:
FENGARVBRREBEAR
HitB e (% ﬁéMK%J)&Z!S%
BB S AR R o

MU GRERFMAGEEERES
BRAE HATEERBRNOTX
HETHEMEBAEAABEST]
BE :

- REDFR BRBEREDE
WHE T L8 Fr s
KSEREMERSENEMAE
A (2BEE2(h))

- HtBEBREERERAESR (2
BB RE2(9) °

RRBEEWBRSENST LR
P BMRERE IR E 1R HIE -
B FF RR &R - W F A - A B
REFERRERLMERNEE -
BE RARESE - thEME
REBEBRABELSRNELRS
MIRBRAENZHEEMBMRZRAE
i AT S 45 R AR #IET B AT R A
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%%FE%; BEBETAE
BRI | IR E A A4 AT
Y RARBELELLE A
& 7 32 15 5T SRRSO R HIRI 9
R o

EREERABAEMBRELEN S
BARFIEFHPBREBEATE
) H AR T T HREREN TR
PR BB 5 3 P AT A

2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(b) Basis of preparation of the consolidated financial

statements

The consolidated financial statements for the year ended 31
December 2025 comprise the Company and its subsidiaries (together
referred to as the “Group”) and the Group’s interest in associates.

The measurement basis used in the preparation of the financial
statements is the historical cost basis except that the following
assets and liabilities are stated at their fair value as explained in the
accounting policies set out below:

— investment properties, including interests in leasehold land and
buildings held as investment property where the Group is the
registered owner of the property interest (see Note 2(h));

- other investments in debt and equity securities (see Note 2(g)).

The preparation of financial statements in conformity with HKFRS
Accounting Standards requires management to make judgements,
estimates and assumptions that affect the application of policies
and reported amounts of assets, liabilities, income and expenses.
The estimates and associated assumptions are based on historical
experience and various other factors that are believed to be
reasonable under the circumstances, the results of which form the
basis of making the judgements about carrying values of assets and
liabilities that are not readily apparent from other sources. 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.

Judgements made by management in the application of HKFRS
Accounting Standards that have significant effect on the financial
statements and major sources of estimation uncertainty are
discussed in Note 3.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

(B S BERBEIN - LETIIR)
(Expressed in Hong Kong dollars unless otherwise indicated)

2

EAEFBRERBEFEZ

A B ()

(b) REMBHRRNEREE (8)

BESERE
HEz_Z_AF+=-_A=+—
BEFEE AEEBELEEBBFE
3,073,900,000/8 T - R T - R F
+—A=+—8 XEEMNHR
TERKEAEEA1,649,600,000
BT MEBSRRESEEEL A
520,900,000 7T ° R Y E T 51
BEEZRBERBERE  AEER
BEYEHENRSHMEHE &
BHENIBEREERBRITRER
BENBTEEREEETHE®
BR Pk Bk - s E B IE S IF M A pe AN
SEEBEFBEKEZRNERERX
RER o

EREMBER ARRESZEEE
FEAEEE-_E_RAE+_-A
—t+t—HRFRR+=ZEANES
MEEANTEEZEEHLEERFE
B ZRENERNERRBZEE
Eitt - BEFESBGIEE T8 RIEE
INERASE A R WG ERE
BEECETEEEINBER - A
SAECEERB R UK ERABT
HEBHAA AN - BRI AR
BT EIRENK  BEATRNI
T&IA :

() BEEFHEFRITR—ARER
BERERITHE REEH#HT
EH-BZE=Z"F—HA—H
BEEZSHRA M BRERIE
HE  AEBEEKNEERS
R 178 & 429,600,00078 JT
TR EX ¥ 98 77 & 3% 133,400,000
B REBRNHKRTER
32,500,000 L - RZE =
F+—A=Z+A~H BKEE
83,900,000 % T (#E R
652,900,000/ 7T) < | BEH E
ERE-_Z_-_AFHEA=1+—
H - T &5 (RERITER)
M5 REZEFHGRAMBREA
BB RAREXERMELRS
R A S E X
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(b) Basis of preparation of the consolidated financial

statements (Continued)
Going concern basis

For the year ended 31 December 2025, the Group incurred a net loss
of $3,073.9 million. As at 31 December 2025, the Group’s current
bank loans and other borrowings amounted to $1,649.6 million,
while its cash and cash equivalents amounted to $520.9 million. In
view of the continuing deterioration of the property market and the
tightening of the financing environment, the Group has encountered
challenges in realising cash proceeds from property sales, obtaining
additional financing, and renewing existing banking facilities and
borrowings to meet its loan repayment obligations. These conditions
and events may cast significant doubt on the Group’s ability to
continue as a going concern.

In view of these circumstances, the directors of the Company
have carefully considered the Group’s cash flow forecast for the
next twelve months from 31 December 2025 and have given due
consideration to the matters that give rise to significant doubt as
to its ability to continue as a going concern, and accordingly, have
proactively come up with certain plans and measures to ensure the
Group to have sufficient financial resources to continue as a going
concern and pay its debts when they fall due. Certain plans and
measures have been taken or will be taken to enable the Group to
have sufficient financial resources to meet its financial commitments
as and when they fall due which include, but not limited to, the
following:

(i)  Management is negotiating with banks and a shareholder for
the renewal of existing bank facilities and borrowings. From 1
January 2026 up to the date of approval of these consolidated
financial statements, the Group has successfully renewed
existing bank facilities of $429.6 million, drawn down new
bank loans of $133.4 million, and repaid current bank loans of
$32.5 million. On 26 November 2025, the maturity date of the
shareholder loan of USD83.9 million (equivalent to HK$652.9
million) has been extended to 31 May 2026. For the remaining
balances including the bank loans, no binding commitment or
formal agreement has been reached as at the date of approval
of these consolidated financial statements;
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e M BRRMEE
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

(RS AHEHEIN

LAETTEIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

EABHBERRBEFEZ
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(b) Basis of preparation of the consolidated financial

statements (Continued)
Going concern basis (Continued)

(i) The Group will continue to seek additional sources of financing
through all possible channels, including, but not limited to,
disposal of its assets;

(iii)  The Group will continue to implement measures to accelerate
the sales of its completed properties and speed up the
collection of outstanding sales proceeds and other receivables;
and

(iv) The Group will continue to take active measures to control
administrative costs and maintain containment of capital
expenditures.

The Directors are of the opinion that, assuming the success of the
above-mentioned plans and measures, the Group will have sufficient
working capital to finance its operations and to meet its financial
obligations as and when they fall due for at least the next twelve
months from 31 December 2025. Accordingly, the Directors are
satisfied that it is appropriate to prepare the consolidated financial
statements on a going concern basis.

Notwithstanding the above, the use of the going concern basis
depends on successful implementation of the above plans and
measures. There are uncertainties inherently associated with their
future outcomes, including:

the successful negotiation with the banks and the shareholder
for the renewal of existing credit facilities and borrowings.

—  the Group’s ability to secure buyers for its investment properties
in the PRC.

—  the Group’s ability to accelerate the sales of its completed
properties, to speed up the collection of outstanding sales
proceeds and other receivables, implement cost control
measures over administrative costs, and maintain containment
of capital expenditures.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(b) Basis of preparation of the consolidated financial

(c)

statements (Continued)
Going concern basis (Continued)

These conditions indicate the existence of a material uncertainty
which may cast significant doubt on the Group’s ability to continue
as a going concern and therefore, the Group may be unable to
realise its assets and discharge its liabilities in the normal course of
business.

Should the Group fail to achieve a combination of the above-
mentioned plans and measures, it might not be able to continue
to operate as a going concern, and adjustments would have to be
made to write down the carrying values of the Group’s assets to
their realisable amounts, to provide for any further liabilities which
might arise, and to reclassify non-current assets and non-current
liabilities as current assets and current liabilities, respectively. The
effects of these adjustments have not been reflected in the financial
report.

Change in presentation relating to the arrangement
of Future Settlement Properties

In 2014, the Group entered into land expropriation arrangements
with residents in respect of designated land parcels in connection
with an urban redevelopment project. Under these arrangements,
the Group is obligated to deliver to the eligible residents with an
equivalent gross floor area in the newly developed commercial
buildings (the “Future Settlement Properties”) as compensation
for the expropriation of the residents’ land parcels.

In preparing the consolidated financial statements for the year ended
31 December 2025, the management of the Group have revisited
the accounting treatment for these Future Settlement Properties
transactions in previous years and concluded that adjustments are
required to be made to the comparative information presented. The
Group has refined its presentation to better reflect the substance of
the obligation. The agreement gives rise to a present obligation to
construct the Future Settlement Properties for the eligible residents.
A provision is required to be recognised at the present value of the
estimated construction costs required to fulfil the obligation, with
a corresponding amount capitalised as part of properties under
development as consideration in kind for the acquisition of the
designated land parcels. Subsequent construction costs incurred or
additional costs estimated are required to be adjusted against the
provision to reflect the current best estimate at the end of each
Reporting Period.
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In prior years, the Group recognised the estimated value of the
Future Settlement Properties as inventories, with a corresponding
amount recognised in other payables, and capitalised subsequent
construction and other costs directly to inventories.

The Group has presented the items on a more appropriate basis
retrospectively for consistency. As the change only involves the
remeasurement of assets and liabilities without affecting the
consolidated statement of profit or loss, there is no impact on the
Group's previously reported profit or loss, total comprehensive
income, or earnings or losses per share for the prior periods.

The effects of the restatement on the consolidated statement of
financial position as at 31 December 2024 and 1 January 2024 are

summarised below:

Impact on the consolidated statement of financial position as at 31

FEMBRARNZE December 2024:
40 5% B 2 3] BEFERE RE
As previously Prior year
reported adjustments Restated
F#&xT FT#Ex FTEx
HK$'000 HK$°000 HK$°000
RBEE Current assets
FEREME LA Inventories and other contract
costs 5,077,341 (969,268) 4,108,073
REBAE Current liabilities
B 5 R E M ERFRIE Trade and other payables 2,694,931 (969,268) 1,725,663
HR-_Z_MF-H—-—BNGEEY Impact on the consolidated statement of financial position as at 1
BRAROTE January 2024:
40 % BT 2 3] BEFERE RED
As previously Prior year
reported adjustments Restated
FHET FET FET
HK$'000 HK$°000 HK$'000
REBEE Current assets
T8 REME LKA Inventories and other contract
costs 6,300,697 (1,002,852) 5,297,845
REBAE Current liabilities
B 5 M E bR IR Trade and other payables 2,956,489 (1,002,852) 1,953,637
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(d) Changes in accounting policies

(e)

The Group has applied the following amended HKFRS Accounting
Standards issued by the HKICPA to these financial statements for the
current accounting period:

e Amendments to HKAS 21 and HKFRS 1, Lack of Exchangeability

The Group has not applied any new standard or interpretation that
is not yet effective for the current accounting period. There is no
material impact on the adoption of the amendments to the Group.

Subsidiaries and non-controlling interests

Subsidiaries are entities controlled by the Company. The Company
controls an entity when it is exposed, or has rights, to variable
returns from its involvement with the entity and has the ability to
affect those returns through its power over the entity. The financial
statements of subsidiaries are included in the consolidated financial
statements from the date on which control commences until the
date on which control ceases.

Intra-group balances and transactions, and any unrealised income
and expenses (except for foreign currency transaction gains or losses)
arising from intra-group transactions, are eliminated. Unrealised
losses resulting from intra-group transactions are eliminated in the
same way as unrealised gains, but only to the extent that there is no
evidence of impairment.

For each business combination, the Group can elect to measure any
non-controlling interests (“NCI”) either at fair value or at the NCl's
proportionate share of the subsidiary’s net identifiable assets. NCI
are presented in the consolidated statement of financial position
within equity, separately from equity attributable to the equity
shareholders of the Company. NCI in the results of the Group are
presented on the face of the consolidated statement of profit or
loss and the consolidated statement of profit or loss and other
comprehensive income as an allocation of the total profit or loss
and total comprehensive income for the year between NCI and the
equity shareholders of the Company. Loans from holders of NCI and
other contractual obligations towards these holders are presented as
financial liabilities in the consolidated statement of financial position
in accordance with Notes 2(s) or (t) depending on the nature of the
liability.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(e)

(f)

(9)

Subsidiaries and non-controlling interests (Continued)
When the Group loses control of a subsidiary, it derecognises the
assets and liabilities of the subsidiary, and any related NCI and
other components of equity. Any resulting gain or loss is recognised
in profit or loss. Any interest retained in that former subsidiary is
measured at fair value when control is lost.

In the Company’s statement of financial position, an investment in
a subsidiary is stated at cost less impairment losses (see Note 2(1)),
unless it is classified as held for sale (or included in a disposal group
classified as held for sale).

Goodwiill

Goodwill arising on acquisition of businesses is measured at cost less
accumulated impairment losses and is tested annually for impairment
(see Note 2(1)).

Other investments in debt and equity securities

The Group’s policies for investments in securities, other than
investments in subsidiaries and associates, are set out below.

Investments in securities are recognised/derecognised on the date
the Group commits to purchase/sell the investment. The investments
are initially stated at fair value, plus directly attributable transaction
costs, except for those investments measured at FVPL for which
transaction costs are recognised directly in profit or loss. For an
explanation of how the Group determines fair value of financial
instruments, see Note 27(g). These investments are subsequently
accounted for as follows, depending on their classification.

() Non-equity investments

Non-equity investments are classified into one of the following
measurement categories:

- amortised cost, if the investment is held for the collection
of contractual cash flows which represent solely payments
of principal and interest. Expected credit losses, interest
income calculated using the effective interest method
(see Note 2(v) (ii) (c)), foreign exchange gains and losses
are recognised in profit or loss. Any gain or loss on
derecognition is recognised in profit or loss.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(g) Other investments in debt and equity securities
(Continued)

(@

Non-equity investments (Continued)

fair value through other comprehensive income (FVOCI) —
recycling, if the contractual cash flows of the investment
comprise solely payments of principal and interest and
the investment is held within a business model whose
objective is achieved by both the collection of contractual
cash flows and sale. Expected credit losses, interest
income (calculated using the effective interest method)
and foreign exchange gains and losses are recognised
in profit or loss and computed in the same manner as
if the financial asset was measured at amortised cost.
The difference between the fair value and the amortised
cost is recognised in OCIl. When the investment is
derecognised, the amount accumulated in OCl is recycled
from equity to profit or loss.

FVPL if the investment does not meet the criteria for
being measured at amortised cost or FVOCI (recycling).
Changes in the fair value of the investment (including
interest) are recognised in profit or loss.

(ii) Equity investments

An investment in equity securities is classified as FVPL, unless
the investment is not held for trading purposes and on initial
recognition the Group makes an irrevocable election to
designate the investment at FVOCI (non-recycling) such that
subsequent changes in fair value are recognised in OCl. Such
elections are made on an instrument-by-instrument basis,
but may only be made if the investment meets the definition
of equity from the issuer’s perspective. If such election is
made for a particular investment, at the time of disposal, the
amount accumulated in the fair value reserve (non-recycling)
is transferred to retained earnings and not recycled through
profit or loss. Dividends from an investment in equity securities,
irrespective of whether classified as at FVPL or FVOCI, are
recognised in profit or loss as other income (see Note 2(v)(ii)(b)).
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(h) Investment property

0]

()

Investment property is initially measured at cost, and subsequently at
fair value with changes therein recognised in profit or loss.

Any gain or loss on disposal of an investment property is recognised
in profit or loss. Rental income from investment properties is
recognised in accordance with Note 2(v) (ii).

Property, plant and equipment

The following items of property, plant and equipment are stated at
cost less accumulated depreciation (see Note 2(j)) and impairment
losses (see Note 2(1) (iii)):

interest in leasehold land and buildings where the Group is the
registered owner of the property interest (see Note 2(k));

—  right-of-use assets arising from leases over leasehold properties
where the Group is not the registered owner of the property
interest (see Note 2(k)); and

—  furniture, fixtures and other equipment.

If significant parts of an item of property, plant and equipment have
different useful lives, then they are accounted for as separate items
(major components).

Any gain or loss on disposal of an item of property, plant and
equipment is recognised in profit or loss. Any related revaluation
surplus is transferred from the revaluation reserve to retained profits
and is not reclassified to profit or loss.

Depreciation of property, plant and equipment
(i) Ownership and leasehold interests in land and buildings

Depreciation is provided on the cost of the leasehold land of
properties over the unexpired terms of lease. Costs of buildings
thereon are depreciated on a straight-line basis over the shorter
of the unexpired term of lease and their estimated useful lives,
being no more than 50 years after the date of completion.

(ii) Furniture, fixtures and other equipment

Depreciation is calculated to write off the cost of furniture,
fixtures and other equipment, less their estimated residual
value, if any, using the straight-line method over their
estimated useful lives of 3 to 5 years.

Depreciation methods, useful lives and residual values are
reviewed at each reporting date and adjusted if appropriate.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(k) Leased assets
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At the inception of a contract, the Group assesses whether the
contract is, or contains, a lease. This is the case if the contract
conveys the right to control the use of an identified asset for a period
of time in exchange for consideration. Control is conveyed where
the customer has both the right to direct the use of the identified
asset and to obtain substantially all of the economic benefits from
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Where the contract contains lease component(s) and non-lease
component(s), the Group has elected not to separate non-lease
components and accounts for each lease component and any
associated non-lease components as a single lease component
for all leases.

At the lease commencement date, the Group recognises a
right-of-use asset and a lease liability, except for leases that
have a short lease term of 12 months or less, and leases of
low-value items such as laptops and office furniture. When the
Group enters into a lease in respect of a low-value item, the
Group decides whether to capitalise the lease on a lease-by-
lease basis. If not capitalised, the associated lease payments are
recognised in profit or loss on a systematic basis over the lease
term.

Where the lease is capitalised, the lease liability is initially
recognised at the present value of the lease payments payable
over the lease term, discounted using the interest rate implicit
in the lease or, if that rate cannot be readily determined, using
a relevant incremental borrowing rate. After initial recognition,
the lease liability is measured at amortised cost and interest
expense is recognised using the effective interest method.
Variable lease payments that do not depend on an index or
rate are not included in the measurement of the lease liability
and are charged to profit or loss as incurred.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(k) Leased assets (Continued)

(0]

As a lessee (Continued)

The right-of-use asset recognised when a lease is capitalised is
initially measured at cost, which comprises the initial amount
of the lease liability adjusted for any lease payments made at
or before the commencement date, plus any initial direct costs
incurred and an estimate of costs to dismantle and remove
the underlying asset or to restore the underlying asset or the
site on which it is located, less any lease incentives received.
The right-of-use asset is subsequently stated at cost less
accumulated depreciation and impairment losses (see Notes
2(j) and 2(1) (iii)), except for the following types of right-of-use
asset:

—  right-of-use assets that meet the definition of investment
property are carried at fair value (see Note 2(h)); and

—  right-of-use assets related to interests in leasehold land
where the interest in the land is held as inventory are
carried at the lower of cost and net realisable value (see
Note 2(m)).

Refundable rental deposits are accounted for separately from
the right-of-use assets in accordance with the accounting
policy applicable to investments in non-equity securities carried
at amortised cost (see Notes 2(g) (i), 2(x) and 2(I) (i)). Any excess
of the nominal value over the initial fair value of the deposits
is accounted for as additional lease payments made and is
included in the cost of right-of-use assets.

The lease liability is remeasured when there is a change in
future lease payments arising from a change in an index or
rate, if there is a change in the Group’s estimate of the amount
expected to be payable under a residual value guarantee, or if
the Group changes its assessment of whether it will exercise
a purchase, extension or termination option. When the lease
liability is remeasured in this way, a corresponding adjustment
is made to the carrying amount of the right-of-use asset or is
recorded in profit or loss if the carrying amount of the right-of-
use asset has been reduced to zero.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(k) Leased assets (Continued)

(@

(ii)

As a lessee (Continued)

The lease liability is also remeasured when there is a lease
modification, which means a change in the scope of a lease or
the consideration for a lease that is not originally provided for
in the lease contract, if such modification is not accounted for
as a separate lease. In this case, the lease liability is remeasured
based on the revised lease payments and lease term using a
revised discount rate at the effective date of the modification.

In the consolidated statement of financial position, the
current portion of long-term lease liabilities is determined as
the present value of contractual payments that are due to be
settled within twelve months after the Reporting Period.

As a lessor

The Group determines at lease inception whether each lease
is a finance lease or an operating lease. A lease is classified
as a finance lease if it transfers substantially all the risks and
rewards incidental to the ownership of an underlying assets
to the lessee. Otherwise, the lease is classified as an operating
lease.

When a contract contains lease and non-lease components,
the Group allocates the consideration in the contract to
each component on a relative stand-alone selling price basis.
The rental income from operating leases is recognised in
accordance with Note 2(v) (ii).

When the Group is an intermediate lessor, the sub-leases
are classified as a finance lease or as an operating lease with
reference to the right-of-use asset arising from the head lease.
If the head lease is a short-term lease to which the Group
applies the exemption described in Note 2(k) (i), then the
Group classifies the sub-lease as an operating lease.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(I) Credit losses and impairment of assets

(i) Credit losses from financial instruments and lease
receivables

The Group recognises a loss allowance for expected credit
losses (“ECLs") on

- financial assets measured at amortised cost (including
cash and cash equivalents, restricted and pledged
deposits, trade receivables and other receivables,
including those loans to associates that are held for the
collection of contractual cash flows which represent solely
payments of principal and interest); and

- lease receivables.

Measurement of ECLs

ECLs are a probability-weighted estimate of credit losses.
Generally, credit losses are measured as the present value of all
expected cash shortfalls between the contractual and expected
amounts.

The expected cash shortfalls are discounted using the following
rates if the effect is material:

—  fixed-rate financial assets and trade and other receivables:
effective interest rate determined at initial recognition or
an approximation thereof;

—  variable-rate financial assets: current effective interest
rate; and

- lease receivables: discount rate used in the measurement
of the lease receivable.

The maximum period considered when estimating ECLs is the
maximum contractual period over which the Group is exposed
to credit risk.



REMBHRRME

TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 169

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

(B S BERBEIN - LETIIR)
(Expressed in Hong Kong dollars unless otherwise indicated)

2 BEASHHERBRAEFEZ
A B ()
() ERAEEREERE®E)
() eMIAREKEENER
BB (E)
EHIE A 1AM E ()
TEHIE BB IRA U T
—EEEHE

- NREAEHEAER: &
RERHRI12EAA (G
i TENBHERDIR12
@A Al AEREHE) 7
EEEMENEHEED
BHERAERTED &

- ZHEHEAER: KR’
ERAERELERER K
BHEHAMEAEEE
MEDEHEINBBIE
REE -

AEBENE:RNEREAER
HESHRAEEREE ET
AELA12EAAFEEREBR
SR E

- RBESAHEEREES
RigzemTA K

- HitemIA(BEEE
HE &) MEERA
b (BN< & T A T8 84
NBELRDOZRAR) B9
IRHERIR W MEREIE N

B SR HIANREYREENE
BRE-ENEFEHANES
EREERSZSBEE -

2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(I) Credit losses and impairment of assets (Continued)

(i) Credit losses from financial instruments and lease
receivables (Continued)

Measurement of ECLs (Continued)

ECLs are measured on either of the following bases:

— 12-month ECLs: these are the portion of ECLs that result
from default events that are possible within the 12
months after the reporting date (or a shorter period if the
expected life of the instrument is less than 12 months);
and

—  lifetime ECLs: these are the ECLs that result from all
possible default events over the expected lives of the
items to which the ECL model applies.

The Group measures loss allowances at an amount equal to
lifetime ECLs, except for the following, which are measured at
12-months ECLs:

- financial instruments that are determined to have low
credit risk at the reporting date; and

—  other financial instruments (including loan commitments
issued) for which credit risk (i.e. the risk of default
occurring over the expected life of the financial
instrument) has not increased significantly since initial
recognition.

Loss allowances for trade receivables and lease receivables are
always measured at an amount equal to lifetime ECLs.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(I) Credit losses and impairment of assets (Continued)

(@

Credit losses from financial instruments and lease
receivables (Continued)

Significant increases in credit risk

When determining whether the credit risk of a financial
instrument has increased significantly since initial recognition
and when measuring ECLs, the Group considers reasonable
and supportable information that is relevant and available
without undue cost or effort. This includes both quantitative
and qualitative information and analysis, based on the Group’s
historical experience and informed credit assessment, that
includes forward-looking information.

The Group assumes that the credit risk on a financial asset has
increased significantly if it is more than 30 days past due unless
the Group has reasonable and supportable information that
demonstrate otherwise.

ECLs are remeasured at each reporting date to reflect
changes in the financial instrument’s credit risk since initial
recognition. Any change in the ECL amount is recognised as an
impairment gain or loss in profit or loss. The Group recognises
an impairment gain or loss for all financial instruments with a
corresponding adjustment to their carrying amount through a
loss allowance account, except for investments in non-equity
securities that are measured at FVOCI (recycling), for which the
loss allowance is recognised in OC| and accumulated in the fair
value reserve (recycling) does not reduce the carrying amount
of the financial asset in the statement of financial position.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(I) Credit losses and impairment of assets (Continued)

(@

Credit losses from financial instruments and lease
receivables (Continued)

Credit-impaired financial assets

At each reporting date, the Group assesses whether a financial
asset is 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 the
following observable events:

significant financial difficulties of the debtor;

—  abreach of contract, such as a default or past due event;

—  the restructuring of a loan or advance by the Group on
terms that the Group would not consider otherwise;

— it is probable that the debtor will enter bankruptcy or
other financial reorganisation;

—  the disappearance of an active market for a security
because of financial difficulties of the issuer.

Write-off policy

The gross carrying amount of a financial asset or lease
receivable is written off to the extent that there is no realistic
prospect of recovery. This is generally the case when the Group
otherwise determines that the debtor does not have assets or
sources of income that could generate sufficient cash flows to
repay the amounts subject to the write-off.

Subsequent recoveries of an asset that was previously written
off are recognised as other revenue in the period in which the
recovery occurs.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(I) Credit losses and impairment of assets (Continued)
(ii) Credit losses from financial guarantees issued

Financial guarantees are contracts that require the issuer (i.e.
the guarantor) to make specified payments to reimburse the
beneficiary of the guarantee (the “holder”) for a loss the
holder incurs because a specified debtor fails to make payment
when due in accordance with the terms of a debt instrument.

Financial guarantees issued are initially recognised at fair value,
which is determined by reference to fees charged in an arm’s
length transaction for similar services, when such information
is obtainable, or to interest rate differentials, by comparing
the actual rates charged by lenders when the guarantee is
made available with the estimated rates that lenders would
have charged, had the guarantees not been available, where
reliable estimates of such information can be made. Where
consideration is received or receivable for the issuance of the
guarantee, the consideration is recognised in accordance with
the Group’s policies applicable to that category of asset. Where
no such consideration is received or receivable, an immediate
expense is recognised in profit or loss.

The amount initially recognised as deferred income is
subsequently amortised in profit or loss over the term of the
guarantee as income.

The Group monitors the risk that the specified debtor will
default on the contract and remeasures the above liability at
a higher amount when ECLs on the financial guarantees are
determined to be higher than the carrying amount in respect
of the guarantees.

A 12-month ECL is measured unless the risk that the specified
debtor will default has increased significantly since the
guarantee is issued, in which case a lifetime ECL is measured.
The same definition of default and the same assessment of
significant increase in credit risk as described in Note 2(1) (i)

apply.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(I) Credit losses and impairment of assets (Continued)

(ii)

(iii)

Credit losses from financial guarantees issued (Continued)

As the Group is required to make payments only in the event
of a default by the specified debtor in accordance with the
terms of the instrument that is guaranteed, an ECL is estimated
based on the expected payments to reimburse the holder for a
credit loss that it incurs less any amount that the Group expects
to receive from the holder of the guarantee, the specified
debtor or any other party. The amount is then discounted using
the current risk-free rate adjusted for risks specific to the cash
flows.

Impairment of other non-current assets and goodwill

At each reporting date, the Group reviews the carrying
amounts of its non-financial assets (other than property carried
at revalued amounts, investment property, inventories and
other contract costs, contract assets and deferred tax assets) to
determine whether there is any indication of impairment. If any
such indication exists, then the asset’s recoverable amount is
estimated. Goodwill is tested annually for impairment.

For impairment testing, assets are grouped together into the
smallest group of assets that generates cash inflows from
continuing use that are largely independent of the cash inflows
of other assets or cash-generating units (“CGUs"). Goodwill
arising from a business combination is allocated to CGUs or
groups of CGUs that are expected to benefit from the synergies
of the combination.

The recoverable amount of an asset or CGU is the greater of its
value in use and its fair value less costs of disposal. Value in use
is based on the estimated future cash flows, discounted to their
present value using a pre-tax discount rate that reflects current
market assessments of the time value of money and the risks
specific to the asset or CGU.

An impairment loss is recognised if the carrying amount of an
asset or CGU exceeds its recoverable amount.
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(I) Credit losses and impairment of assets (Continued)

(iii) Impairment of other non-current assets and goodwill
(Continued)

Impairment losses are recognised in profit or loss. They are
allocated first to reduce the carrying amount of any goodwill
allocated to the CGU, and then to reduce the carrying amounts
of the other assets in the CGU on a pro rata basis.

An impairment loss in respect of goodwill is not reversed. For
other assets, an impairment loss is reversed only to the extent
that the resulting carrying amount does not exceed the carrying
amount that would have been determined, net of depreciation
or amortisation, if no impairment loss had been recognised.

(m) Inventories and other contract costs
(i) Inventories

Inventories are measured at the lower of cost and net realisable
value as follows:

- Leasehold land held for development for sale

The cost of leasehold land, which is held for development
for sale, represents the cost of acquisition and the
premium, if any, payable to the relevant government
authorities. Net realisable value is determined by
reference to management estimates based on prevailing
market conditions.

—  Properties

Cost of properties comprises specifically identified cost,
including the acquisition cost of interests in freehold and
leasehold land, aggregate cost of development, materials
and supplies, wages and other direct expenses, an
appropriate proportion of overheads and borrowing costs
capitalised (see Note 2(x)) and any other costs incurred
in bringing the properties to their present location
and condition. In the case of properties developed by
the Group which comprise of multiple units to be sold
individually, the cost of each unit is determined by
apportionment of the total development costs for that
development project to each unit on a per square foot
basis, unless another basis is more representative of the
cost of the specific unit.

Net realisable value represents the estimated selling price
less any estimated costs of completion and costs to be
incurred in selling the property.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(m) Inventories and other contract costs (Continued)
(i) Inventories (Continued)
—  Low value consumables and supplies

Cost is determined using the weighted average method.
Net realisable value is the estimated selling price in the
ordinary course of business less the estimated costs
necessary to make the sale.

(n) Contract liabilities

A contract liability is recognised when the customer pays non-
refundable consideration before the Group recognises the related
revenue (see Note 2(v)). A contract liability is also recognised if
the Group has an unconditional right to receive non-refundable
consideration before the Group recognises the related revenue. In
such latter cases, a corresponding receivable is also recognised (see
Note 2(0)).

When the contract includes a significant financing component,
the contract balance includes interest accrued under the effective
interest method (see Note 2(v)).

(o) Trade and other receivables
A receivable is recognised when the Group has an unconditional
right to receive consideration and only the passage of time is
required before payment of that consideration is due.

Trade receivables that do not contain a significant financing
component are initially measured at their transaction price. Trade
receivables that contain a significant financing component and other
receivables are initially measured at fair value plus transaction costs.
All receivables are subsequently stated at amortised cost (see Note

2()(@).
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(p)

(a)

(r)

(s)

Cash and cash equivalents

Cash and cash equivalents comprise cash at bank and on hand,
demand deposits with banks and other financial institutions,
property pre-sale proceeds held by solicitors that are held for
meeting short-term cash commitments and other short-term, highly
liquid investments that are readily convertible into known amounts
of cash and which are subject to an insignificant risk of changes in
value, having been within three months of maturity at acquisition.
Cash and cash equivalents are assessed for ECL (see Note 2(I)(i)).

Trade and other payables

Trade and other payables are initially recognised at fair value. After
initial recognition, trade and other payables are stated at amortised
cost unless the effect of discounting would be immaterial, in which
case they are stated at invoice amounts.

Interest-bearing borrowings

Interest-bearing borrowings are measured initially at fair value less
transaction costs. Subsequently, these borrowings are stated at
amortised cost using the effective interest method. Interest expense
is recognised in accordance with Note 2(x).

Employee benefits
(i) Short-term employee benefits and contributions to
defined contribution retirement plans

Short-term employee benefits are expensed as the related
service is provided. A liability is recognised for the amount
expected to be paid if the Group has a present legal or
constructive obligation to pay this amount as a result of past
service provided by the employee, and the obligation can be
estimated reliably.

Obligations for contributions to defined contribution retirement
plans are expensed as the related service is provided.

Contributions to Mandatory Provident Funds as required under
the Hong Kong Mandatory Provident Fund Schemes Ordinance,
are recognised as an expense in profit or loss as incurred.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(s) Employee benefits (Continued)

(®)

(i) Short-term employee benefits and contributions to
defined contribution retirement plans (Continued)

The employees of the Group participate in retirement plans
(defined contribution retirement plans) managed by the
respective local governments of the municipalities in which the
Group operates in the PRC. The contribution to the retirement
plan is calculated based on fixed rates of the employees’
salaries cost and charged to profit or loss as and when
incurred, except to the extent that they are included in the cost
of inventories not yet recognised as an expense. The Group has
no other obligation for the payment of retirement and other
post-retirement benefits for staff other than the contributions
described above.

Income tax

Income tax expense comprises current tax and deferred tax. It is
recognised in profit or loss except to the extent that it relates to a
business combination, or items recognised directly in equity or in
ocCl.

Current tax comprises the estimated tax payable or receivable on
the taxable income or loss for the year and any adjustments to the
tax payable or receivable in respect of previous years. The amount
of current tax payable or receivable is the best estimate of the tax
amount expected to be paid or received that reflects any uncertainty
related to income taxes. It is measured using tax rates enacted or
substantively enacted at the reporting date. Current tax also includes
any tax arising from dividends.

Current tax assets and liabilities are offset only if certain criteria are
met.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(t)

Income tax (Continued)

Deferred tax is recognised in respect of temporary differences
between the carrying amounts of assets and liabilities for financial
reporting purposes and the amounts used for taxation purposes.
Deferred tax is not recognised for:

—  temporary differences in the initial recognition of assets or
liabilities in a transaction that is not a business combination and
that affects neither accounting nor taxable profit or loss and
does not give rise to equal taxable and deductible temporary
differences;

—  temporary differences related to investment in subsidiaries and
associates to the extent that the Group can control the timing
of the reversal of the temporary differences and they will
probably not reverse in the foreseeable future;

—  taxable temporary differences arising on the initial recognition
of goodwill; and

—  those related to the income taxes arising from tax laws enacted
or substantively enacted to implement the Pillar Two model
rules published by the Organisation for Economic Co-operation
and Development.

The Group recognised deferred tax assets and deferred tax liabilities
separately in relation to its lease liabilities and right-of-use assets.

Deferred tax assets are recognised for unused tax losses, unused
tax credits and deductible temporary differences to the extent that
it is probable that future taxable profits will be available against
which they can be used. Future taxable profits are determined based
on the reversal of relevant taxable temporary differences. If the
amount of taxable temporary differences is insufficient to recognise
a deferred tax asset in full, then future taxable profits, adjusted for
reversals of existing temporary differences, are considered, based on
the business plans for individual subsidiaries in the Group. Deferred
tax assets are reviewed at each reporting date and are reduced to
the extent that it is no longer probable that the related tax benefit
will be realised; such reductions are reversed when the probability of
future taxable profits improves.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(t)

(u)

Income tax (Continued)

Where investment properties are carried at their fair value in
accordance with Note 2(h), the amount of deferred tax recognised is
measured using the tax rates that would apply on sale of those assets
at their carrying value at the reporting date, unless the property is
depreciable and is held within a business model whose objective is
to consume substantially all of the economic benefits embodied in
the property over time, rather than through sale. In all other cases,
the measurement of deferred tax reflects the tax consequences that
would follow from the manner in which the Group expects, at the
reporting date, to recover or settle the carrying amount of its assets
and liabilities.

Deferred tax assets and liabilities are offset only if certain criteria are
met.

Provisions and contingent liabilities

Generally, provisions are determined by discounting the expected
future cash flows at a pre-tax rate that reflects current market
assessment of the time value of money and the risks specific to the
liability.

A provision for warranties is recognised when the underlying
products or services are sold, based on historical warranty data and a
weighting of possible outcomes against their associated probabilities.

A provision for onerous contracts is measured at the present value
of the lower of the expected cost of terminating the contract and
the expected net cost of continuing with the contract, which is
determined based on the incremental costs of fulfilling the obligation
under that contract and an allocation of other costs directly related
to fulfilling that contract. Before a provision is established, the Group
recognises any impairment loss on the assets associated with that
contract (see Note 2(I)(iii)).

Where it is not probable that an outflow of economic benefits
will be required, or the amount cannot be estimated reliably, the
obligation is disclosed as a contingent liability, unless the probability
of outflow of economic benefits is remote. Possible obligations,
whose existence will only be confirmed by the occurrence or non-
occurrence of one or more future events are also disclosed as
contingent liabilities unless the probability of outflow of economic
benefits is remote.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(u) Provisions and contingent liabilities (Continued)

(v)

Where some or all the expenditure required to settle a provision
is expected to be reimbursed by another party, a separate asset is
recognised for any expected reimbursement that would be virtually
certain. The amount recognised for the reimbursement is limited to
the carrying amount of the provision.

Revenue and other income

Income s classified by the Group as revenue when it arises from the
sale of properties, the provision of services or the use by others of
the Group’s assets under leases in the ordinary course of the Group’s
business.

Further details of the Group’s revenue and other income recognition
policies are as follows:

(i) Revenue from contracts with customers

The Group is the principal for its revenue transactions and
recognises revenue on a gross basis. In determining whether
the Group acts as a principal or as an agent, it considers
whether it obtains control of the products before they are
transferred to the customers. Control refers to the group’s
ability to direct the use of and obtain all the remaining benefits
from the products substantially.

Revenue is recognised when control over a product or service
is transferred to the customer at the amount of promised
consideration to which the Group is expected to be entitled,
excluding those amounts collected on behalf of third parties
such as value-added tax or other sales taxes and is after
deduction of any trade discounts.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(v) Revenue and other income (Continued)
(i) Revenue from contracts with customers (Continued)

(@)

(b)

(©

Sale of properties

Revenue arising from the sale of properties developed for
sale in the ordinary course of business is recognised when
property is delivered to customers in the PRC or when
legal assignment is completed in Hong Kong, which are
the point in time when the customer has the ability to
direct the use of the property and obtain substantially all
of the remaining benefits of the property.

Advanced payments received on properties and prior
to the date of revenue recognition are included in the
consolidated statement of financial position as contract
liabilities (see Note 2(n)).

To the extent that the advance payments from customers
are regarded as providing a significant financing benefit
to the Group, revenue recognised under that contract
includes accreted on the contract liability under the
effective interest method during the period between the
payment date and the date of delivery of property in the
PRC or the completion date of legal assignment in Hong
Kong. The discount rate applied is reflective of the rate
in a separate financing transaction between the group
and the customer at contract inception. The interest is
expensed as accrued unless it is eligible to be capitalised
under HKAS 23, Borrowing costs, in accordance with
Note 2(x).

Property management and related services income

Property management and related services income is
recognised when services are provided.

Education related services income

Education related services income is recognised when
services are provided.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(v) Revenue and other income (Continued)

(@

Revenue from contracts with customers (Continued)

(d)  Other practical expedients applied

The Group has applied the following practical expedients:

For property management and related services
income and education related services income that
had an original expected duration of one year or
less, the Group has not disclosed the information
related to the aggregated amount of the transaction
price allocated to the remaining performance
obligations in accordance with paragraph 121(a) of
HKFRS 15. In addition, the Group does not adjust
the consideration for any effects of a significant
financing component as the period of financing is
12 months or less in accordance with paragraph 63
of HKFRS 15.

The Group has recognised the incremental costs of
obtaining contracts relating to the sale of completed
properties and services as an expense when incurred
in accordance with paragraph 94 of HKFRS 15, as
the amortisation period of the assets that the Group
otherwise would have recognised is within the same
Reporting Period as the date of entering into the
contract.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(v) Revenue and other income (Continued)
(ii) Revenue from other sources and other income

(@)

(b)

(©

Rental income from operating leases

Rental income from operating leases is recognised in
profit or loss on a straight-line basis over the term of
the lease. Lease incentives granted are recognised as an
integral part of the total rental income, over the term of
the lease. Variable lease payments that do not depend
on an index or a rate are recognised as income in the
accounting period in which they are earned.

Dividends

Dividend income is recognised in the profit or loss on the
date on which the Group’s right to receive payment is
established.

Interest income

Interest income is recognised using the effective interest
method. The "effective interest rate” is the rate that
exactly discounts estimated future cash receipts through
the expected life of the financial asset to the gross
carrying amount of the financial asset. In calculating
interest income, the effective interest rate is applied to
the gross carrying amount of the asset (when the asset
is not credit-impaired). However, for financial assets
that have become credit-impaired subsequent to initial
recognition, interest income is calculated by applying
the effective interest rate to the amortised cost of the
financial asset. If the asset is no longer credit-impaired,
then the calculation of interest income reverts to the
gross basis.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(v)

Revenue and other income (Continued)
(ii) Revenue from other sources and other income (Continued)

(d)  Service income for carparks and apartments

Service income for carparks and apartments is recognised
when services are provided.

(w) Translation of foreign currencies

(x)

Transactions in foreign currencies are translated into the respective
functional currencies of group companies at the exchange rates at
the dates of the transactions.

Monetary assets and liabilities denominated in foreign currencies are
translated into the functional currency at the exchange rate at the
reporting date. Non-monetary assets and liabilities that are measured
at fair value in a foreign currency are translated into the functional
currency at the exchange rate when the fair value was determined.
Non-monetary assets and liabilities that are measured based on
historical cost in a foreign currency are translated at the exchange
rates at the date of transaction. Foreign currency differences are
generally recognised in profit or loss.

The assets and liabilities of foreign operations, including goodwill
and fair value adjustments arising on acquisition, are translated into
Hong Kong dollars at the exchange rates at the reporting date. The
income and expenses of foreign operations are translated into Hong
Kong dollars at the exchange rates at the dates of the transactions.

Foreign currency differences are recognised in OCI and accumulated
in the exchange reserve, except to the extent that the translation
difference is allocated to NCI.

Borrowing costs

Borrowing costs that are directly attributable to the acquisition,
construction or production of an asset which necessarily takes a
substantial period of time to get ready for its intended use or sale
are capitalised as part of the cost of that asset. Other borrowing
costs are expensed in the period in which they are incurred.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)
(y) Related parties

A person, or a close member of that person’s family, is related
to the Group if that person:

(a)

(b)

@)
(ii)

(iii)

has control or joint control over the Group;

has significant influence over the Group; or

is a member of the key management personnel of the
Group or the Group's parent.

An entity is related to the Group if any of the following
conditions applies:

(i)

(ii)

(iii)

(iv)

(vi)

(vii)

(viii)

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 joint venture of the other
entity (or an associate or 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.

The entity is controlled or jointly controlled by a person
identified in (bb) (a).

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

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 Group’s parent.

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.
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2 MATERIAL ACCOUNTING POLICIES AND PRIOR
YEAR ADJUSTMENT (Continued)

(z) Segment reporting
Operating segments, and the amounts of each segment item
reported in the financial statements, are identified from the financial
information provided regularly to the Group’s most senior executive
management for the purposes of allocating resources to, and
assessing the performance of, the Group’s various lines of business
and geographical locations.

Individually material operating segments are not aggregated for
financial reporting purposes unless the segments have similar
economic characteristics and are similar in respect of the nature of
products and services, the nature of production processes, the type
or class of customers, the methods used to distribute the products or
provide the services, and the nature of the regulatory environment.
Operating segments which are not individually material may be
aggregated if they share a majority of these criteria.

3 ACCOUNTING JUDGEMENT AND ESTIMATES

Other than those disclosed elsewhere in these consolidated financial
statements, the key sources of estimation uncertainty and critical
accounting judgements in applying the Group’s accounting policies are
described below.

(a) Valuation of investment properties
As described in Note 12, investment properties are stated at fair
value based on the valuation performed by an independent firm of
professional valuers.

In determining the fair value of investment properties, the valuers
have based on a method of valuation which involves, inter alia,
certain estimates including current market rents and market price for
similar properties in the same location, and condition, appropriate
discount rates and expected future market rents.

In relying on the valuation report, management has exercised their
judgement and is satisfied that the method of valuation is reflective
of the current market conditions.
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3 ACCOUNTING JUDGEMENT AND ESTIMATES

(Continued)

(b)

(c)

(d)

Valuation of receivables from the third parties

As described in Notes 16 and 27(g), receivables from the third parties
are measured at FVPL and classified as level 3 financial instruments
in the fair value hierarchy.

In determining the fair value of receivables from the third parties, the
Group has based on valuation models which require a number of
inputs and assumptions which are not observable from market data
and are significant to the entire measurement. Management has
exercised their judgement and is satisfied that valuation models are
reflective of the features of receivables from the third parties. Given
the uncertainties in determining the inputs used in the valuation
models, the estimated fair value may change at the end of each
reporting period. Any increase or decrease in estimates would affect
income statement in the future years.

Impairment of non-current assets and goodwill

If circumstances indicate that the carrying amounts of property,
plant and equipment, intangible assets, interest in associates, and
goodwill may not be recoverable, the assets may be considered
impaired and are tested for impairment. An impairment loss is
recognised when the asset’s recoverable amount has declined
below its carrying amount. The recoverable amount is the greater
of the fair value less costs to sell and value in use. In determining
the recoverable amount, which requires significant judgements, the
Group estimates the future cash flows to be derived from continuing
use and ultimate disposal of the asset and applies an appropriate
discount rate to these future cash flows.

Provision for PRC LAT

As explained in Note 8(a), the Group has estimated, made and
included in tax provision for PRC LAT according to the requirements
set forth in the relevant PRC tax laws and regulations. The actual
PRC LAT liabilities are subject to the determination by the tax
authorities upon completion of the property development projects
and the tax authorities might disagree with the basis on which the
provision for PRC LAT is calculated. Significant judgment is required
in determining the level of provision, as the calculation of which
depends on the ultimate tax determination. Given the uncertainties
of the calculation basis of PRC LAT as interpreted by the local tax
bureau, the actual outcomes may be higher or lower than those
estimated at the end of the Reporting Period. Any increase or
decrease in the actual outcomes/estimates will impact the income
tax provision in the period in which such determination is made.
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3 ACCOUNTING JUDGEMENT AND ESTIMATES

(Continued)
(e) Deferred tax liabilities

The Group has leased out certain of the completed properties to
third parties whereby the directors consider that such arrangement is
not temporary. In the circumstance, the Group has decided to treat
those properties as investment properties because it is the Group’s
intention to hold these properties in long-term for rental income
and/or capital appreciation.

Under HKAS 12, deferred tax is required to be measured with
reference to the tax consequences that would follow the manner in
which the entity expects to recover the carrying amount of the assets
in question. In this regard, HKAS 12 has a rebuttable presumption
that the carrying amount of investment property carried at fair value
under HKAS 40, Investment property, will be recovered through sale.
This presumption is rebutted on a property-by-property basis if the
investment property in question is depreciable and is held within a
business model whose objective is to consume substantially all of the
economic benefits embodied in the investment property over time,
rather than through sale.

In this connection, the Group has reviewed its investment property
portfolio on a regular basis and has concluded that as at 31
December 2025, the Group has determined that each of these
properties are held within a business model whose objective is to
consume substantially all of the economic benefits embodied in the
investment property over time and consequently the presumption
in HKAS 12 is rebutted for these properties. As a result, the Group
has continued to measure the deferred tax relating to these
other properties using the tax rate that would apply as a result of
recovering their value through use.
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3 ACCOUNTING JUDGEMENT AND ESTIMATES

(Continued)

(f)

(9)

(h)

Recognition of deferred tax assets

Deferred tax assets are recognised and measured based on the
expected manner of realisation or settlement of the carrying amount
of the assets, using tax rates enacted or substantively enacted at the
end of the Reporting Period. In determining the carrying amounts
of deferred tax assets, expected taxable profits are estimated
which involves a number of assumptions relating to the operating
environment of the Group and require a significant level of judgment
exercised by the directors. Any change in such assumptions and
judgment would affect the carrying amounts of deferred tax assets
to be recognised and hence the net profit in future years.

Determining the provision for diminution in value of
inventories

As explained in Note 2(m), the Group’s land held for future
development, properties under development and completed
properties held for sale are stated at the lower of cost and net
realisable value. Based on the Group’s recent experience and the
nature of the subject property, the Group makes estimates of the
selling price, the costs of completion in case for properties under
development, and the costs to be incurred in selling the properties.

If there is an increase in costs to completion or a decrease in net sales
value, provision for completed properties held for sale, properties
held for future development and under development for sale may be
resulted. Such provision requires the use of judgment and estimates.
Where the expectation is different from the original estimate, the
carrying value and provision for properties in the periods in which
such estimate is changed will be adjusted accordingly.

Given the volatility of the property market in the PRC and the
distinctive nature of individual properties, the actual outcomes in
terms of costs and revenue may be higher or lower than estimated
at the end of the Reporting Period. Any increase or decrease in the
provision would affect profit or loss in future years.

Going concern

The assessment of the going concern assumption involves making a
judgement by the Board, at the end of the Reporting Period, about
the future outcome of events or conditions, which are inherently
uncertain. The Board considers that the Group have the capabilities
to continue as going concerns and the major events and conditions,
which may give rise to business risks, that individually or collectively
may cast doubt upon the going concern assumption and related
mitigating measures taken by management are set out in Note 2.
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4 WARDBHEE 4 REVENUE AND SEGMENT REPORTING
(@) WA (a) Revenue
WAEEHEERA -HaBA - Revenue represents income from sale of properties, rental income,
FANEREMEEERBEARSH income from provision of property management and related services
We A DA R B 42 4 20 & 4B 78 AR 75 B R and income from provision of education related services earned
R A (EFNBRIEER R LA Y during the year, net of value added tax and other sales-related taxes
EREREATOIM) - and discounts allowed.
FHAASEETEXBNE —FFE Further details regarding the Group’s principal activities are disclosed
HEERHIFE4(0) ° in Note 4(b).
(i) WADH (i) Disaggregation of revenue
HEFITHNBRAREETEE Disaggregation of revenue from contracts with customers by
m R R DA major products or service lines is as follows:

EBPEMEERE159%  Revenue from contracts with
HERNEEZEFITAN customers within the scope of

A HKFRS 15
—MEHEE — Sales of properties 842,843 806,752
—EEEREBREUWA  ~ Property management and related
services income 263,897 293,294
—H B RBARBBA — Education related services income 42,429 46,102
1,149,169 1,146,148
H i RIRAUA Revenue from other sources
REBREMENHC LR Gross rentals from investment
properties
— [E 7E S BUR B T & — Lease payments that are fixed or
HERR depend on a rate 202,273 212,174
— PEURR B E — Variable lease payments that do not
AIEHEENR depend on an index or a rate 8,305 10,963
____________________________________________________________________________ 210,578 223,137
1,359,747 1,369,285
EoHBRIEMETSE S EE Disaggregation of revenue from contracts with customers by
FRIAIR WA D2 BIH#H ER divisions and by geographic markets are disclosed in Notes 4(b)
B 5E 4(0)(0) Kz 4(b) i) ° (i) and 4(b)(iii) respectively.
rEEz2RFHBZTL I The Group's customer base is diversified and no individual
FENEFPHRZBREBAE customer with whom transactions have exceeded 10% of the
BRABWt+LZ—(ZE=Y Group’s revenue (2024: Nil).

FiE) -
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4 REVENUE AND SEGMENT REPORTING (Continued)

(a) Revenue (Continued)
(ii) Revenue expected to be recognised in the future arising

from contracts with customers in existence at the
reporting date

As at 31 December 2025, the aggregated amount of
$10,608,000 (2024: $421,520,000) under the Group's existing
contracts expected to be recognised as revenue in the future
upon delivery of properties to customers in the PRC or upon
the completion of legal assignment in Hong Kong. This amount
includes the interest component of properties sales contracts
under which the Group obtains significant financing benefits
from the customers (see Note 2(v)(i)). The Group will recognise
the expected revenue in future when or as the work is
completed or, in the case of the properties under development
for sale and completed properties for sale, when the properties
are assigned to the customers, which is expected to occur over
the next 12 months to 36 months.

The Group has applied the practical expedient in paragraph
121(a) of HKFRS 15 to its property management and related
services and education related services such that the above
information does not include information about revenue that
the Group will be entitled to when it satisfies the remaining
performance obligations under the contracts for property
management and related services and education related
services that had an original expected duration of one year of
less.
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4 REVENUE AND SEGMENT REPORTING (Continued)

(b) Segment reporting

The Group manages its businesses by divisions, which are organised
by a mixture of both business lines (products and services)
and geography. In a manner consistent with the way in which
information is reported internally to the Group’s most senior
executive management for the purposes of resource allocation and
performance assessment, the Group has presented the following
four reportable segments. No operating segments have been
aggregated to form the following reportable segment:

(@

Property development: this segment develops and sells
residential and commercial properties.

Property investment: this segment leases shopping arcades,
club houses, serviced apartments and car park units to
generate rental income and to gain from the appreciation
in the properties’ values in the long term. Currently, the
Group's investment property portfolio is located entirely in
the PRC and Hong Kong.

Property management and related services: this segment
mainly provides property management and related services
to purchasers and tenants of the Group’s self-developed
residential and retail properties and decoration services to
group companies.

Education related services: this segment mainly provides
education related services and products to students.

Segment results, assets and liabilities

For the purposes of assessing segment performance and
allocating resources among segments, the Group's senior
executive management monitors the results, assets and
liabilities attributable to each reportable segment on the
following bases:

Segment assets include all tangible, intangible assets, non-
current and current assets with the exception of interests in
associates, other financial assets other than receivables from
the third parties, prepaid tax, deferred tax assets and other
corporate assets. Segment liabilities include trade and other
payables and lease liabilities attributable to the operating
activities of the individual segments and bank and other
borrowings managed directly by the segments.
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4 WARDE®E @m0
(b) DEFHE (&)

4 REVENUE AND SEGMENT REPORTING (Continued)
(b) Segment reporting (Continued)

(i)

IHWEE BEEREEGE)

WARRXIBREZE D BEL
E’JH&)\&E%%“*%EEE’J%SE
DEEREDE °

wESBRFMAFTE S E
A EFIEEEBITDA] & A0
BRAE - BIE - TEREHEA
KRR  -EHELAE
EBITDAR - AKX B AT &5t
I 45 1 Bk I 4 AR R B A (A

(@

Segment results, assets and liabilities (Continued)

Revenue and expenses are allocated to the reportable segments
with reference to revenues generated by those segments and
the expenses incurred by those segments.

The measure used for reporting segment profit is “adjusted
EBITDA"”, which is defined as “adjusted earnings before
interest, taxes, depreciation and amortisation”. To arrive at
adjusted EBITDA, the Group’s earnings are further adjusted
for items which are non-recurring or not specifically attributed
to individual segments, such as share of profits less losses of

J’\ BRYIE B (] 40 9 1 B associates, other revenue and net income, valuation change on
ARAMFHEE  EtAR investment properties and investment properties classified as

H&Z SRR %xéf%%ﬁ’ﬂﬁfﬁ """""
B 2BERRELENREY
¥ BESREMEBRFERE
BiEER ORERE) A RE
AR EERZ) (FE—F

A% -

HEZZ-_AFR-FT_NF
TZA=T—BILFE  RZH#
FTAEERSETHEEAER
AT EIR D Fe AP 9 &
REMEEFPETHHKRAD T -

held for sale, reversal of impairment loss/(impairment loss) on
trade and other receivables and other head office or corporate
expenses.

Disaggregation of revenue from contracts with customers,
revenue from other sources as well as information regarding
the Group's reportable segments as provided to the Group's
most senior executive management for the purposes of
resource allocation and assessment of segment performance

ﬁ’rﬁz?ﬁﬁﬁ’]”ﬁl?\&ﬁ@ﬂ$ﬁ for the years ended 31 December 2025 and 2024 is set out
REDEHEREFR T below.
NEEER )
EE VESE EERS HERS
Property management and Education
Property development  Property investment related services related services Total
CEORE C3CRE F ZBIRf -RQME ZBIRF CRoME CRCRF CTopE
2024 2025 2005 204 2005 2024 2025 2004
i tn T fr n fr fn fr r
§/000 §1000 §/000 §1000 §1000 §1000 §1000 §/000 §000
RENREFHUA Revenue fromextemal customers 842843 806752 200518 23137 263897 2824 A4 460D 1359747 136965
SHERA Infer-seqment revence 078 S8 700 nBe B . SR B
REABUA Reportable segment revenue 863626 80675 026 0407 2608 3249 QAN 4100 14437 145760
BEAB(EB)/BA Reportable segment loss)profit
(BZEBITDA) (adjusted EBITDA) (1109612) (92819 132146 138020 (20672)  (32197) 16968  185%  (981,170)  (4680)
FEHTEE(TE])  Reportable segment assets
(as restated) 3150664 6557966 7191190 8187899 414840 411700 183718 179751 10049412 15337316
FEHEE(TEN)  Reportable segment liabilites
(as restated) 64219 7365721 BN/ 254694 3653 390 56979 61839 6758667 8036184
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4 WARZDEB®EE @ 4 REVENUE AND SEGMENT REPORTING (Continued)
(b) 7 #EWEH (&) (b) Segment reporting (Continued)
(i) REI>BYWA B BER (i) Reconciliations of reportable segment revenues, profit or
BENEER loss, assets and liabilities

ION Revenue
HwE D EWA Reportable segment revenue 1,442,374 1,425,760
BRI A EH Elimination of inter-segment revenue (82,627) (56,475)
FEa A (M) Consolidated revenue (Note 4(a)) 1,359,747 1,369,285
BB Loss
RKEREEINAZTFH Reportable segment loss derived from

wEDEBEIE Group's external customers (981,170) (468,440)
FEAG B & R RIS 1B Share of losses of associates (272) (4,149)
Hip e AR FE1E Other revenue and net loss 118,523 (65,133)
EBBFEANBEAIRET  Fair value loss on financial assets

ENEREEL measured at FVPL

NABEESE (1,090,124) (8,370)
B 5 R H b EUERIA (Impairment loss)/reversal of

CREERE) REEIE impairment loss on trade and other

[ receivables (161,173) 2,066
T8 I 8 Depreciation and amortisation (11,085) (19,297)
A& B Finance costs (174,983) (303,166)
HEMENLEEE Valuation losses on investment

properties (833,845) (1,195,925)
RO REERZ Unallocated head office and
corporate expenses (80,020) (84,442)

BRI ATAR G BT 1R Consolidated loss before taxation (3,214,149) (2,146,856)
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4 WARDE®E @m0 4 REVENUE AND SEGMENT REPORTING (Continued)

(b) Z&EHE (&)
(i) WEIWBURA - B BEER

(b) Segment reporting (Continued)
(ii) Reconciliations of reportable segment revenues, profit or

EENYERE) loss, assets and liabilities (Continued)
—EUEF
2024
Tt
$'000
(seE)
(As restated)
EE Assets
WEDHEE Reportable segment assets 10,949,412 15,337,316
REEE N B A Interests in associates 3,472 3,320
BREBREANEE Financial assets measured at FVPL
ARG ENEREE 65,982 64,401
AR Prepaid tax 2,235 2,235
BEFIBEE Deferred tax assets 64,475 125,054
AOBBERPEEE Unallocated head office and
corporate assets 101,379 115,075
RAmEE Consolidated total assets 11,186,955 15,647,401
=L Liabilities
WEDHEE Reportable segment liabilities 6,758,667 8,036,184
FERTEEIR Tax payable 226,808 189,537
FEERIBEE Deferred tax liabilities 808,861 1,030,268
AOBBERPEEE Unallocated head office and
corporate liabilities 296,469 366,568
AR al Consolidated total liabilities 8,090,805 9,622,557
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4 WARDE®RE @) 4 REVENUE AND SEGMENT REPORTING (Continued)
(b) 7 #EWEH (&) (b) Segment reporting (Continued)
(iii) HEER (iii) Geographic information

TREHEBOAEERA I
REPHUA K (i) A< & B o &
BME -ME BERRE-
BVEE BE RBEQF
R R M B U S =75 3R (T4
EXRBEE] MIBEUEE
B BPHMIRMLE HIRER
HERBAXNEMNMLE - 15
EIEMBEENMIZALE IR
BEEERME (HWAKEY
ERME - BENERE) K2
AR HMAEBRVEE BER
ERE=TTREB) LBEmE
(s B E R B ER) 0B

e

h PRC
£ Hong Kong
Hip Others

The following table sets out information about the
geographical location of (i) the Group’s revenue from external
customers and (i) the Group’s investment properties, property,
plant and equipment, intangible assets, goodwill, interests in
associates and receivables from the third parties (“specified
non-current assets”). The geographical location of customers
is based on the location at which the services were provided
or the goods delivered. The geographical location of the
specified non-current assets is based on the physical location
of the asset, in the case of investment properties and property,
plant and equipment, the location of the operation to which
they are allocated, in the case of intangible assets, goodwill
and receivables from the third parties, and the location of
operations, in the case of interests in associates.

RENREFHBA EEXRBDEE
Revenue from external customers Specified non-current assets

ZECEHE “ECRE ZBIRF Sk
2025 2024 2025 2024
Tr T Tr T
$'000 $'000 $'000 $'000
(=31
(As restated)
785,011 773,103 5,903,270 6,476,243
574,736 596,182 42,608 47,260
- - - 133

1,359,747 1,369,285 5,945,878 6,523,636
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(Expressed in Hong Kong dollars unless otherwise indicated)

5 HaA 5 OTHER REVENUE

IRITH BUA Bank interest income 23,827 37,835
E A F B A Other interest income 13,483 37,002
RBHKNATESREERN Interest income on financial assets
FEWA measured at amortised cost 37,310 74,837
FHEARRABIRBEEA Service income for car parks and
apartments 26,496 15,525
B B (B REG)) Government grants (Note (i) 2,576 1,044
A B A Dividend income 9,492 -
Hh Others 8,141 8,236
84,015 99,642
B3 Note:
() HEZ-_AFR-ZT_NF+_A=+— () Government grants for the years ended 31 December 2025 and 2024 represented
BIEFENRNHBEBUT IR TH unconditional cash awards granted by government authorities.
GRS 52 -
6 EMWA/(%E)% 6 OTHER NET INCOME/(LOSS)

P& 5 U2k (B5i8) 358 Net exchange gain/(loss) 39,432 (2,974)
HER AR R/ EEFE Net loss on disposal of associates = (107,224)
ME - BB REEZREEE Impairment loss on property, plant and
equipment (13,925) -
HEME - BEREBEZ Net gain/(loss) on disposal of property,
Yezs,/ (B518) 54 plant and equipment 1,831 (9,625)
HEREME L BEFHE Net loss on disposal of investment
properties - (46,532)
HAt Others 7,170 1,580

34,508 (164,775)
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7 FRBIATES IR 7 LOSS BEFORE TAXATION
BRAi BT IR HBR LA T B IR B8R ¢ Loss before taxation is arrived at after charging:

(a) ME KA (a) Finance costs
RITERREMEBEE Interest on bank loans and other
B borrowings 209,433 452,833
HEBENE Interest on lease liabilities 2,043 2,343
FEAT FE 1R R4 2 FRIR Y Interest on amounts due to
B non-controlling interests 3,284 3,331
HEafEEKA Other borrowing costs 4,083 22,576
20(c) 218,843 481,083
AHEEERREIDA  Accrued interest on significant
FEETFLE financing component of contract
liabilities - 3,348
218,843 484,431
W BEAERIEEE (MI5E)  Less: Amount capitalised (Note) (43,860) (181,265)
174,983 303,166
M EERABERNF51%E52% (ZF =M Note: The borrowing costs have been capitalised at rates ranging from 5.1% to 5.2%

£ :33%F9.0%) HEFRERL - (2024: 3.3% t0 9.0%) per annum.
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7 BRTAIEIE @ 7 LOSS BEFORE TAXATION (Continued)

(b) ET A& (b) Staff costs
e ITEMEMFIZE Salaries, wages and other benefits 166,269 187,301
M) 5E R FUR IR AT B3R Contributions to defined contribution
retirement plans 11,091 9,576

177,360 196,877

(c) HfEE (c) Other items
1 & Kk 5 Depreciation and amortisation
—FM - REREMEEEE — furniture, fixtures and
other fixed assets 3,832 7,681
—EAEEE — right-of-use assets 7,253 11,616
11,085 19,297
BEEMEMAR Cost of properties sold 1,752,264 1,175,745
REMENHES KA Rental income from investment
(P 3E 4(a)) properties (Note 4(a)) 210,578 223,137
D=k -t Less: Direct outgoings (19,187) (14,301)
191,391 208,836
% SR BN & Auditors’ remuneration
—EBZ R — audit services 2,280 4,800
—H A AR — other services 300 1,675

2,580 6,475
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8 FiEHt 8 INCOME TAX
(@) st ALGABEIRMAEREYIE (a) Income tax charged to consolidated statement of profit or loss
represents:

Bl EA TR 18 Current tax
EMEH (TEEREH]) Corporate Income Tax (“CIT")
—NFE R — Provision for the year 9,610 6,022
— BB — PRC Withholding Tax = 6,863
—RAFERETE — Under-provision in respect
of prior years 4,205 552
13,815 13,437
THIEER LAT
T ER ([ LB ER ) B - Provision for Land Appreciation
Tax ("LAT") 15,930 2,228
—BEFERETR — Under-provision in respect of
prior years 28,679 -
5842 15,665
ELEBLE Deferred tax
TS E R EERERD Origination and reversal of
temporary differences (198,648) (265,902)

(140,224) (250,237)
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(a)

8 Fis®Hw

(&)

BEEBRAES ((RBELEE])
EREMSHRAUNRN - NEH
BAGMNEBRAHERHAENS
EER PSR

ZE_RFEMEENCHBBIRT
NEEFERTAFA165% (ZF
ZPUF 16.5%) T E  EAREE—
RHB A RIBRIN - XA R = WARF
BHBEERHETHAERAR Y
REXRKBARA - B2,000000%
TR B AIR8.25% #Hi - H &
JERTR AT EE16.5% ° &R M
BRARIZEAFSHEBERE_ZT
ZMFRRMTRETHE -

CEMBHRBENEAEERFTH
B8 A Bl R E BT FE SR B A T A9 AR
BERCEMBRMBXRAE mM&S
PMETIRERBAEEAEERA R
HPBEE - BE-_ZT_-_A&E+=-A
=t BLFENEACEMER
TR A25% (T U4 : 25%) o

AEERTHREEEMBEROME
REMBANREYERR T IR
B8 /Z LA30% % 60% H) 2 # Tl = 41
MR ER MRBEERARM
TR ER HIRHEMEAEFR
WA (B EREEE
X BERARAESERDE
BRMAS)FE -

8
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INCOME TAX (Continued)
(a) (Continued)

Pursuant to the rules and regulations of the British Virgin Islands
("BVI") and the Cayman Islands, the Group is not subject to any
income tax in the BVI and the Cayman Islands.

The provision for Hong Kong Profits Tax for 2025 is calculated at
16.5% (2024: 16.5%) of the estimated assessable profits for the
year, except for one subsidiary of the group which is a qualifying
corporation under the two-tiered Profits Tax rate regime. For this
subsidiary, the first $2 million of assessable profits are taxed at
8.25% and the remaining assessable profits are taxed at 16.5%. The
provision for Hong Kong Profits Tax for this subsidiary was calculated
at the same basis in 2024.

The provision for CIT is based on the respective applicable CIT rates
on the estimated assessable profits of the subsidiaries in the PRC
within the Group as determined in accordance with the relevant
income tax rules and regulations of the PRC. The applicable CIT rate
was 25% for the year ended 31 December 2025 (2024: 25%).

LAT is levied on properties developed and investment properties
held by the Group in the PRC for sale, at progressive rates ranging
from 30% to 60% on the appreciation of land value, which under
the applicable regulations is calculated based on the proceeds
of sale of properties less deductible expenditures including lease
charges of land use right, borrowing costs and all qualified property
development expenditures.
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8 FiBH @ 8 INCOME TAX (Continued)
(b) ﬁﬁ SHOER) FXRZERRHE (b) Reconciliation between income tax (credit)/expense and accounting
HEN SR EEHENT loss at applicable tax rates:

AT BT 18 Loss before taxation (3,214,149) (2,146,856)
MR ATEENZETE (RBMM  Notional tax on loss before taxation,
AEERNBERABERGTE) calculated at the rates applicable
to the jurisdictions concerned (834,022) (553,643)
TAMBRTHZE Effect of non-deductible expenses 23,829 22,478
BARRIMA R 2 Effect of non-taxable income (7,335) -
Bl i@&iE*ﬁEEﬁREEﬂE Effect of prior years’ unrecognised
V& tax losses utilised = (9,980)
AERATEEENTE Effect of tax losses not recognised 175,278 193,765
AEREHEEZENTE Effect of temporary differences not
recognised 457,151 88,057
AR Provision for withholding Tax - 6,863
THIEED LAT 40,670 2,228
TR EREEARLERIESZZE  Deferred tax effect on LAT provision = (557)
BEFEREBIR Under-provision in respect of
prior years 4,205 552
ERMEHES Actual income tax credit (140,224) (250,237)
(0) SAHBIRNEMEEARIA - (c) Current taxation in the consolidated statement of financial position
represents:

FEAHE Prepaid tax:

EMEH cr 864 864
T IR ERE LAT 1,371 1,371

2,235 2,235

PEASHRIE : Tax payable:

ESH cIT (155,050) (150,053)
TR Withholding tax (31,088) (29,726)
T HbIE(E LAT (40,670) (9,758)

(226,808) (189,537)
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8 FEHR®w 8 INCOME TAX (Continued)
(d) ERIAELEHBEEERAER (d) Deferred tax assets and liabilities recognised
RESMIEMR AR NERNELER The components of deferred tax liabilities/(assets) recognised in the
BRE/ (BE)ERIHRFANH consolidated statement of financial position and the movements
BEIT during the year are as follows:

[kt ABafy  THAER
FENAE I8 AMEE i
ik A2 EBEZE TR A

Depreciation

allowances in Fairvalue  Temporary

excessof  Impact of adjustment  differences Other
related interest  Revaluation  on business onlAT  Unusedtax Distributable  temporary
depreciation capitalisation of properties combination provision losses profits  differences
T T T T T ] T T
§000 $000 §000 §000 §000 ! ) )

BUTEAELMELRA:  Deferred tax arising from:

AZF-ME-A-A At 1 January 2024 323,509 71,428 769,646 120372 (3393) (72,848) 14955 (23948 1205721
REERAR/GIA) Charged(cedited) o profitorloss 8o 32,89 4639 (286379 (3719) 2114 (18,191) (1,083) 3857 (265900)
AR 2ERED R Charged to other comprehensive income - - 2752 - - - - - 2752
ERE Eichange adjustments (11,501) - @3,075) (3,956) 69 920 2 165 (37.357)

RoF-MEFZA=+-8  At31 December 204 and

R=E-1%5-A-A 1 January 2025 344,831 82,067 462,944 112,698 (1.210) (90,119) 13913 (19,926) 905,214
IEREER/ GTA) Charged{credted) to profit or loss 8) U119 (20017)  (202297) - 120 - - (1675 (198,649)
A2 ERER R Charged to other comprehensive income = = s - - - - - -
ERE Exchange adjustments 17212 (1,057) 18071 5163 (12) (1921) 476 (106) 37,820
HZFZRE At31 December 2025

T2A=+-H 386,168 60,993 78,118 17,861 - (92,046) 14399 (21,707) 744,386

Fa P BRRAR AR R Net deferred tax assets recognised
EERIEE EFE in the consolidated statement of
financial position (64,475) (125,054)
FEVBERRR AR ERE Net deferred tax liabilities recognised
EERIE B (EF 58 in the consolidated statement of
financial position 808,861 1,030,268

744,386 905,214
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(RS AHEHEIN

LAETTAIIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

8 Fis#H &)
(e) RERELEHIBEEE

()

WARR THIER BRBELERIEE
=

8 INCOME TAX (Continued)

(e) Deferred tax assets not recognised

Deferred tax assets have not been recognised in respect of the
following items:

AHREREER Deductible temporary differences 4,508,053 2,679,449

KE)ABIEEE Unused tax losses

— &8 (HEE ) — Hong Kong (Note (i) 248,778 246,054

— R B (B3 i) — PRC (Note (ii)) 1,915,803 1,583,277
6,672,635 4,508,780

() RERABRBAR KRB ARAEE
TREH -

iy ARBABBBHERAINEBEEEFER
NAEEIRIEE AR S AF NN ERD
BF - RBARBEEEBR T _1F
EZTNFHMBE -

B 70 AJ BE I B 5 oK 2R B AR AR &L R
AR 4 3 AT 0O A 1 R R OR
PRREBEBRTHA  WAEEL
RERE T M R B &Y AT AR B
ZERAPARABERBELEH
HEE °

AERELEBEEE -
EMESRFEIREEEMAEE
FEERGCER —_ZSTSNFE—F—
BREMESRBANMEFHBINEE
R RENRE MR B AR 10% M
TEHH (BRIERIEO R ZESITR
L)y MRZZEENE—A—BmE
£ R R DR E T B EE R BMNZTA
M - RIBEPBRER BN L
NMEMBABRO - FEFRBEEFE25%
SN RSN EEREEHBEER
BIESEAAN]  ATZEH5%HKE
THATBIR R o B HA & 5 R B B
BARSDKKRERNTHHBHHES
B (ZZEZMHF :13,923,0007%8
TC) S+ AN B A 4 ph ELE T AR B R
BRAAR_ZEZENFE—HA—B%M
EHZH80,769,000/8 T (ZE =
4 : 77,453,000 7T) fE M B L FE 1A
BERE RARAEBEEHZSE
MiE AR MR EBUR  WRERA
REARSITEDRZZEF -

(f)

Notes:

(i) The unused tax losses do not expire under the current tax legislation.

(i) The unused tax losses can be carried forward to offset against taxable profits
of subsequent years for up to five years from the year in which they arose.
The unused tax losses expired between 2025 and 2029.

The Group has not recognised deferred tax assets in respect of
deductible temporary differences and unused tax losses of certain
subsidiaries as it is not probable that sufficient future taxable profits
will be available against which the deductible temporary differences
and unused tax losses can be utilised.

Deferred tax liabilities not recognised:

The Corporate Income Tax Law and its implementation rules impose
a withholding tax at 10%, unless reduced by a treaty or agreement,
for dividends, distributed by a PRC resident enterprise to its
immediate holding company outside the PRC for profits generated
beginning on 1 January 2008 and undistributed profits generated
prior to 1 January 2008 are exempt from such withholding tax.
According to the PRC-Hong Kong tax arrangement and its relevant
regulations, a qualified Hong Kong tax resident which is the
“beneficial owner” and holds 25% or more of a PRC enterprise
is entitled to a reduced withholding tax rate of 5%. Except for Nil
(2024: $13,923,000) of withholding tax that is expected to be paid
when distributing the dividend from the subsidiaries in the PRC,
the Group did not provide for deferred tax liabilities on profits
generated by certain of its subsidiaries in the PRC after 1 January
2008 amounting to $80,769,000 (2024: $77,453,000) since the
Group controls the dividend policy of these subsidiaries and it has
been determined that it is probable that these profits will not be
distributed in the foreseeable future.
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9 EEME 9
IR 1 R4 5 38301) 1 R A A (%
BEEFREAN AOE2H EEMS

DIRECTORS' EMOLUMENTS

Directors’ emoluments disclosed pursuant to section 383(1) of the Hong
Kong Companies Ordinance and Part 2 of the Companies (Disclosure of

WENT : Information about Benefits of Directors) Regulation are as follows:
e EHR BIREHE
EEHd BYEF R
Salaries,
allowances Retirement
and benefits scheme
Directors’ fees in kind contributions
5 5 7
$'000 $'000 $'000
—E-EE 2025
BITEE Executive directors
EBERE Wong Chun Hong = 1,420 - 1,420
HBR Wong Sze Yuen - 874 18 892
MER Lam Mei Ka Shirley - 2,711 18 2,729
FHTEE Non-executive directors
PR o Kui Qiang - - - -
HEEX YIP Hoong Mun 288 - - 288
BUFHTES Independent non-executive
directors
=R Chan So Kuen 288 - - 288
RIMR Wu Si Zong 288 - - 288
FeR 12 Chan Yee Herman 288 - - 288
1,152 5,005 36 6,193
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9 BEEME®

9 DIRECTORS' EMOLUMENTS (Continued)

RANGHE
K
Salaries,
allowances
and Retirement
Directors'’ benefits scheme
fees in kind contributions
F T FT
$'000 $'000 $'000
—EComF 2024
BITES Executive directors
H5EE Wong Chun Hong - 1,508 - 1,508
H5BR Wong Sze Yuen - 672 18 690
MER Lam Mei Ka Shirley - 2,427 18 2,445
FHITES Non-executive directors
bR o Kui Qiang - - - -
HEEX YIP Hoong Mun 300 - - 300
BUYFHTES Independent non-executive
directors
B (W-_Z =M%  Chan So Kuen (appointed on
NE=+HEZHE) 30 September 2024) 72 - - 72
MEM(R-Z-IME  Cheng Yuk Wo (resigned on
NA=ZTHET) 30 September 2024) 228 - - 228
KNSR Wu Si Zong 300 - - 300
BRiE Chan Yee Herman 300 - - 300
1,200 4,607 36 5,843
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10 REFHFMAL 10 INDIVIDUALS WITH HIGHEST EMOLUMENTS
hEZEEFMALTESD =R (=22 Of the five individuals with the highest emoluments, three (2024: two) are
FMEB) EENHFHHEBEAMFE - K directors whose emoluments are disclosed in Note 9. The aggregate of
ERATEVET BRI T - the emoluments in respect of the remaining individuals are as follows:

e EMREMER Salaries, allowances and benefits in kind 3,415 5,299
RIRET B K Retirement scheme contributions 18 18
3,433 5,317

FiismEHMA TFRAR T ¢ The emoluments of the above individuals with the highest emoluments

are within the following bands:

—E-HF —ENEF

2025 2024

AE A

Number of Number of

individuals individuals

1,000,001 7t — 1,500,000 7T $1,000,001 - $1,500,000 1 1
1,500,001 7t —2,000,000 7T $1,500,001 — $2,000,000 - 1
2,000,001 7t —2,500,000 7T $2,000,001 — $2,500,000 1 1

2,500,001 7t —3,000,000 7T $2,500,001 - $3,000,000 = -
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11 BREB

(a) BREXEIE
BREABERZAARESRER
KATBMBEFEHFFEAEGER
2,905,487,0007% T (== Z P4 4 :
1,832,632,000% ) R F N E B 1T
[i% 53 hn 48 S 5 B #11,529,286,000 A%
(== — P94 :1,529,286,000 f%) 5t
BT

11 LOSS PER SHARE

(a) Basic loss per share
The calculation of basic loss per share is based on the loss
attributable to equity shareholders and the holder of PCSs of the
Company of $2,905,487,000 (2024: $1,832,632,000) and the
weighted average number of 1,529,286,000 (2024: 1,529,286,000)
shares in issue during the year, calculated as follows:

R 1D INREF I Weighted average number of
shares

BETERRK Issued ordinary shares 1,412,733 1,412,733
BITAR (S —EEBRKA Effect of bonus issue of shares (with

AHMRES) T E PCSs as an alternative) 116,553 116,553
R+ A=+—B8meE Weighted average number of shares

T BB at 31 December 1,529,286 1,529,286

(b) BREBEER (b) Diluted loss per share

RBEE_ZE_AFK_ZT_NF
T-AZ=+—HLEEE WERT
TN BEEELBR - Bt
R EEIERgREAANEIBER -

There were no dilutive potential ordinary shares outstanding during
the years ended 31 December 2025 and 2024. Accordingly, the
diluted loss per share is the same as basic loss per share.
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N KREYELRYWE -BEN 12 INVESTMENT PROPERTIES AND PROPERTY,
B PLANT AND EQUIPMENT

REELHE
FEERET BB RER
WHERRS BftEEEE
Ownership
interests in Furniture,
|easehold land fixtures
and buildings held  Other properties and other Investment
for own use  leased for own use fixed assets Sub-total properties
Tr Tr Tr I I
$'000 §'000 §'000 §000 §'000
HATRE: Cost or valuation;
RZZZ1E-A-H At 1 January 2025 13799 59,060 116,032 248,891 6,378,394 6,627,285
EifE Exchange adjustments 3258 1,735 10510 15,503 284,376 299,879
hE Additions - 3,609 1098 4,147 - 4747
e Disposals (15,964) (8.816) (10,725) (35,505) (1,009) (36,515)
WE Impaiment (13,925) - - (13,925) - (13,925)
MEES Change n fair vlue = = = = (833,845) (833,845)
W=2-1% At31 December 2025
+ZA=1-H 47,168 55,628 116,915 19711 5,827,916 6,047,627
i Representing;
A Cost 47,168 55,628 116,915 1911 - 219,711
fhE Valuation - - - - 5,827,916 5,827,916
47,168 55,628 116,915 19711 5,827,916 6,047,627
ZHBHRTE: Accumulated amortisation and
depreciation:
RZEZR%E-A-A At 1 January 2025 (17,993) (31,47) (102,234) (151,474) - (151,474)
EfAE Bxchange adjustments (1,447) (1,214) (1,433) (4,094) - (4,008)
ERs Charge for the year (1,400) (7.259) (2438) (11,087) = (11,087)
ENE BERAEEAZ  Transfer from property, plant and equipment
TEE 1o investment properties 4,047 - 3,181 128 - 18
HERED Written back on disposals - 8816 885 9,701 - 9,701
W=2-1% At31 December 2025
| * - ﬂ 5* - (1673 (3089) (102,035) (149,726) S (149,726)
RERE: Net book value;
;i At 31 December 2025

“hf
A=t-A 44,300 24,730 955 69,985 5,821,916 5,897,901
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12 REMWERWHE - BFER 12 INVESTMENT PROPERTIES AND PROPERTY,
Bt ) PLANT AND EQUIPMENT (Continued)

Ownership

interests in Furniture,
leasehold land fixtures
and buidingsheld ~ Other properties and other Investment
forown use  leased for own use fived assets Sub-fotal properties
T T T T T
§'000 §000 §000 §/000
AAG{EE: Cost or valuation;
RZE-RF-A-8 At 1 January 2024 127812 67,991 115419 311,282 8,105,892 8417174
BN AR Exchange adjustments (1,554) (1312) (3,766) 6,63)) (236,742) (243374
HE Additions 87 8,300 8,407 16,794 - 16,794
B0% BERAEEEET  Transfer from property, plant and equipment
Y fo investment properties (28833) - - (28833) 0277 1444
BREDBASEREDTE  Transter to investment properties clasified as
UE held for sale - - - - (250,000) (250,000)
i3 Disposals 237113) (15,919 (4,028) (43,720) (75,108) (118.828)
MEEEY Change in fair value - - - - (1,195.925) (1,195,925
RZEZRE At 31 December 2024
+ZA=1-H 73,79 59,060 116,032 248891 6,378,394 6,627,285
i Representing;
A Cost 73,799 59,060 116,032 28891 - 28891
3 Valuation - - - - 6,378,3% 6,378,3%
73,79 59,060 116,032 248891 6,378,394 6,627,285
ZtRERAE: Accumulated amortisation and
depreciation:
RZFME-A-A At 1 January 2024 (35,736) (38901) (98,519 (173,156) - (173,156)
EfAE Exchange adjustments 1998 615 3104 5717 - 5717
Ehs Charge for the year (273) (8,880) (7681) (19,297) - (19,297)
$0% FERAEEET  Transfer from property, plant and equipment
RENx fo investment properties 9,563 - - 9,563 - 9,563
HEREE Witten back on disposals 8918 15919 862 25,69 - 25,699
R-E-RE At 31 December 2024
| JFZ ﬂ 5*‘ s (e gl (102,234) (151474) - (151474)
REFE: Net book value:
RZE-EE At 31 December 2024

A=A 55,806 27813 13,798 97417 6,378,394 6475811




REMBHRRME

TOP SPRING INTERNATIONAL HOLDINGS LIMITED ANNUAL REPORT 2025 211

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

(B S BERBEIN - LETIIR)
(Expressed in Hong Kong dollars unless otherwise indicated)

NREENERNE -BEK
= )
(a) BREVERDBEABELER
EMENAAEBETE
() AREEZR
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12 INVESTMENT PROPERTIES AND PROPERTY,
PLANT AND EQUIPMENT (Continued)

(a) Fair value measurement of investment properties
and investment properties classified as held for sale

(@

Fair value hierarchy

The following table presents the fair value of the Group’s
investment properties and investment properties classified as
held for sale measured at the end of the Reporting Period on
a recurring basis, categorised into the three-level fair value
hierarchy as defined in HKFRS 13, Fair value measurement.
The level into which a fair value measurement is classified is
determined with reference to the observability and significance
of the inputs used in the valuation technique as follows:

—  Level 1 valuations: Fair value measured using only Level 1
inputs i.e. unadjusted quoted prices in active markets for
identical assets or liabilities at the measurement date

—  Level 2 valuations: Fair value measured using Level 2
inputs i.e. observable inputs which fail to meet Level
1 and not using significant unobservable inputs.
Unobservable inputs are inputs for which market data are
not available

—  Level 3 valuations: Fair value measured using significant
unobservable inputs
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12 INVESTMENT PROPERTIES AND PROPERTY,

PLANT AND EQUIPMENT (Continued)

(a) Fair value measurement of investment properties
and investment properties classified as held for sale
(Continued)

(i) Fair value hierarchy (Continued)

R-E-RF
+=A=+-H
NAAER

Fair value at

R=B-HAF+=A=+-H
AREEHAESER
Fair value measurements as at
31 December 2025 categorised into

31 December F—% E-R E=R
2025 Level 1 Level 2 Level 3
T Tr Tr Tr
$'000 $'000 $'000 $'000

BEELLEEGE  Recurring fair value measurement

Investment properties — PRC 5,827,916 - - 5,827,916

Fair value measurements as at

Fair value at 31 December 2024 categorised into

31 December E— E-H E=M
2024 Level 1 Level 2 Level 3
T T T Tr
$'000 $'000 $'000 $'000

BEMALEEFE  Recurring fair value measurement

RENE-—HE Investment properties — PRC 6,378,394 - - 6,378,394
DEEFHEHERE  Investment properties classified as
mE-BE held for sale - Hong Kong 250,000 - - 250,000
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NERBREVERYE BEK
B8 1E))

12 INVESTMENT PROPERTIES AND PROPERTY,
PLANT AND EQUIPMENT (Continued)

(a) Fair value measurement of investment properties

() REMER S BERFFHER
EYENAABENE (E) and investment properties classified as held for sale
(Continued)

i 2% &) (i) Fair value hierarchy (Continued)

FA-BEE=ZHROHE A E During the year, there were no transfers into or out of Level 3
H(ZEZF - ) - (2024 Nil).

AEEMBRENER-F
“HETZA=t+—HEEH
EE - EEITIEHRBNEM
TSRAEEFERBERERA
AT ZABERITHETZ
hEEBAEMBEEEE - H
MHMAECRERERGE
& Y 5 B I [F — b G A AR
R - (AERMEEELT -
AEBEERERNERE A RE
TRERBREERR RMGELS
REZBERETTR R ©

(i) FRAF=RIAEEFTENER (ii)

=
¥
o
2

All of the Group’s investment properties were revalued as at
31 December 2025. The valuations were carried out by an
independent firm of surveyors, APAC Appraisal and Consulting
Limited, who have among their staff Members of the Hong
Kong Institute of Surveyors with recent experience in the
location and category of property being valued, on a market
value basis. Management of the Group has discussion with the
surveyors on the valuation assumptions and valuation results
when the valuation is performed at each reporting date.

Information about Level 3 fair value measurements

fhER%

Valuation techniques

QLS DN -

Unobservable input

METSE

Weighted average

Investment properties Commercial  Income capitalisation method Expected market rental (RMB/ RMB25.4 to RMB207 RMB107 (2024: RMB107)
-PRC WARRE A sq.m/month) (2024: RMB38 to RMB207) ARE077
RENE-EHAR-PH BmERS (ARET/ AREBATEARK0IT  (ZBZWE: ARK077)
Thk/R) (Z5-mf:
ARBBTEARK207TT)
Capitalisation rate 4.33%106.70% 5.96% (2024 5.96%)
ARk (2004:443% 106.70%)  5.96% (ZZ /% : 5.96%)
443%%6.70%
(ZZZmEF : 443%Z6.70%)
Investment properties Carpark - Direct comparison method Average market price RMB50,000 to RIVB194,000 RMB126,685
PRC DA (RMB/unit) (2024: RMB50,000 to RMB140,000) (2024: RMB111,893)
RENE-BES-TH PamE ARB0000TEARR 1940007 ARH 1266857
(AE®T/%fr) (TR-mE: ARBSO00TE (ZB-mE:
ARB100007T) ARE1118837)
Investment properties Storey Direct comparison method Average market price RMB53,479 RMB53,479
commercial apartment ERLEE (RMBSsg.m.) (2024: RMB59,220) (2024: RMB59,220)
building - PRC TAmE (ARER/ TRk NEH5347970 NEES3 4797
RENX-REBBLEAR- (CR-mE: ARBS9207)  (ZF-MF: AR¥59.207
i
Investment properties dlassified Direct comparison method Average market price 2024: HKD25,000 2024: HKD25,000
as held for sale Commercial - ER L EA (HKD/sq.1t) ZEZME 500087 ZEIIWE 500081
Hong Kong for the year ended TAmE(EL/FAR)
31 December 2024

HE-E-RET-A=1-H
HEEAEBSBELENS
COES T YN S
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NEREVERDE BER
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() REMERSBERFHEHER
BEMENAAREETEH®

12 INVESTMENT PROPERTIES AND PROPERTY,
PLANT AND EQUIPMENT (Continued)

(a) Fair value measurement of investment properties
and investment properties classified as held for sale

(Continued)
(i) EEFE=RAAEBENENER (ii) Information about Level 3 fair value measurements
(&) (Continued)

BREMEUNRFPERBENR
AREEDERRAEROER
BEREBAEBEHESBAF
BN MEERRAEND)
BARL HRBFHKERE
ERETLLRYERTREE
RiIEZ SO MHENEAEE
WEFEEERITEMETE °
ZEEZREMENTEFTS
BEe MEMNERNEXER
BFNEERMHAREFE
EEHAE - A RBEFER
matmsEe R FOmEEE

The fair value of investment properties located in the PRC and
Hong Kong is determined using income capitalisation method
or direct comparison method by capitalising the net rental
income allowing for the reversionary income potential of the
properties, or by reference to recent sales price of comparable
properties on a price per square meter basis, adjusted for a
premium or a discount specific to the quality of the Group’s
properties compared to the recent sales. The valuation takes
into account expected market rental of the properties. The
capitalisation rates used have been adjusted for the quality and
location of the buildings and the tenant quality. The fair value
measurement is positively correlated to the expected market
rental and average market price and negatively correlated to

FAEE - MEEAR XA A - the capitalisation rate.
REAN ZEE=RAAEE The movements during the year in the balances of these Level
ATENAREHNAT

3 fair value measurements are as follows:

KEYF Investment properties
n—HA—H At 1 January 6,378,394 8,105,892
BREAYE WELEE Transfer from property, plant and

equipment - 30,277
EREDBERIFELHED Transfer to investment properties

LAY classified as held for sale = (250,000)

& Disposals (1,009) (75,108)
REREROEEER Valuation losses recognised in profit

or loss (833,845) (1,195,925)
PE WA Exchange adjustments 284,376 (236,742)
R+ZA=+—H At 31 December 5,827,916 6,378,394
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N EREVERYVE BER
B8 1E))

() REMERSBRFFEHER
BMENDAEBENE @R

ERE=HAREEENER
(#8)

(ii)

12 INVESTMENT PROPERTIES AND PROPERTY,
PLANT AND EQUIPMENT (Continued)

(a) Fair value measurement of investment properties
and investment properties classified as held for sale
(Continued)

(ii) Information about Level 3 fair value measurements

(Continued)

DERBIFIFL EREYE

Investment properties classified as

held for sale
w—HA—H At 1 January 250,000 -
BERAREME Transfer from investment properties = 250,000
HeE Disposals (250,000) -
W+=ZA=+—H At 31 December - 250,000

BREMENRARBEBABRNE
ERERENREMENG
EEEIRE PR -

HE-ZZ-_AF+=-—A=1+—
BLEFE RADE BER
BREEREREMERREN
MEMEHEREEROAALE
Bl=ATHEIT(ZTZMF :
11,007,000/ 7C) °
%:§:£¢+*H*+—

D BEARBIELHENIRED
%hu%@%mﬁ%%% ¥iN
EEEEFR-_Z_NF+—
BZ+HRBTH#E AKRE
250,000,000 8 T HEZEY
¥ -ZBEXSEHR_T_-_F
FFERK o

Fair value adjustment of investment properties is recognised in
the line item “valuation losses on investment properties” on
the face of the consolidated statement of profit or loss.

During the year ended 31 December 2025, a fair value gain
of $Nil (2024: $11,007,000) upon the transfer from property,
plant and equipment to investment properties had been
recognised in other comprehensive income for the year.

As at 31 December 2025, the investment properties classified
as held for sale represented commercial properties located in
Hong Kong. The Group and the purchaser entered into an
agreement on 25 November 2024 with a consideration of
$250,000,000 to dispose the properties. The transaction is
expected to be completed in 2025.
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N KREYELRYWE -BEN 12 INVESTMENT PROPERTIES AND PROPERTY,

=) PLANT AND EQUIPMENT (Continued)

(b) FHEEE (b) Right-of-use assets
RZEBEZRF+ZA=+—080" & As at 31 December 2025, the analysis of the net book value of right-
HEBEESBENERAEEENRE of-use assets by class of underlying asset is as follows:
FEAIWHAT :

R EE & Ownership interests in leasehold land and
BIFEREFTHMAERE buildings held for own use, carried at
Rz (RITERARTER) depreciated cost in PRC, with remaining
MERTHEA « (BIFE3) lease term of: (Note (i)
—504F 8 A k- — 50 years or more - -
—10E 504 2 A — between 10 and 50 years 44,300 55,806
44,300 55,806
HifHSES AP (R Other properties leased for own use,
ERATIER) (B 5E i) carried at depreciated cost (Note (ii)) 24,730 27,813
69,030 83,619
REEREMERN TG E Ownership interests in leasehold investment
Em (RAEBENE) W properties, at fair value, with remaining
SBRTHEAA lease term of:
—50F s - 50 years or more 340,572 372,741
—10E50F 2 fH — between 10 and 50 years 5,487,344 6,005,653
5,827,916 6,378,394
ROBEARBELENHEE Ownership interests in leasehold investment
?xéf%%ﬁ’]ﬁfrﬁ’f@i% = properties classified as held for sale,
R NAEE A with remaining lease term of:
—10E504F 2 — between 10 and 50 years - 250,000

5,896,946 6,712,013
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N BREVERVE BRER
BaLC))
(b) ERHEEE (&)
FREEENRATEE > ITRIER
BRI -

12 INVESTMENT PROPERTIES AND PROPERTY,
PLANT AND EQUIPMENT (Continued)
(b) Right-of-use assets (Continued)

The analysis of expense items in relation to leases recognised in
profit or loss is as follows:

PREL M RIFEEBREFA  Ownership interests in leasehold land

kR and buildings held for own use 1,400 2,736
HEFEERNEMYE Other properties leased for own use 7,253 8,880
8,653 11,616

HEABEZFE (7)) Interest on lease liabilities (Note 7(a)) 2,043 2,343
FREHHEE 2R Expense relating to short-term leases 716 501

RER FREEERER 3,649,000
77T (ZZ — P94 : 8,300,000/87T) °
RAFEFT A - szé%EﬁEEéTZMm
ENRZ AR

Tﬁ%iﬁé‘}ﬁﬁ @ &k E A EE E
DT 2 1B D B E R T RE 20(d) K
24o

() REELHRFFERBFN
FrE s
AEBEREBZEAMEELRE
B ARBRZEMERER (B
AR RO E
Bfn) EMER A - —RI1E
NRBWE LA ZMER AR
TESZEYEES  MRIE
TR SRR BT BN -

(i) HEARZEMYE
AEERRBHEHRESRE
REMNEER/ERBEMA
ENEN -HEBENLRH
2ENF -HENFREESSF
EMARRTSHES - HE
TEERER AT EEENK -

During the year, additions to right-of-use assets were $3,649,000
(2024: $8,300,000). This amount relates to the capitalised lease
payments payable under new tenancy agreements.

Details of total cash outflow for leases and the maturity analysis of
lease liabilities are set out in Notes 20(d) and 24, respectively.

(0]

(i)

Ownership interests in leasehold land and buildings held
for own use

The Group holds several properties as its offices. The Group is
the registered owner of these property interests, including the
whole or part of undivided share in the underlying land. Lump
sum payments were made upfront to acquire these property
interests from their previous registered owners, and there are
no ongoing payments to be made under the terms of the land
lease.

Other properties leased for own use

The Group has obtained the right to use other properties as
its warehouses and offices through tenancy agreements. The
leases typically run for an initial period of 2 to 22 years. Lease
payments are usually increased every year to reflect market
rentals. None of the leases includes options or variable lease
payments.
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() REW=
AEERBEEAEHAREDE -
ZEME-—RONTRB—=2_1+=
FUBRBRENAEGRREN D
BMZHREE HENRBESSE
EIARRTISEE -

RERE B NEBR B AT RS
45 FH B K PO AR 2R B PR MR Y SR BT
WEERNRET :

12 INVESTMENT PROPERTIES AND PROPERTY,
PLANT AND EQUIPMENT (continued)

(c)

Investment property

The Group leases out investment property under operating leases.
The leases typically run for an initial period of 1 to 22 years, with
an option to renew the lease after that date at which time all terms
are renegotiated. Lease payments are usually increased every year to
reflect market rentals.

Undiscounted lease payments under non-cancellable operating
leases in place at the reporting date will be receivable by the Group
in future periods as follows:

—FR Within 1 year 183,850 188,958
—FBEMTEN After 1 years but within 2 years 120,144 137,889
MEBEBE=FRN After 2 years but within 3 years 57,313 85,550
=FBERFR After 3 years but within 4 years 33,621 39,020
MEZEBERFR After 4 years but within 5 years 15,978 23,149
hEE After 5 years 20,004 27,038

430,910 501,604

AEENETREMEARE ML
R BT E AR U BUSIRITE R
BRFIEENME22

The Group's certain investment properties and other land and

buildings were pledged to secure bank loans, details of which are set
out in Note 22.
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13 B8

13 GOODWILL

AR R BREE Cost and carrying amount 40,736 40,736

HRSELENV(BEHE) NRE

Impairment tests for cash-generating units containing

ik goodwill

EEBENEHRS A RSB ETRER
ﬁ ARBEER BB ERERK
AHEEAERAR ((REFMEBAD O
we T RIBEEREE(EREED
B ZBEERBERERAR ((HEAKE
BDRASELEUNTRESE - KF
ZAKEESELIREE TEUEERR
EE FRAENERARBEEEELE
MREDFHRNPEEEFELOBR
ReRnERA -BREXTHEBHRESEL
BULLEGHBTENRAFHER
Ko MBERDEARBRARL RRERET
ENBReELEMAS RARLEZE
RIFHFERR

RETHERENS BFNEIRS
REBDERIBEE R AN RS L -
Hitp = RERE}FIMT

Management performed impairment testing on goodwill at each the
reporting date. The recoverable amount of CGU of Creative Education
Holding Company Limited (“Creative Education Group”) determined
based on the value in use (“VIU") calculation by the directors of the
Company with the assistance of an independent valuer, Ravia Global
Appraisal Advisory Limited (“"RAA"). Their recoverable amounts are based
on certain similar key assumptions. The calculation uses after-tax cashflow
projections based on financial budgets approved by management
covering a five-year period. The growth rates do not exceed the long-term
average growth rate for the related industry in which the CGU operate.
The discount rates used are after-tax and reflect specific risks relating to
the relevant industry and the CGU itself and macro-environment of the
relevant region.

For the purpose of impairment testing of goodwill, the forecasted
cashflows of the first year are estimated based on financial budgets
approved by the management. Other key assumptions are set out as
follows:

e IR Annual growth rate of revenue 2.0%-3.5% 2.3%-7.0%
EME (=T D) Gross margin (% of revenue) 81.1% 82.4%
AP R X Long-term growth rate 2.5% 2.5%
BRiyiiz AR IR X After-tax discount rate 15.0% 16.0%
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13 BHE®) 13 GOODWILL (Continued)
HRSELAENV (EE2HE) HWEE Impairment tests for cash-generating units containing
A (&) goodwill (Continued)
RoRbcERESELEN CREAE Details of the headroom calculated based on the recoverable amounts
ATERFEFBOT deducting the carrying amount of the CGU are set out as follows:

e Headroom 80,254 76,201
BEREECHBAEBERENRETEHRED Management have undertaken sensitivity analysis on the impairment
T o T 2k K 51 AT B8 0 U BR T R 22 ) F test of goodwill. The following table sets out the hypothetical
FEEE RHEERXILRBTEITRERN changes to annual growth rate, long-term growth rate and after-tax
RER &g : discount rate that would, in isolation, have removed the remaining

headroom respectively:

FIRERFD Decrease in annual growth rate 18.1% 7.9%

REAE R R Decrease in long-term growth rate 48.2% 48.1%

P18 AL IR 8 AN Increase in after-tax discount rate 30.5% 22.9%
K2EBIUAERBEGLEMKEN G By reference to the recoverable amounts determined by directors
AP ARNBEFEEN I RE S - of the Company with assistance of RAA, an independent qualified
RZE-_RAFE+=ZA=+—H ' KXAF professional valuer, as at 31 December 2025, the directors of the

EEETHAMEBELRE - Company determined that no impairment of goodwill was required.
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14 ARBATNKRE
TEERIITSYEAEEMLE &
KB ERHE AT RS - B RAHEAN -
sl BRI & @m -

14 INVESTMENTS IN SUBSIDIARIES

The following list contains only the particulars of subsidiaries which
principally affected the results, assets or liabilities of the Group. The class
of shares held is ordinary unless otherwise stated.

FMAL/ B L
REEHE
UREALE
Place of
incorporation/
establishment
and operation

BRARA/

AMERGE

Particulars of

PR R as el

Proportion of ownership interest

KRB
BRER

Group's

HARR
BR

B
WEAR
BR

WEAR AR and type of issued capital/ effective Heldbythe  Heldbya FE##
Name of subsidiary legal entity registered capital interest Company  subsidiary  Principal activity
Top Spring Real Estate (Shenzhen) HE L AR 653,060,000 70 100% - 100% WEEEREE
Co., Ltd. PRC RMB653,060,000 Property development
(REER IR (R BRAR) and investment
Dongguan SZITIC Property Development & * AR 20,000,000 100% - 100% WEEEREE
Co., Ltd. PRC* RMB20,000,000 Property development
(REMABEREHEREERAR) and investment
Changzhou Top Spring Landmark Real & El* 62,450,000 7 100% - 100% WEEEREE
Estate Co., Ltd. PRC* US$62,450,000 Property development
(RMAEHEEEFRAF) and investment
Top Spring Realty (Chengdu) Co., Ltd. R EI¥ 17,860,000 % 7T 100% - 100% WEEEREE
(REEZ (W) ERAT) PRC* US$17,860,000 Property development
and investment
Top Spring International (Yuhang) HE* 2,050,000 7 100% - 100% WEEEREE
Landmark Co., Ltd. PRC* US$2,050,000 Property development
(MMFRESRREERAF) and investment
Tianjin Hyperion Construction Co., Ltd. R ET* AR 50,000,000 58% - 58% MEEERRIZE
(RESEEERBBAA) PRC* RMB50,000,000 Property development
and investment
Tianjin Hyperion Investment HE* AR#100,000,000 7T 58% - 8% MEERRIZE
Development Co., Ltd. PRC* RMB100,000,000 Property development
(REBEERAERERAA) and investment
Tianjin Jin Jun Investment Development AR * AR75,000,0007C 58% - 58% WMEBEREE
Co., Ltd. PRC* RMB75,000,000 Property development
(REREREERERAF) and investment
Nanjing Top Spring Water Flower HE* AR#160,000,000 7T 100% - 100% WEEEREE
Property Development Co., Ltd. PRC* RMB160,000,000 Property development

(AREAFKEIEBEHERL AR

)

and investment
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14 RERBANRE @ 14 INVESTMENTS IN SUBSIDIARIES (Continued)
REEHE
DV GIN-V:] FA RS LAl
Place of Proportion of ownership interest
incorporation/ BRITRE/  AEEH H—F
establishment HMEARFEE BERED HAAH WEAR
and operation Particulars of Group's 2] o2l
WEAR AR and type of issued capital/ effective Heldbythe  Heldbya FE#%
Name of subsidiary legal entity registered capital interest Company  subsidiary  Principal activity
Nanjing Top Spring Real Estate Co., Ltd. ~ &l * AR 15,000,000 70 100% - 100% WEEEREE
(ARREEEBARARA) PRC* RMB15,000,000 Property development

and investment

Shenzhen Water Flower Commercial R AR 5,000,000 100% - 100% #EHRE
Management Co., Ltd. PRC* RMB5,000,000 Property investment
(FITABEEEEERAE)

Shenzhen Water Flower Commercial R * AR 28,000,000 100% - 100% #ERE
Property Management Co., Ltd. PRC* RMB28,000,000 Property investment
(RIFKEEENZEEERAA)

Huge Source Limited 5% 108 B& 1 70% - 70% WEBRRREE
(EMBRRT) Hong Kong 10 shares Property development
and investment

Shanghai Pengxiu Business Consultancy ~ FF I * AR50,000,0007C 70% - 100% WEEEREE
Co., Ltd. PRC* RMB50,000,000 Property development

(RATKEENEERERAR) and nvestment

Shine Long Limited EBRLHS 78RR 1 70% - 0% NEERRRE
(BEBRAF) The British Virgin 78 shares Property development

Islands and investment

Shanghai Pengyi Business Consultancy ~ FREI* AR #30,000,0007C 70% - 100% WEEEREE
Co., Ltd. PRC* RMB30,000,000 Property development

(LEBEEHEAERAA) andinvestment

Progress Link Limited HBEIHS 78RR 3 70% - 0% MEEEREE
(BRRERRT) The British Virgin 78 shares Property development

Islands and investment

Shanghai Pengji Business Consultancy B * AR 100,000,000 7T 70% - 100% MEEERRRE
Co., Ltd. PRC* RMB100,000,000 Property development

(BB EEREZAERLA) and investment
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14 RITB A RIMIRE (@)

#

WEAREH

Name of subsidiary

Shenzhen Zhong Yi Ming Hao Real
Estate Development Company Limited
(AT R AERnERE
BRAR)

Creative Kindergarten Holdings Limited

(MEBHREAEEFRAF)

Creative Education Holding Company
Limited
(MBERERLE)

Great Property Corporation Limited
(ERELEBRRA)

Great Prosper Development Limited

(BRERARAF)

Faith Luck Corporation Limited
(ERERAR)

Rapid Sight Limited
(REFRAR)

SNEBE LK
TIEERMNAEDRE

BRAQT]

14 INVESTMENTS IN SUBSIDIARIES (Continued)

REEHE

DY GIN-V:] FrE R LBl

Place of Proportion of ownership interest

incorporation/ BRITRE/  AEEWH B—F

establishment TMERFE ERER HAAH WEAR

and operation Particulars of Group's %5 o2l

and type of issued capital/ effective Heldbythe  Heldbya FE£%

legal entity registered capital interest Company  subsidiary  Principal activity
hE AR 260,000,000 100% - 100% WEERRRE
PRC* RMB260,000,000 Property development

and investment

0 1,000,000 R & {3 100% - 100% NERE

Hong Kong 1,000,000 shares Property investment
0 1003 100% - 100% HEEBES

Hong Kong 100 shares Education related
0 1IRRR (7 100% - 100% NEEERRE
Hong Kong 1 share Property development

and investment

0 2Bk ItD 100% - 100% WEERRRE
Hong Kong 2 share Property development
and investment

B 1IRRE 100% - 100% WEERRRE
Hong Kong 1 share Property development
and investment

B 1R A& 100% - 100% WEERRRE
Hong Kong 1 share Property development
and investment

@ Wholly foreign-owned enterprise
A Sino-foreign equity joint venture

Limited liability company
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14 AMBARINKRE @ 14 INVESTMENTS IN SUBSIDIARIES (Continued)
TXEHINGEEHAEEMEBEEANNIE Set out below is summarised financial information for each subsidiaries
TRERNEHEARNMEEREE - that has non-controlling interest that are material to the group.

BHAERAF BEARAF REARAF
Huge Source Limited Shine Long Limited Progress Link Limited
ZRCHE —FOME ZRoHE CTOME S ZRSHE CTONF

2025 2024 2025 2024 2025 2024
TR TATL TR TAL TR TR
§'000 §000 §'000 $:000 §'000 $:000

Summarised statement BERRRBE
of financial position

Curent assets TEEE 289,192 228,326 147,391 154,490 349,267 348 455
Curent liabilities AR (1,574,587) (1,128,707) (446,309) (443,171) (1,188,393) (1,142,940)
Current net liabilities RBERFE (1,285,395) (900,381) (298,918) (288,681) (839,126) (794,485)
Non-current assets ERBEE 841,464 1,088,622 442,628 564,210 876,030 1,128,721
Non-current liabilities ErBaE (146) (387,303) (231,127) (259,455) (411,418) (466,937)
Non-current net assets FRBEEFE 841,318 701,319 211,501 304,755 464,612 661,784
Net (liabilities)/assets (B /EE

B8 (444,077) (199,062) (87,417) 16,074 (374,514) (132,701)
Accumulated NCI A FERER (133,223) (59,719) (26,225) 4822 (112,354) (39,810)

Summarised statement 2EARBRBE

of comprehensive income

Revenue gy 23,889 19,926 14,593 14,705 25,235 25,949
(Loss)/profit for the year FE(BR),/
ot (228,575) (49,029) (101,755) 1,344 (233,749) (26,654)
Other comprehensive income ~ Efti 2 B4z 16,440 (6,158) 1,735 2,202 8,063 (1332)
Total comprehensive 2EKE/
income/(loss) (BB 4% (212,135) (55,187) (100,020) 3,546 (225,686) (27,986)
(Loss)/profit allocated to NCI -~ 7B FFEHERR
Ent(B58)
/B (63,641) (16,556) (30,006) 1,064 (67,706) (8,396)
Summarised cash flow ReHERE
Cash flows from/(used in) m2EEME
operative activities (FrR)BE2
Dok (13,191) 21,724 (3,258) (30,945) (6,705) (421,092)
Cash flows from/(used in) MEEBHGE/
financing activities Gk
ME 20,857 (23,223) 4,475 30,838 6,885 417,287

Netincrease/(decrease)in =~ RERBLSE
cash and cash equivalents BEREM/
(H2) 38 7,666 (1,499) 1,217 (107) 180 (3,805)
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15 REtE R WER 15 INTERESTS IN ASSOCIATES
ERARNEBENEBERANERRES Y Details of the Group’s interest in the associates, which is accounted for
BHREFEAEDEARNFBOT ¢ using the equity method in the consolidated financial statements, are as

follows:
FAEEEL A
Proportion of ownership interest
ML K KEEH H— A
S EBTR ERER HAAH i
Place of BERAFEE Group's ¥5 ¥5
incorporation Particulars of issued effective Heldbythe  Heldbya FEX£%
and business and paid up capital interest Company  subsidiary  Principal activities
Shenzhen Green Port Co,, Ltd. HE AR 50,000,000 7T 43% - 3% HER
(R R KB Wi Bosx PRC RMB50,000,000 Supply chain
BRAR)
Jiangxi Lemeng Commercial H AR 20,000,0007C 33% - $B% NERE
Management and service Co., Ltd. PRC RMB20,000,000 Property investment

(IBEENEEERBARLA)

FrEBE AR AIELMARERE - H Al of the associates are unlisted corporate entities whose quoted market prices
B 5 EmE - are not available.

REBEEZT_WF+ZA=+—HIF During the year ended 31 December 2024, the Group disposed two associates,
A ZK%@&%W%\%%’?@T BPZEJk®E  namely Great Billion Corporation Limited (“Great Billion”) and Wealth
AR ([#K]) REREBARAR (B Channel Holdings Limited (“Wealth Channel”), at a total consideration of
) - #R1E%61,880,000/8 7T $61,880,000.

FEEHMENTMNBIEER Aggregate information of associates that are not individually material:

REEEIEENEEE Aggregate carrying amounts of the

g AR EEFEN Group’s share of net assets of

RERE individually immaterial associates 3,472 3,320
REEBIEREER Aggregate amounts of the Group’s share

42z (M5 of shareholders’ loans (Note) = -

3,472 3,320

REEEEZSEREEE Aggregate amounts of the Group’s

RN FE share of those individually immaterial

associates’
FEBBEREEREEE Loss and total comprehensive income

for the year (272) (324)
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16 EBIBHWIR N AEEAMKRS 16 FINANCIAL ASSETS MEASURED AT FVPL
ENESRMEE

JERNHY Non-current 27(q)
—FRFEEEMIE LM — Unlisted equity securities not held

& A58 % for trading 37,540 36,611
—R5EH — Trading securities (ii) 24,060 24,897
—FEE = FIE — Receivables from the third parties (i) 33,355 1,093,742
94,955 1,155,250

BN &R Current 27(g)
— I LRAEFH — Unlisted equity securities 1,895 1,875
—IBBfE M - Wealth management products 2,487 1,018
4,382 2,893

Bt 5 Notes:

(i) RE=EFELEAAALBESHRTH (@) Receivables from the third parties are classified as level 3 financial instruments in the

FI3IREMIA ZEERMEENHEDIR fair value hierarchy. The valuations of these financial assets are derived from valuations
HERERG ZRAFTEREEERT models which require a number of inputs and assumptions which are not observable from
35 BRI XA 83 A BUR I RAR - N T EE (T market data and which are significant to the entire measurement. During the year, the
BEEREZ -FA - BRBRRAAEBEA fair value loss on financial assets measured at FVPL amounted to $1,091,053,000 (2024:
RAEBNEREERELEAABEERER $6,691,000).

1,091,053,000/8 7T (ZZ — U4 : 6,691,000

B °

iy MRZZE-RAF+-A=+—H0 RXFEHC (i) As at 31 December 2025, trading securities were pledged as security for the other
EIREREMEENER  FHEHNMT borrowings, details of which are set out in Note 22.
22 °
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17 BEREMENEAE 17 INVENTORIES AND OTHER CONTRACT COSTS
—E_\mEF
2024
T
$'000
(& =51)
(As restated)
MIERR Property development
FIERFEERPHEELT M Leasehold land held for development
for sale 145,636 145,636
BEREPYE Property under for development = 1,738,659
HEDRIME Completed properties for sale 2,449,022 2,216,776
2,594,658 4,101,071
HAth & LI R Other contract costs 265 265
2,594,923 4,101,336
Hih % Other operations
REEBEDREER Low value consumables and supplies 6,384 6,737
2,601,307 4,108,073
(a) BRAAXVFFABENFTESTE (a) The analysis of amount of inventories recognised as an expense and
DT included in profit of loss is as follows:

FEREE Carrying amount of inventories 966,866 680,041
FEHUR Write down of inventories 811,442 495,704
1,778,308 1,175,745
FEERIVMERNE —FERBHA The amount of completed properties for sale expected to be
W BB FRIE A 1,666,584,000 78 7T (= recovered after more than one year is $1,666,584,000 (Properties
TONFHFEERPUERFER under for development and completed properties for sale 2024:
% THI2 © 3,642,393,000/87C) © FT $3,642,393,000). All of the other inventories are expected to be
BEMEFEBEHRN—FRlE - recovered within one year.
TEBETHERERTWERSGSE The Group's certain properties under for development and
BERTHEERKBUNGRITER completed properties for sale were pledged to secure bank loans

REMEE  FAFBEHRHE22 - and other borrowings, details of which is set out in Note 22.
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17 EEREMEARA )

(b) FEBRDYEIHNREEIN
LI

(c)

17 INVENTORIES AND OTHER CONTRACT COSTS
(Continued)

(b) The analysis of carrying value of land held for property development
for sale is as follows:

KRR THEEA In PRC, with remaining lease term of
—10F£50F 24 — between 10 and 50 years - 2,696,346
REBNSR THER In Hong Kong, with remaining lease
term of
—10F 2504 2 f# - between 10 and 50 years 145,636 145,636
145,636 2,841,982
BHEA (c) Contract costs

RZZB-_NMFE+-_A=+—H &
MEM A QR ANE S T ERE
RUEISIHERS AR  MazREN
HERDEHEPHASTERN RS
AHDATERERME L EE )
BRKARBEYEHEERRER
HEEReEnxPERAHER
EHAY M —& D c FALE=ESP
BRENMEAAEEREBT(ZF
—PU4F : 3,700,000 7T) °

AEEEARBENBRE LS
155E FIABMAIITRETA » A
SERTTHREENBENRERE
VM A MMBRREHRR Al
REEBCRIYERMNIHEE KRS
A KRB AN ELRER R

e EME RS ORATRRER
—FRRE -

Contract costs capitalised as at 31 December 2024 relate to the
incremental sales commissions paid to property agents whose
selling activities resulted in customers entering into sale and
purchase agreements for the Group’s properties which are still under
construction at the reporting date. Contract costs are recognised
as part of “selling and marketing expenses” in the consolidated
statement of profit or loss in the period in which revenue from
the related property sales is recognised. The amount of capitalised
costs recognised in profit or loss during the year was $Nil (2024:
$3,700,000).

The Group applies the practical expedient in paragraph 94 of HKFRS
15 and recognises the incremental costs of obtaining contracts
relating to the sale of completed properties and services as an
expense when incurred if the amortisation period of the assets that
the Group otherwise would have recognised is within the same
Reporting Period as the date of entering into the contract.

All of the other capitalised contract costs are expected to be
recovered within one year.
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18 EZ R EMEWRE 18 TRADE AND OTHER RECEIVABLES

EUE SRR (FNBRES 1B E) Trade debtors, net of loss allowance (iii) 58,097 51,453
H b ek 2038 (F0kR B 1R R4S) Other debtors, net of loss allowance (i) & 27(a) 600,946 524,898

B R —FE S TUWEIRIFIE Less: amount to be recovered more
than one year - -

____________________________________ 600,946 524,898
RS AT EMSHMARE  Financial assets measured at
amortised cost 659,043 576,351
BORBENSA . Deposisandprepayments . WO  1.147,205
1,828,994 1,723,556
P& Notes:
(i) H b pEUEIE (FNBREIBRE) FEIBHEMI T () The details of other receivables (net of loss allowance) are set out below:

RE=ZHREER Loans to third parties (a) 287,773 297,395
HAh Others 313,173 227,503
600,946 524,898
@ m=F= ﬁ F+=—A=Ft—B ' (@)  As at 31 December 2025, all of the balances were secured, interest-bearing
BEBRHRARA  RFNT8%E from 8% to 15% (2024: 8% to 15%) per annum and recoverable within
15% (ZZ P04 : 8% % 15%) 5T & one year.

WA —F AU E
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18 B 5 & H fth FE W FIE () 18 TRADE AND OTHER RECEIVABLES (Continued)
sk - (88) Notes: (Continued)
(iy REREAHEFBHINGAT : (i) The details of deposits and prepayments are set out below:

L i + 3 (50 A RE RO TR 3R IE Prepayments for acquisition of land use rights 747,964 726,955
WY 2 IR RIA Prepayments for acquisition of properties 30,000 30,000
BRI AR Prepaid value-added tax 252,076 274,230
Hity Others 139,911 116,020
1,169,951 1,147,205
(i) BREG DT (i) Ageing analysis
REEHR - BWE FIRZR FNBREEEE) As at the end of the Reporting Period, the ageing analysis of trade debtors (net of
BEERAHNREOTOT loss allowance) based on invoice date was as follows:

—@AR Within 1 month 27,062 26,395
—Z=f@A 1 to 3 months 13,531 12,294
=Z~EA 3 to 6 months 9,021 9,350
NERE—F 6 months to 1 year 8,483 3,414
58,097 51,453
BEAEBZHREUARE S N4k Further details on the Group’s credit policy and credit risk arising from trade and
HREEEANEARRE—FTEHBEHNH other receivables are set out in Note 27(a).

27(@a) °
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19 RESTRICTED AND PLEDGED DEPOSITS

PR #1775 (HEEG)) Restricted deposits (Note (i) 6,159 13,366
BRI ETEE Property pre-sale proceeds held by

FRiS 3038 (M E (i) solicitor (Note (ii)) 28,125 34,577

B R AF 3R (B 5 i) Pledged deposits (Note (iii)) 89,497 1,331,894

123,781 1,379,837

(ii)

(iii)

RBHEMZERERALD  AREETET
MERFEEAENTENEBLRANEER
IRPHRERETERENER - BLERAIER
) B 75 R B R MR Y IR SR A AR Y R
SEABBRTRETE TEE - ZEERER
RINMER BN RERARBITEETRER -

REEBHREREETTYENRBERER -
BEPRNRELEMEBAERFNHERSE -
BFRRBENEAXNEYEERREENE
THRERAKREE T HREEHERTARE

EHEREREANEEERTRITUERR
TRV E W TF 3K ° 175488,761,000/8 T (= F
Z P94 ¢ 1,331,008,000 7% 7T) B K 3 LA BLAS
R—FREENRITIREE A2 BEAER

AEBEETROTFREERERAUTER
MR LR

Notes:

@

(ii)

(iii)

In accordance with relevant construction or redevelopment contracts, certain of
the Group’s PRC subsidiaries with property development projects are required to
place at designated bank accounts certain amount of deposits for potential default
in payment of construction costs payables to the relevant contractors or fulfill
certain obligations to the relevant government. Such guaranteed deposits will be
released after the settlement of the construction costs payables or fulfilment of the
obligations.

In accordance with the relevant laws and regulations governing the pre-sale of
residential properties in Hong Kong, prepayments by customers are held by firms of
solicitors as stakeholders. The amounts can be released to the Group for meeting
certain prescribed costs associated with the property development or if certain
conditions are fulfilled.

Pledged deposits represent deposits pledged to banks to secure banking facilities
granted to the Group. Deposits amounting to $88,761,000 (2024: $1,331,008,000)
have been pledged to secure bank and borrowings repayable within one year and
are therefore classified as current assets.

The Group’s certain bank deposits which were pledged as securities in respect of:

RITERRE Bank loan facilities 88,761 1,331,008
BAORTAREEMEERY Mortgage loan facilities granted by the
RIBERRE banks to purchasers of the Group’s
properties 736 886
89,497 1,331,894
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20 RERRELEEEHUK 20 CASH AND CASH EQUIVALENTS AND OTHER
HtBEEREER CASH FLOW INFORMATION

() B LIRS EEBEHBIE: (a) Cash and cash equivalents comprise:

RRTHRAERFEERES

Cash at banks and on hand 520,948 376,867

RZZT_RAF+=ZA=+—8H R
RITHBRERFHERSBERAANE
B E T E B A R RS M B
1 15 3% B 48 BE S 17 IR 98 TE 4R
TERFTRNBEEMEMBRIBRE
T (ZE U4 ¢ 1,418,000
TL) » REGFRNESETERITIE
B R AEARBEYEMEEL R
BEEEMBRINBEEE -ZETF
FERERYETKEBEREED T
BRI A TEFT B RERRRR o

RZE-_RAF+=ZA=+—8"
FRETHRESMESESEEE
£269,147,0007%8 0 (=T — P9 4F :
261,780,000 7T) ° [ H B &) &
& 78 38 <F A BB b D0 B BEE 5 PR I o

At 31 December 2025, cash at banks and on hand included proceeds from
the pre-sale of properties totalling Nil (2024: $1,418,000) placed in designated
bank accounts by certain of the Group’s PRC subsidiaries in accordance with
relevant documents issued by local government authorities. Such deposits
can only be used for purchases of construction materials and the payments of
construction fees of the relevant property development projects when approval
from the designated bank is obtained. Such deposits will be released after
the completion of the relevant properties or obtaining the legal title of the
completed properties.

At 31 December 2025, cash and cash equivalents with banks in the PRC
amounted to $269,147,000 (2024: $261,780,000). Remittance of funds out of
the PRC is subject to exchange restrictions imposed by the government in the
PRC.
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20 RERRESEEEHUKR 20 CASH AND CASH EQUIVALENTS AND OTHER

HittREeREER CASH FLOW INFORMATION (Continued)
(b) BRENEEBECEMELRSNY (b) Reconciliation of loss before taxation to cash generated from
R operations:

BB BB 18 Loss before taxation (3,214,149) (2,146,856)
AT FEE Adjustments for:
FEWA Interest income 5 (37.310) (74,837)
BE KA Finance costs 7(a) 174,983 303,166
& K 5 Depreciation and amortisation 7(c) 11,085 19,297
WEMENIEE Valuation losses on investment
&8 properties 12 833,845 1,195,925
LB BB A SLEE A Fair value loss on financial assets
R EmNemEEN measured at FVPL
NABEESE 1,090,124 8,370
17 & WO Written down of inventories 17(a) 811,442 495,704
B 5 K& H fth FE W GRIE Y (Reversal of)/impairment losses
(@) BERE on trade and other receivables  27(a) 161,173 (2,066)
HEME - WEREER  Net gain/(loss) on disposal of
Was/ (B18) F58 property, plant and equipment 6 (1,831) 9,625
M - WERZERE Impairment of property,
plant and equipment 12 13,925 -
HEREMEZEFE  Netloss on disposal of
investment properties 6 - 46,532
baK(ay: = W/NC] Share of gains/(losses) of
Wzt (E518) associates (272) 4,149
&5 U, (B518) /$58 Net foreign exchange gain/(loss) 6 (39,432) 2,974
LiEEeHE Changes in working capital:
FEMEME QKA D  Decrease in inventories and
other contract costs 1,450,782 711,703
B 5 M H b IR Decrease in trade and other
b receivables (178,216) 449,140
2 BRI 73 508k A Decrease in restricted deposits 10,168 96,807
B 5 K& H fth FEA 5118 Decrease in trade and other
kA payables (875,716) (549,253)
AHaEEM Increase in contract liabilities (92,670) 17,383

KEEBMEERS Cash generated from operations 117,931 587,763
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200 RERBEEEEEAEUR
HtBEEREBER &)

() BMEEBRELENEREHR

20 CASH AND CASH EQUIVALENTS AND OTHER
CASH FLOW INFORMATION (continued)

(c) Reconciliation of liabilities arising from financing
activities
The table below details changes in the Group’s liabilities for
financing activities, including both cash and non-cash changes.
Liabilities arising from financing activities are liabilities for which cash
flows were, or future cash flows will be, classified in the Group’s
consolidated cash flow statement as cash flows from financing

TRFLAEEREEDNAREE
B ERESKIRNCEYH -BE
RBMELENBBEDARSRER
AXRBRERERNAEENGFS R
MERIBRABEBDAF/RENR

ENAEE- activities.
RITERR B3R
Hitfe g HESE ERE
Bank loans Amounts
and due to
other Lease non-controlling
borrowings liabilities interests
(Hat22) (Wi 24) GEFAD
(Note 22) (Note 24) (Note 21)
i i r
$'000 $'000 $'000
R-B-EE-A-R  At1lanuary 2025 6480343 34,577 1,054,247 7,569,167
HERERELRD: Changes from financing cash
flows:
MERTETREM Proceeds from new bank loans and
ERA R other borrowings 244,630 - - 244,630
BEFTENREM Repayment of bank loans and
CES other borrowings (1,306,307) - - (1,306,307)
REFZRES 2B Advance from non-controlling
interests - - 19,976 19,976
ERAERENER Capital element of lease rentals
#5 paid - (5,210) - (5210)
BEREERSMAR Interest element of lease rentals
#5 paid - (2,083) - (2,083)
BRFIE Interest paid (210,251) = = (210,251)
BERSTREZYAS  Total changes from financing cash
flows (1,271,928) (7,253) 19,976 (1,259,205)
ERRE Exchange adjustments (286,570) 2,704 54,242 (229,624)
Hit#E Other changes:
BERE (ML 76) Finance costs (Note 7(a)) 213,516 2,083 3,284 218,843
ERFEE Change in interest payables = = (3.284) (3.284)
Ehenng Total other changes 213,516 2,083 - 215,559
R-B-1% At 31 December 2025
+ZA=1+-H 5,135,361 32,07 1,128,465 6,295,897
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20 RERRESEEEHUKR 20 CASH AND CASH EQUIVALENTS AND OTHER

HtREREER @ CASH FLOW INFORMATION (Continued)
() METBFMEENAGEHERE () Reconciliation of liabilities arising from financing

activities (Continued)

Hirfe &
Bank loans
and due to
other Lease non-controlling
borrowings liabilities interests
(Fs22) (FtzE24) (Frzt21)
(Note 22) (Note 24) (Note 21)
T Fr Fr
$'000 $'000 $'000
R-Z-ME-F-H At 1 January 2024 7,254,307 35,018 1,018,256 8,307,581
HERERELRD: Changes from financing cash
flows:
MERTERREM Proceeds from new bank loans and
ERATETE other borrowings 1,704,650 = S 1,704,650
BRFTENREM Repayment of bank loans and other
CES borrowings (2,378,504) - - (2,378,504)
REFZRER BT Advance from non-controlling
interests - - 38,080 38,080
ERAEREMNER Capital element of lease rentals
£ paid - (4,507) - (4,507)
BREERSMALE Interest element of lease rentals
#9 paid - (1,936) - (1,936)
BRFIS Interest paid (430,218) S - (430,218)
BERSTELHASE  Total changes from financing cash
flows (1,104,072) (6,443) 38,080 (1,072,435)
ERRE Exchange adjustments (181,292) (4,641) (2,089) (188,022)
Hit#s Other changes:
RERE (ML 76) Finance costs (Note 7(a)) 475,409 2383 3,331 481,083
REENTIHAEE  Increase in lease liabilities from
REREEM entering into new leases during
the year - 8,300 - 8,300
Change in interest payables 35,991 - (3,331) 32,660
Total other changes 511,400 10,643 - 522,043

At 31 December 2024

6,480,343 34,577 1,054,247 1,569,167
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20 RERRELEEEHUK 20 CASH AND CASH EQUIVALENTS AND OTHER

HttREREBER 0 CASH FLOW INFORMATION (Continued)

d) HERSRLARE (d) Total cash outflow for leases
BHEFABRESRERZ2AEHN Amounts included in the cash flow statement for leases comprise
TEIBMHER : the following:

RELEREBREN Within operating cash flows 715 693
RREREREN Within financing cash flows 7,253 6,443
7,968 7,136

ZECBENTEEEMH : These amounts relate to the following:

ENHEERS Lease rentals paid 7,253 7,136
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21 ESZREMEBNRE

21 TRADE AND OTHER PAYABLES

—E_\mEF

2024

T

$'000

(#e&E75)

(Restated)

B S E Trade payables (i) 158,496 217,518

H e BR R R R B A Other creditors and accrued charges (ii) 387,473 307,316
FE T IE IR AR R 2 TR 1A Amounts due to non-controlling

interests (iii) 1,128,465 1,054,247

HekEtiES Rental and other deposits 80,135 88,705

REH R H RN IR Value added tax and other tax
payables 63,636 57,877
1,818,205 1,725,663

FEESREMEMNREBEBETR —FR
©E - BREMES KEMIZS 80,135,000
BT (ZZ — 4 : 88,705,000/8 7T) T8
TR —FREEN -

Mo

(i) REEPR FAABRSREAMENSKRANE
ZRNFARBEEZAHNRESTOT

All trade and other payables are expected to be settled within one
year, except other rental and other deposits of $80,135,000 (2024:
$88,705,000) are expected to be settled after more than one year.

Notes:

(i) Included in trade and other payables are trade payables with the following ageing
analysis based on invoice date at the end of the Reporting Period:

—fEARA Within 1 month 50,366 67,965
—Z==f8A 1 to 3 months 33,847 45,273
=Z=EA 3 to 6 months 32,192 44,160
NERE—%F 6 months to 1 year 24,760 37,595
il —F Over 1 year 17,331 22,525

158,496 217,518

@iy AERREEMHE36,091,0008 T (ZF =
F : 36,690,000 7T ) 5T A E h FE - BR 3K &
EEER  BHER —FRNBBRRNEEY
¥

iy RZZTZRAF+-A=+—8 BREMFEE
% 4 25 778 58,892,000 7T (=T — PO 4 :
58,892,000 7T) iR @ F4.35% (=T =W
F:14.35%) 518 EIKRRARESKEREIN
BB AEERR R EWAREREE -

(i) The provision of compensation to residents of $36,091,000 (2024: $36,690,000) is
included in other creditors and accrued charges and is expected to be settled within
one year by delivering the respective properties.

(i) As at 31 December 2025, apart from the amounts due to non-controlling interests
of $58,892,000 (2024: $58,892,000) which are interest-bearing at 4.35% (2024:
4.35%), unsecured and repayable on demand, all of the balances are unsecured,
interest-free and repayable on demand.
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22

RTERREMEER 22 BANK LOANS AND OTHER BORROWINGS
R-ZZTE-—_AF+=-—A=+—8" 878 At 31 December 2025, bank loans and other borrowings were analysed as
REREMEESTMAT follows:

RITER Bank loans
— B A (i) — Secured (ii) 4,482,366 5,720,996
Hinfg & Other borrowings
— 75 I (iii) — Secured (iii) 652,995 759,347
5,135,361 6,480,343
RZEBE_RF+_A=+—8 #RKTE At 31 December 2025, bank loans and other borrowings were repayable
REEMEENERBEROAT as follows:

—FRIBPLFARBES Within 1 year and included in
current liabilities 1,649,562 2,659,573

—FRANBIFTAFEREERE:  After 1 year and included in
non-current liabilities:

—FEREMFA After 1 year but within 2 years 1,780,028 575,420
MFEEZRBRFA After 2 years but within 5 years 783,104 2,208,787
HF® After 5 years 922,667 1,036,563

3,485,799 3,820,770

5,135,361 6,480,343
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22 S(RITEFRREMEE @

BEE

@

(ii)

(iii)

(iv)

R-Z-RF+-A=+—8 |/TEXRE
IHE T FRI5.45% (ZF =04 : 5.69%)
R M AT ANEE & E (T -

REMER D BRFHIEHER
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22 BANK LOANS AND OTHER BORROWINGS
(Continued)

Notes:

@

At 31 December 2025, the bank loans bore interest at a weighted average interest
rate of 5.45% (2024: 5.69%) per annum and were secured by the following assets
of the Group:

Investment properties and investment

P e Lk properties classified as held for sale 5,950,955 6,228,723
Hth - 3h RA2F Other land and buildings = 20,671
FE Inventories 2,712,261 3,484,497
BIERFER Pledged deposits 19(iii) 1,331,009 1,331,008
WA Rental receivables 9,226 6,643
#Et Total 10,003,451 11,071,542

RZEBE-_RE+-_A=+—8 817
B $3,051,846,000/8 L (=T — /4 4F :
2,343,780,000/87T) A AL BEAE T HEA
AR R A (R - WIRF B E3.10% =
5.65% (— T P04 :3.45% £6.35%) 518 °

RZEBE-_RE+_A=+—H HE#
£ 5652,994,0008 L (=T = F :
737,533,000 7T) REAREB —BRKRER - &
BREBFENT5%E9% (ZE MU : 9%) &t
BIYUAEEETHER R ZREEERA -
BT HMEEIRTES% (ZE M4 :5%)
TR AREBR B FEHEER -

R-ZZE-_RAF+=-A=+—H BEEFH
ERBBENZHZBTEREER (=T
ZPHGF ') o

(ii)

(iii)

(iv)

As at 31 December 2025, the bank loans of $3,051,846,000 (2024:
$2,343,780,000) was secured by equity interests in certain subsidiaries within the
Group with the interest of 3.10% to 5.65% (2024: 3.45% to 6.35%) per annum.

As at 31 December 2025, the other borrowings of $652,994,000 (2024:
$737,533,000) were from a shareholder of the Group, which are interest-bearing
at 5%-9% (2024: 9%) per annum and secured by equity interests in certain
subsidiaries within the Group. The remaining other borrowings are interest-bearing
at 5% (2024: 5%) per annum and secured by trading securities of the Group.

At 31 December 2025, none of bank loans of the covenants relating to drawn
down facilities had been breached (2024: Nil).



240 FEEREEARAT T -nTH

frE MR
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

(BB A I - LABTTIIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

23 EHEE 23 CONTRACT LIABILITIES

#5138 B ey FE NI

Receipts in advance in respect of

—EEE — Sales of properties 50,998 139,249
—MEEERB — Property management services 18,501 22,920
69,499 162,169

HOHEREHWEENESRATYEN R
SAHEFRIT

E Sk
BETRME  NEB A AEREMRE
T (MEEMAMERT)R  EREFE

1% 7E B PR A B S B - s FBURIR
AEERANABREHANERRE

BT RFEARER - 1S GHOR
B ERBEANEERFF S &R
M URBRENRABENERIMH T
ROEEEZEAMMRBEMNERFPERE
ABENSENTE - BHRZEERE
IRHAZENENEGHAGESE Bt B
R A SRR DR T YRS #
ERERFRIEM-

BHEESS

Typical payment terms which impact on the amount of contract liabilities
recognised are as follows:

Property development

Depending on market conditions, the Group requires the customers to pay
off the full consideration within an agreed time frame while developments
are still ongoing, rather than on the completion of the relevant properties.
Such advance payment schemes result in contract liabilities being
recognised throughout the remaining property development period for
the full amount of the contract price. In addition, the contract liabilities
will be increased by the amount of interest expense being accrued by the
Group to reflect the effect of any significant financing benefit obtained
from the customers during the period between the payment date and
the date of delivery of property or completion of legal assignment. As this
accrual increases the amount of the contract liabilities during the period
of development, it therefore increases the amount of revenue recognised
when control of the completed property is transferred to the customer.

Movements in contract liabilities

R—A—HWES Balance at 1 January 162,169 146,774
REVGFABLHBBERFRNIERH Decrease in contract liabilities as a result
WABRENERERD of recognising revenue during the
year that was included in the contract
liabilities at the beginning of the year (519,723) (126,862)
IWERYI 2 SHE RMEERTEN Increase in contract liabilities as a result of
RIEBWAEHAEEM receiving advanced payments of sales of
properties and properties management 416,356 136,073
BRBFF BRI EHMAL Increase in contract liabilities as a result of
B & accruing interest expense on advances = 1,060
MEHZR Exchange difference 10,697 5,124
R+—A=+—BM4&s Balance at 31 December 69,499 162,169

BHRBE—FEERARANEGNE
BLEASTHET(ZZT M : 7,014,000
BIT) °

The amount of contract liabilities expected to be recognised as income
after more than one year is $Nil (2024: $7,014,000).
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24 HESE 24 LEASE LIABILITIES
RBERR AEEHEEENTHKRE The following table shows the remaining contractual maturities of the
KA AT Group’s lease liabilities at the end of Reporting Periods:
ZZChHE —E-ME
2025 2024
BEHEAHAE REAEMNEE ZERENRRE HKEBE(
Present value Present value

of the minimum Total minimum of the minimum Total minimum
lease payments lease payments lease payments lease payments
Fr T T Tr
$'000 $'000 $'000 $'000
—ER Within 1 year 7,840 9,551 5,825 7,816
—FRERMER After 1 year but within 2 years 4,698 6,022 5,843 7,460
MERERLFER After 2 years but within 5 years 12,713 15,019 11,875 14,906
ik After 5 years 6,820 6,938 11,034 11,588
______________________________________________________________ 2 _4_,%?11_____________ 27,979 28,752 33,954
32,071 37,530 34,577 41,770

B RTINS Less: total future interest
A% BE expenses (5,459) (7,193)
HERERE Present value of lease liabilities 32,071 34,577

25 RELZEURKRDAEERMN 25 EQUITY SETTLED SHARE-BASED TRANSACTIONS

5

() BX L HBRERRETS (a) Post-IPO Share Option Scheme
RZEBE-_RAER_T-_NFE+=HA As at 31 December 2025 and 2024, there were no outstanding
=t+—H BRXAABRERERE share options under the Post-IPO Share Option Scheme.

FTEIIA T & E RTT AR A HE -

(b) —B-—_—FHEKRETE (b) 2022 Share Option Scheme
AAGERM S - —FHERES The Company has adopted the 2022 share option scheme (the
sSl(=2=—FBRETE] - Z #2022 Share Option Scheme”) which was adopted pursuant to
FEIRBEARRIR T ZF <A an ordinary resolution passed at the annual general meeting of the
NBRIZEERFAS BB Company held on 8 June 2022. As at 31 December 2025 and 2024,
o LE& EEEM-R-_ZT-_HER no share option was granted by the Company pursuant to the 2022
—EWF+ZRA=+—R8B £ Share Option Scheme.

A EIRE T = — FERET S
BB -
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26 A& - REERKRE 26 CAPITAL, RESERVES AND DIVIDENDS
(a) EEARBONEE (a) Movements in components of equity
REBEGEERSHEKE D NED The reconciliation between the opening and closing balances of
REREH 2 RO E RN GFES#E each component of the Group’s consolidated equity is set out in the
wmEEER - AR AR F Y EF LK consolidated statement of changes in equity. Details of the changes
ME R =AM D MEBFIES in the Company’s individual components of equity between the
HIGAT - beginning and the end of the year are set out below:
BAA%
TRRES
ROEE EENEE
Reserve
arising
from
Share Share issuance Retained
capital premium of PCSs profits
r r r r
$'000 $'000 $'000 $'000
R=B-mE-A-A Balance at 1 January 2024
iE33 141273 1,952,155 11,65 3080455 5185538
CECMERESE: Changes in equity for 2024;
FEBERZEYRES Loss and total comprehensive income for
the year - - - (49,989) (49,989)
R=Z-ME+=-F=+-HAK  Balance at 31 December 2024 and
“ECIF-A-ANER 1 January 2025 18273 1,952,155 11,655 3,030,466 5,135,549
“ECIEERSH: Changes in equity for 2025;
FERERZANREE Loss and total comprehensive income for
the year - - - (2441,962)  (2,441,962)

R-E-R%+-F=1-H Balance at 31 December 2025
ifed s 141,273 1,952,155 11,655 588,504 2,693,587
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26 BRA& - FEERKRE @ 26 CAPITAL, RESERVES AND DIVIDENDS (continued)
(b)) RE (b) Dividend

ARBEEETERRNEE_F
—hHERZE_NFE+=_A=1+—
AILEFENRBGRE -

The the board of directors of the Company did not recommend the
payment of final dividend for the year ended 31 December 2025
and 2024.

() B=*& (c) Share capital
b NN
The Company
—E-RE —E oA
2025 2024
ROEE S8 A
No. of shares Amount No. of shares
T T TR
‘000 $'000 ‘000
EE Authorised:
HREBE0.10ETT
EOR=giili Ordinary shares of $0.10 each 5,000,000 500,000 5,000,000 500,000
ERITRBZEN Ordinary shares, issued and
ZER fully paid:
R—A—BAK At 1 January and at
+-A=+—H 31 December 1,412,733 141,273 1,412,733 141,273

LRABRBAEAEENARARAE L
BRERRNDE—F - EBRIKA
R AT RE 75 15 8 A B IR
BEROKES -BARANGBTE
EME - A EBREOKARBA
BEEFHZERRFWAL -

The holders of ordinary shares are entitled to one vote per share at
meetings of the Company. The holders of ordinary shares and PCSs
are entitled to receive dividends as declared from time to time. All
ordinary shares and PCSs rank equally with regard to the Company’s
residual assets.
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26 BRA& - EERKRE @)
d BEEERASZ

(i)

(iii)

(iv)

R
e {3 % (E PR B B BE B 2 A4
BEE  AAFRARSRE
99 oK R 8 B TR 45 2 4
B3 72 K 4 2 40 A B9 1 X (4
) B FI AL 4 (R

BRIFREEREASN D IKRERE
ERRARABAINRNAE
EBPAHNER TR
B A AR 17 i 18 B DA 1) B 25 PR
SN DRSS

BE 5 15
[EHFEELRREGINERT
BRERFELNABEEL =5 -
ZRERBERE2WAEN S
TR R IR o

HEEE B
TEOEERBEE —RRERE-
AEBRBRFERIEERES ©

—REH

—REETI DK BREZ
FERAHEFSRETBHEREA
ERPEREE - —REET
RESHRREPPIRER A AR
HRFBERIEMEAR -

26 CAPITAL, RESERVES AND DIVIDENDS (Continued)
(d) Nature and purpose of reserves

(@

(iii)

(iv)

Share premium

The share premium account is governed by the Companies Law
of the Cayman Islands and may be applied by the Company
subject to the provisions, if any, of its memorandum and
articles of association in paying distributions or dividends to
equity shareholders.

No distribution or dividend may be paid to the equity
shareholders out of the share premium account unless
immediately following the date on which the distribution or
dividend is proposed to be paid, the Company will be able to
pay its debts as they fall due in the ordinary course of business.

Exchange reserve

The exchange reserve comprises all foreign exchange
differences arising from the translation of the financial
statements of foreign operations. The reserve is dealt with in
accordance with the accounting policy set out in Note 2(w).

PRC statutory reserves

PRC statutory reserves include general reserve, statutory surplus
reserve and statutory public welfare fund.

General reserve

The general reserve is non-distributable and the transfer to this
reserve is determined by the board of directors in accordance
with the relevant laws and regulations of the PRC. This reserve
can be used to offset accumulated losses and increase capital
upon approval from the relevant authorities.
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26 BA& - REERBRE@®
(d) BEEERAZ®)

(iv)

(v)

(vi)

REEERE (&)

FEE B
BIEBEFBE QAL AEBERH
BB AR (TREMETCE)
AR E10% HBR & AT (R
BRESARETR) BAK
TEEBRE BEEZHEHES
EZHEFAMERNS0% &1L -
EBREZFHEEARRRRIRE
B S RTHEAT ©

FEERB A ARNEHEAES
EHEE (nAE)  LaE6
BRI A R ] A B2 AT
R 42 3 AR IR B B AT Ak
M EESBRARAR BT
BEBEIBINEMEAH
25% ©

VIHE L EE
MEEHFHHD TRIL LR
RPN FE 20) BN & TR B IR

BITKATNBRBRESZFTEEN
f#1E

BIT KA BMRBSMEER
RBERBTFERKROZER
BER  BEREBKAR]
BMRBHFEBITHRD - R
T-_RAFE+-_A=+—H "%
4 8215 © % A 11,655,280
BT (ZZF M4 ¢ 11,655,280
BTT) A IRE R E T RAR 5 0.1
7B T B2 5 116,552,800 A% #7 A%
B (ZZF =% : 116,552,800
& %7 AR D) B9 & R 1T K A A
BRES - BE_T-_AFR
—E_NEF+=ZA=+—HIE
FE - WHEKAARRKESH
KATMBBFLFFEALBRR

EER o
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26 CAPITAL, RESERVES AND DIVIDENDS (Continued)
(d) Nature and purpose of reserves (Continued)

(iv)

(v)

(vi)

PRC statutory reserves (Continued)
Statutory surplus reserve

According to the PRC Company Law, PRC subsidiaries of the
Group (excluding foreign investment enterprises) are required
to transfer 10% of their profit after taxation, as determined
under the PRC Accounting Regulations, to the statutory
surplus reserve until the reserve balance reaches 50% of their
registered capital. The transfer to this reserve must be made
before distribution of a dividend to shareholders.

Statutory reserve fund can be used to make good previous
years' losses, if any, and may be converted into share capital
by the issue of new shares to shareholders in proportion to
their existing shareholders or by increasing the par value of the
shares currently held by them, provided that the balance after
such issue is not less than 25% of the registered capital.

Property revaluation reserve

Property revaluation reserve has been set up and is dealt with
in accordance with the accounting policy set out in Note 2(i).

Reserve arising from issuance of PCSs

Reserve arising from issuance of the PCSs was capitalised from
the share premium account in prior years for the purpose
of issue of new shares upon conversion of the PCSs. As at
31 December 2025, this reserve balance represented the
outstanding PCSs with the amount of $11,655,280 (2024:
$11,655,280) which are convertible into 116,552,800 new
shares (2024: 116,552,800 new shares) at conversion price of
$0.1 per share. There was no conversion to ordinary shares by
the holders of PCSs during the years ended 31 December 2025
and 2024.
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26 BRA& - EERKRE @)
d) BEEERAZ®G)

(vii) H o {18

HbFEEREE THERRALE
RZEHBARZEOER 2
REEEHFEZHZZ%E
BIERRHERNBELFE
BARBBMDRE R LT
ETEA MG & B ZREE AT
EERFIR -

(e) HETDIREE

()

RZEBE-_RAFE+-_A=+—H ' &
ARIAHD IR FAR A E=SREN
HEAE(BERSESATERAN
DRIABERAMARBAE) B
4,889,740,000%8 70 (=& — 4 7 :
4,982,621,000 #&7T) °

EXER
AEEEREANTIEBRRRE
AEEFBELEXRBOEN KM
REMEERBBRHES  BK
RO HmIA R SEAMF D EHRHE
Mg YHBRAENERREN
PRAREARA

AEBTRERE MR RE R A
REA - R BT A
SR R IR R R R R A A
MANBH R L2 ZRREFE
o REE AR R AR
A -

—WITARES  AREIZAEL R
(aEFRERARRE AEEER
SRR EEHEEARE - Bt
msE AEEBAEFERAESR
TERREMBEERR HEARE -
e FEER i 28 (BB B IR il &%
BEEMETARRE MRS EEEE

26 CAPITAL, RESERVES AND DIVIDENDS (Continued)

(d) Nature and purpose of reserves (Continued)

(e)

(f)

(vii) Other reserve

The other reserve represents the difference between the
consideration and net book value of certain subsidiaries for
the disposal of partial interests in these subsidiaries, deemed
contribution from shareholders and the amount arising
from the reorganisation to rationalise the group structure in
preparation for the listing of the Company’ shares on the Stock
Exchange in prior years.

Distributability of reserves

At 31 December 2025, the aggregate amount of the Company’s
reserves available for distribution to equity shareholders of the
Company, as calculated in accordance with the Companies Law of
the Cayman Islands and the Company’s memorandum and articles of
association, was $4,889,740,000 (2024: $4,982,621,000).

Capital management

The Group’s primary objectives when managing capital are to
safeguard the Group's ability to continue as a going concern in
order to fund its property development projects, provide returns for
shareholders and benefits for other stakeholders and to maintain an
optimal capital structure to reduce the cost of capital.

The Group actively and regularly reviews and manages its capital
structure to maintain a balance between the higher shareholder
returns that might be possible with higher levels of borrowings and
the advantages and security afforded by a sound capital position
and makes adjustments to the capital structure in light of changes in
economic conditions.

Consistent with industry practice, the Group monitors its capital
structure on the basis of a gearing ratio, which is net debt divided by
total equity at the end of the Reporting Period. For this purpose, the
Group defines net debt as total bank loans and other borrowings,
lease liabilities, amounts due to non-controlling interests (interest-
bearing) less restricted and pledged deposits and cash and cash
equivalents.
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26 B - BERRE @ 26 CAPITAL, RESERVES AND DIVIDENDS (continued)
(f) EXEEE) (f) Capital management (Continued)
R-ZTE-_HF+-_A=+—8 &K The Group's gearing ratio at 31 December 2025 was as follows:
SEMBEBRLEWT

REBEE Current liabilities
RITEREREMEES Bank loans and other borrowings 1,649,562 2,659,573
HEAE Lease liabilities 7,840 5,825
BT FEIE AR R e IR Amounts due to non-controlling interests 58,892 58,892
1,716,294 2,724,290
kRBEME Non-current liabilities
RITEREEMEE Bank loans and other borrowings 3,485,799 3,820,770
HEAE Lease liabilities 24,231 28,752
e ieiiiiiiiiiiiiiiiii.o........ 3910030 3,849,522
BEEHH Total borrowings 5,226,324 6,573,812
B FRH MEEIEERK  Less: Restricted and pledged deposits (123,781) (1,379,837)
RehReEEEE Cash and cash equivalents (520,948) (376,867)
BEEFR Net debt 4,581,595 4,817,108
XA Total equity 3,096,150 6,024,844

sELE Gearing ratio 148% 80.0%
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27 B EAKBEENRSEAIE 27 FINANCIAL RISK MANAGEMENT AND FAIR

QN REE VALUES OF FINANCIAL INSTRUMENTS
AEEREEXBBIEFEBKRER R Exposure to credit, liquidity, interest rate and currency risks arises in the
FEL  FEREBRER ANEBIEE normal course of the Group’s business. The Group is also exposed to
RERANEE 2 EBMERERNER equity price risk arising from movements in its own equity share price.
R\ B

AEEMRMASHNEHERBREASERE The Group’s exposure to these risks and the financial risk management
32 b 5 R B T ER AR O B S L B B TR UK policies and practices used by the Group to manage these risks are
RABHIER T e described below.

(a) EAEAR (a) Credit risk

ERRREXZEFTEREAH
EEEHAKEBERENRR
AEENERARRIZRNRES R
H Al U IR - AL EFTH RER
EREE  UHEEEMARNE
RER ~EERRE MRS FE
BHEMAENERARBRER 1)
HRRZEF T RAEERSESR
EAE AR R IRTT M S o

W E 5 MR K H fth FE WK IR
AEEZEERE2HMERERER
(ERBEEEAE) WERFER
WEZEFEBEE - AN AEE
BECABRLRYIARBTRITIRAET
FoeEaEgEE TR - Eit
PAZeL BRR OV H B S 1R i X R
AEETREFPEEE—TES -

T 2% 124475 0 A o I T B 15
I 1 MR R 5 B TR 5 R A 4R
BER

Credit risk refers to the risk that a counterparty will default on its
contractual obligations resulting in a financial loss to the Group.
The Group’s credit risk is primarily attributable to trade and other
receivables. The Group maintains a defined credit policy and the
exposures to these credit risks are monitored on an ongoing basis.
The Group’s exposure to credit risk arising from cash and cash
equivalents is limited because the counterparties are banks and
financial institutions, for which the Group considers having low
credit risk.

Trade debtors and other debtors

The Group measures loss allowances for trade debtors at an
amount equal to lifetime ECLs, which is calculated using a provision
matrix. As the Group’s historical credit loss experience does not
indicate significantly different loss patterns for different customer
segments, the loss allowance based on past due status is not further
distinguished between the Group’s different customer bases.

The following table provides information about the Group’s exposure
to credit risk and ECLs for trade debtors:

BHI 1 FLAR Within 1 year past due
BRI F Over 1 year past due

—E-RE
2025

FHHEER RE#AE BiERE
Expected Gross carrying Loss
loss rate amount allowance
Fr Fx
$'000 $'000
3.00% 59,894 1,797
100.00% 24,850 24,850

84,744 26,647
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27 B EKBEENREAMIE 27 FINANCIAL RISK MANAGEMENT AND FAIR

NREEwE VALUES OF FINANCIAL INSTRUMENTS (Continued)
(a) ERERE) (a) Credit risk (Continued)

P B 5 R % EL A R WK R ()

Trade debtors and other debtors (Continued)

—Z e
2024

TREAE R X ARE4AE B R
Expected Gross carrying Loss
loss rate amount allowance
¥ ¥
$'000 $'000
BEIF AR Within 1 year past due 3.00% 53,044 1,591
BEEBRF Over 1 year past due 100.00% 16,072 16,072
69,116 17,663

BHRERETIREASENERE
BREREL ZFLERLABUR
BR U 5% 38 1 B HA R A A AR RO
BB AR R A5 B 8 R Y SR TR
FHANKERRNBEZZBNER -

ME=ZFTRENERZEAZES
AR ENYERREERR R
WMEHKR ZEERSROESE
ARBR (T AEBEERGRHNER
TIANKRZEERNEZBRGRER
Mzt 18 - KB RBIBFIEEMRMME
RZE-_RAFR T _NF+=A
=+—HrHETTE  AEERE
ZEEREENERARRBERER
i o7 EYS € IWNLED R e

SREMEBUKKIENS AEECH
EHEMBEFRETENEER
EH AEEEENGEBEBREAN
A Y 3 A S R PR E AR
P& XERRRIERE M
MARMBENEHEREENKRE
18 © AN 58 B 3t H Al 8 U 5 IR e RR AR
ERNNEARRERABENERR
0 FRIFE Mt B MRIA R E B R R
B s ERIREE IR R BER
T EREBRFEREZER2HBEHME
REENSHEE -

Expected loss rates are based on actual loss experience of the Group.
These rates are adjusted to reflect differences between economic
conditions during the period over which the historic data has been
collected, current conditions and the Group’s view of economic
conditions over the expected lives of the receivables.

The loans to the third parties are fully secured by properties and
equity interests held by the third parties. The maximum exposure
to credit risk in respect of the loans at the end of the Reporting
Period, without taking into account the collateral, and the key terms
of the loans are disclosed in Note 18. The Group considers that the
credit risk arising from the loans is significantly mitigated by the
properties and equity interests held as collateral, with reference to
the estimated market value of the properties at 31 December 2025
and 2024.

For other debtors, regular review and follow-up actions are carried
out on long-aged other receivables, which enable management to
assess their recoverability and to minimise exposure to credit risk.
The maximum exposure to credit risk is represented by the carrying
amount of each financial asset in the consolidated statement of
financial position. The Group recognises a loss allowance on other
debtors equal to 12-month ECLs unless there has been a significant
increase in credit risk of the other debtors since initial recognition,
in which case the loss allowance is measured at an amount equal to
lifetime ECLs.
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27 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES OF FINANCIAL INSTRUMENTS (Continued)

(a) Credit risk (Continued)
Trade debtors and other debtors (Continued)

Except for the financial guarantees given by the Group as set out in
Note 29, the Group does not provide any other guarantees which
would expose the Group to credit risk. The maximum exposure to
credit risk in respect of these financial guarantees at the end of the
Reporting Period is disclosed in Note 29.

Movement in the loss allowance account in respect of trade debtors
and other debtors during the year is as follows:

»— A — B8 & Balance at 1 January 128,424 131,042
FREERBAREBREE  Reversal of impairment losses recognised

during the year (23,548) (6,160)
FREBRBEEE Impairment losses recognised during the year 184,721 4,094
=8 Exchange difference 1,565 (552)
R+ZHA=+—H&#%%  Balance at 31 December 291,162 128,424

(b) RBEZER
AEEETOEGIMBARARTT
BREERSEEREE (BRSEE
FEmERRRSHFR) - AT
ARREETENHAE - AEB K
EREHERARLAHRDES
FREEREBTEREZH  BRE
FERAREHEEUARTIZS LS
AHREEARERAEE  UWENME
EEMNEEERUEAKERESR
EFRA ZEAREEBE T _HF
t_A=t—REZL+_EAH
- © S EREUCE T 51 8 RdE 3t (3]
BERMEE20)) NE@RBESES
W ek & E AR o

(b) Liquidity risk

Individual subsidiaries within the Group are responsible for their
own cash management, including the raising of loans to cover the
expected cash demands, subject to approval by the Company’s
board of directors. The Group’s policy is to regularly monitor current
and expected liquidity requirements and its compliance with lending
covenants, to ensure that it maintains sufficient reserves of cash and
adequate committed funding lines from major financial institutions
to meet its liquidity requirements in the short and longer term. The
directors have reviewed the Group’s cash flow projections prepared
by management, which covers a period of at least 12 months from
31 December 2025. Certain plans and measures have been or will
be taken as disclosed in Note 2(b) to mitigate the liquidity pressures
and to improve its financial position.
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27 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES OF FINANCIAL INSTRUMENTS (Continued)

(b) Liquidity risk (Continued)
The following tables detail the remaining contractual maturities at
the end of the Reporting Period of the Group’s financial liabilities,
which are based on contractual undiscounted cash flows (including
interest payments computed using contractual rates or, if floating,
based on rates current at the end of the Reporting Period) and the
earliest date the Group can be required to pay:

“EC-RE
2025
BHNRBRRESRHE
Contractual undiscounted cash outflow
BBE-F BAWE
BORWE  BIREF
More than [/ [JERGED
1yearbut 2 years but
1 year or less than less than More than Carrying
on demand 2 years 5 years 5 years amount
Fr Tr T Tr Tr
$'000 $'000 $'000 $'000 $'000

—FAF

BRAF REE

Within

FITEFRK Bank loans and other
HiEE borrowings 1,734,514 1,871,700 823,434 970,184 5,399,832 5,135,361
HEEE Lease liabilities 9,551 6,022 15,019 6,938 37,530 30,056
5 REAM Trade and other
FETFRIA payables 1,350,597 80,135 - - 1,430,732 1,430,732
3,094,662 1,957,857 838,453 977,122 6,868,094 6,596,149

—FA%
ERX

Within

1 year or
on demand
Tr

$'000

—ZomE
2024
BRRERASR
Contractual undiscounted cash outflow
HiBR—F iR
BLRME  ELREF
More than More than
1 year but 2 years but
less than less than More than
PATCELS 5 years 5 years
T Tr T
$'000 $'000 $'000

HBARF

REE

Carrying
amount
T
$'000

BTETR Bank loans and other
HinfpE borrowings 2,702,316 627,804 2,518,229 1,445,194 7,293,543 6,480,343
HEERE Lease liabilities 7816 7,460 14,906 11,588 41,770 34,577
5 REAM Trade and other
FER 308 payables 1,329,642 88,705 - - 1,418,347 1,418,347
4,039,774 723,969 2,533,135 1,456,782 8,753,660 7,933,267
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27 B EAKBEENRSEAIE 27 FINANCIAL RISK MANAGEMENT AND FAIR

N SSEE @ VALUES OF FINANCIAL INSTRUMENTS (Continued)
() FEEMR (c) Interest rate risk
F = R\ B & B R T 45 B = & B) i 5 Interest rate risk is the risk that the fair value or future cash flows of
eI AN AREBEEIKRRRE a financial instrument will fluctuate because of changes in market
MER B E R - NEE KT XR interest rates. The Group's interest rate risk arises primarily from
BErERRBESABESEFMEER - cash and cash equivalents, restricted and pledged deposits and
XBRGREEREFRLZEMEE - borrowings issued at variable rates. The Group's interest rate profile
EEEERE 2 AEEFXERER as monitored by management is set out in (i) below.
() e
(i) F=IRHPR (i) Interest rate profile
—E_RE —E g
2025 2024
B E BNt
FIHFIE % FHFIE %
Effective Effective
weighted weighted
average average
interest interest
rate % i rate %
EFEMEGE Fixed rate borrowings:
HE&E Lease liabilities 6.37% 32,071 6.77% 34,577
RITER R Bank loans and other
Hihfg & borrowings 7.65% 806,430 8.30% 899,131
838,501 933,708
FEREEE Variable rate borrowings:
RITEF K EM  Bank loans and other
BE borrowings 5.04% 4,388,931 5.23% 5,581,212
BEFR Net borrowings 5,227,432 6,514,920
AEEEH REeRREEFE The Group does not anticipate significant impact to cash and
IEE LA K2 52 PR i) J2 B R 77 3K cash equivalents and the restricted and pledged deposits
EXINEAXE FREALEE because the interest rates of bank deposits are not expected to
,Hﬁ ﬁE TERMET g HIE KR change significantly.
23 -
The interest rates and terms of repayment of bank loans and
EBEAEEMRITER LA other borrowings of the Group are disclosed in Note 22. The
BB A& B FEIRA BT 3E 22 3% Group does not carry out any hedging activities to manage its
B2 o ZN 5 B 30 A BREN A ] interest rate exposure.

EREEANXER -
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NAREE®

= [ b (48)

(i) BREDHN
RZZE_AF+-_A=+—
H MATAEEMEHESRST
B R REE FH TR
100 1A £ 25 - REEWBR %
B8 AR B R i A R R R e
EA TR mMAARR A, 1S
4739,935,000 8 T (=& =9
£ 151,343,000 B 7T) °

EREREDTRT - HRA
SERNHMEREERFENZ
ERTAETAMELEMNRESR
ENERRME  HAEEHN
BRIREE (RREEN) T
AT RMNEEEHF B
FBANFEERE - DR
T AR ERETT -

(d) E¥ER

AEEETRAREERHHETH
T BRBOXZUARE (TA
REDAE -BRAKERFTEH
BRERET —RREITBRAXAKE
TERREMEENAET ([ER))
IR LEE BAKREERARE
R TE X B 5| HHIMNERR
AN - ARMERR B B LR BINE -
MABARE LB BINEAZHE
B R EOSNE & BIAR A S ARBIARIR

27 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES OF FINANCIAL INSTRUMENTS (Continued)

(c) Interest rate risk (Continued)
(i) Sensitivity analysis
At 31 December 2025, it is estimated that a general increase/
decrease of 100 basis points in interest rates, with all other
variables held constant, would decrease/increase the Group’s
loss after tax and retained profits by approximately $39,935,000
(2024: $51,343,000) in response to the general increase/
decrease in interest rates.

The sensitivity analysis above indicates that in respect of the
exposure to cash flow interest rate risk arising from floating
rate non-derivative instruments held by the Group at the end
of the Reporting Period, the impact on the Group’s loss after
tax (and retained profits) is estimated as an annualised impact
on interest expense or income of such a change in interest
rates. The analysis is performed on the same basis for 2024.

(d) Currency risk

Almost all of the Group’s operating activities are carried out in
the PRC with most of the transactions denominated in Renminbi
(“RMB"). The Group is exposed to foreign currency risk arising from
the exposure of RMB against HKD as a result of its investment in
the PRC and the settlement of certain general and administrative
expenses and bank loans and other borrowings in United States
dollars (“USD") or HKD. In addition, RMB is not freely convertible
into foreign currencies and the conversion of RMB into foreign
currencies is subject to rules and regulations of the foreign exchange
control promulgated by the PRC government.
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27 ERBEEREMIEA 27 FINANCIAL RISK MANAGEMENT AND FAIR

AREBE®@ VALUES OF FINANCIAL INSTRUMENTS (Continued)
d) E¥ER(®) (d) Currency risk (Continued)
(i) E¥EK (i) Exposure to currency risk

TERFIINSHREHEEER The following table details the Group’s exposure at the end of
NASERENERABNEE each reporting period to currency risk arising from recognised
BUANERSENEBREE assets or liabilities denominated in a currency other than the
FBEMEAZHEERR -5t functional currency of the entity to which they relate. For
2AME - FEXRBRSEN presentation purposes, the amounts of the exposure are shown
EILER  WERA SRS B in HKD, translated using the spot rate at the end of each
EEHARENBERKBE - reporting period.

e - Bl REERTFR Cash, restricted and pledged deposits 1,661 6,314
RITERREMEE Bank loans and other borrowings (652,995) =
CHREERBBELNARE  Gross exposure arising from recognised assets
and liabilities (651,334) 6,314
B NI S BB T TS  Less: Recognised assets and liabilities
ﬁEi@E’JM%ﬁEﬂEE’]E denominated in USD recognised in the
REERAEPIE) entities with the functional currency in
HKD (note) 650,653 -
(681) 6,314

Be - BHEREERFK Cash, restricted and pledged deposits 1,442 6,079
RITERLEMEES Bank loans and other borrowings (737,533) -
EEREAERBEELMLLRAR  Gross exposure arising from recognised assets
and liabilities (736,091) 6,079
W AT B A TR EEE T Less: Recognised assets and liabilities
MR AETEEND denominated in USD recognised in the
BREERBE M) entities with the functional currency in
HKD (note) 736,643 -
552 6,079
Mar RS THET BN HBE Note: It is assumed that the pegged rate between HKD and USD would be
$T\@§ﬁﬁﬁﬁgheﬁgg = materially unaffected by any changes in movement in value of USD

HEEES NS EE e - against other currencies.
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27 B EKREERK B T A 27 FINANCIAL RISK MANAGEMENT AND FAIR
N SSEE @ VALUES OF FINANCIAL INSTRUMENTS (Continued)
(d) E%EMR (%) (d) Currency risk (Continued)
(i) BBREDM (ii) Sensitivity analysis
TERETRMERBEEBR The following table indicates the instantaneous change in the
& BE X E AR R A HIMNE & = Group's loss before tax that would arise if foreign exchange

T (REMEELARER
wETE) ET$%@I¥%%RHJJE§

rates to which the Group has significant exposure at the end
of the Reporting Period had changed at that date, assuming all

18 /) BN B other risk variables remained constant.
—E_RE —E e
2025 2024

M [E &R HERT AT SN [ 2 HIBRBA
LR (TEE) BENEZE LA (TR EENZE

Increase/ Increase/

(decrease) (decrease)
in foreign Effect on loss in foreign Effect on loss
exchange rates before tax exchange rates before tax
T T
$°000 $'000
ET usb 5% (34) 5% (28)
(5%) 34 (5%) 28
BT HKD 5% (316) 5% (304)
(5%) 316 (5%) 304

SMNEBRE ST TIRIBA S E
RS B He = B0 E R ROF
HBRRTEEBEENET
AFFEERBFANARER
HAETTIEREE5%) WERTA
EBREAZESE ETEES
BINEBOMBHRRIBE /K
SEZ2NEEMELNERE -

The foreign currency sensitivity analysis is calculated based on
the major net foreign currency exposure of the Group as at the
reporting date, assuming 5% change of HKD held by the PRC
entities against RMB held by non-PRC entities against HKD on
the loss before tax and excludes differences that would result
from the translation of the financial statements of foreign
operations into the Group's presentation currency.
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AEEARBESEREERAS
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B FTEEN  FERERE
B REBH AR L o

AREBEH EMREET BB L
m-AKBEERMENESFNERR
B WA HEAMAEBMEMITE
BEMEL LRI - BEGEA
SERPELTE MELHEER
HBFHRE ZREMAACDER
AREBHIENRGETED M E

HEDBURA

AREBBZ I ETIRE E AR
KEEBNTE REAEEME
BERER BE2AFELTIRERE
BEULETERORTETLER R
Bt hREREEmREE R
REEETEIMAERRIE

27 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES OF FINANCIAL INSTRUMENTS (Continued)

(e) Equity price risk

The Group is exposed to equity price changes arising from equity
investments held for trading and non-trading purposes (see Note
16). Other than unquoted securities held for strategic purposes,
all of these investments are listed on the Stock Exchange of Hong
Kong.

The Group’s listed investments are listed on the Stock Exchange of
Hong Kong. Decisions to buy or sell trading securities are based
on daily monitoring of the performance of individual securities
compared to that of the Index and other industry indicators, as well
as the Group’s liquidity needs. The portfolio is diversified in terms of
industry distribution, in accordance with the limits set by the Group.

All of the Group’s unquoted investments are held for long
term strategic purposes. Their performance is assessed against
performance of similar listed entities, based on the limited
information available to the Group, together with an assessment of
their relevance to the Group’s long term strategic plans.
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27 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES OF FINANCIAL INSTRUMENTS (Continued)

(e) Equity price risk (Continued)
At 31 December 2025, it is estimated that an increase/(decrease)
of 5% (2024: 5%) in the relevant stock market index (for listed
investments) or the price/earning ratios of comparable listed
companies (for unquoted investments) as applicable, with all other
variables held constant, would have increased/decreased the Group’s
loss after tax (and retained profits) as follows:

—T_NF
2024

HBRBIE
BT E
Effect on Effect on
loss after loss after
tax tax
T Tt
$'000 $'000

—E-RF
2025
HERBIR
BiROXE

AR ER R Change in the relevant
BENRH equity price risk variable:

Syl Increase 5% (3.175) 5% (3,126)
D Decrease (5%) 3,175 (5%) 3,126
BRESNET RIBEHABELE The sensitivity analysis indicates the instantaneous change in the
Z H A% 22 1135 15 B ok H 4th 48 A = B Group's loss after tax (and retained profits) that would arise assuming

BEEREY MREEPANE
%ﬁufzdi‘%l##&i%ﬁﬁaﬁfaﬁﬁﬁﬁ
<A s HERAESRRNSE
BITAMSIBAKRERREER (X
RE &) RS HREEAE B R
BED- - AEBRRKAKRERNERE
MARBESREABEKRENSE
S H R R e B B E R AR B R MR
mEe  BFAHMESERFTE -
—E - MEND TR AR EEETT -

f) ZBAAEBEUINIENESH
EEREBEBEANEE
AN B R o AN ok SH AR AR B BR Y &
MEENAGEREE BER-Z
—HERZFEMF+ZA=+—
BNAABETESAEZE -

that the changes in the stock market index or other relevant risk
variables had occurred at the end of the Reporting Period and had
been applied to re-measure those financial instruments held by the
Group which expose the Group to equity price risk at the end of
the Reporting Period. It is also assumed that the fair values of the
Group’s equity investments would change in accordance with the
historical correlation with the relevant stock market index or the
relevant risk variables, and that all other variables remain constant.
The analysis is performed on the same basis for 2024.

(f) Fair value of financial assets and liabilities carried at
other than fair value
The carrying amounts of the Group’s financial assets and liabilities
carried at cost or amortised cost are not materially different from
their fair values at 31 December 2025 and 2024.
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27 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES OF FINANCIAL INSTRUMENTS (Continued)

(g) Fair value measurement

(@

Fair value hierarchy

HKFRS 13, Fair value measurement, requires the fair value
of the Group’s financial instruments measured at the end of
the Reporting Period on a recurring basis, categorised into
the three-level fair value hierarchy as defined in HKFRS 13.
The level into which a fair value measurement is classified is
determined with reference to the observability and significance
of the inputs used in the valuation technique as follows:

Level 1 valuations:

Level 2 valuations:

Level 3 valuations:

Fair value measured using only Level
1 inputs i.e. unadjusted quoted prices
in active markets for identical assets
or liabilities at the measurement date

Fair value measured using Level 2
inputs i.e. observable inputs which
fail to meet Level 1, and not using
significant unobservable inputs.
Unobservable inputs are inputs for
which market data are not available

Fair value measured using significant
unobservable inputs
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27 B EKBEENREAMIE 27 FINANCIAL RISK MANAGEMENT AND FAIR

AREE® VALUES OF FINANCIAL INSTRUMENTS (Continued)
(9) AREETTE @) (g) Fair value measurement (Continued)
(i) 2REEZHK(E) (i) Fair value hierarchy (Continued)

RETFE&mIARINBMEER The Group has a finance manager performing valuations for
BT AEE— R BLE the financial instruments, including unlisted equity securities
HEeMIA(BEIERAR which are categorised into Level 3 of the fair value hierarchy,
BEZEREIRMIELTRAE with the assistance of external valuers for certain financial
BH)ETHE  ZMBLRE instruments. The finance manager reports directly to the chief
BEERBREMNBE®RE - HA financial officer. A valuation report with analysis of changes
ARBEFEEHDMHNEE in fair value measurement is prepared by the finance manager
WEDHVBEERSTHR at each interim and annual reporting date, and reviewed and
FEREAHREE  WHERE approved by the chief financial officer.
S EEMRBE

A

“EME
RZBZLF+ZA=1-H +ZA
MEEFEIER =t-H (R

WARERE Fair value measurements MAREE Fair value measurements

Fair value at as at 31 December 2025 categorised into  Fairvalueat  as at 31 December 2024 categorised into
31 December E18 28 #3831 December N F2R %34
2025 Level 1 Level 2 Level 3 2024 Level 1 Level 2 Level 3
Tr Tr Tr T T T Tr T
$'000 $'000 $'000 $'000 $'000 $'000 $'000 $'000

SEUAREE  Recurting fair value

itE measurements
BE: Assets:
~ERE=FFIE - Receivables from the third
parties 33,355 - - 33355 1,093,742 - - 1,093,742
—JFEMBRAES - Unlisted equity securities 39435 - - 39435 3848 - - 38486
-RPESH - Trading securities 24,060 24,060 - - 24,897 24,897 - -
-BHER - Wealth management
products 2,487 - 2,487 - 1,018 - 1,018 -
99,337 24,060 2,487 72,790 1,158,143 24,897 1,018 1,132,228
HE_ZT_hFR_ZT-_MNF During the year ended 31 December 2025 and 2024, there
TZA=+T—HLEFEE  F1 were no transfers between Level 1 and Level 2, or transfers
BRE2H2EWEER N into or out of Level 3. The Group's policy is to recognise
REFBIMMEASNEL - K transfers between levels of fair value hierarchy at the end of
SEMBRERREENRS the Reporting Period in which they occurred.

HEEERNAAREESERZ
MR o
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27 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES OF FINANCIAL INSTRUMENTS (Continued)

(g) Fair value measurement (Continued)

(i)

(iii)

Valuation techniques and inputs used in Level 2 fair
value measurements

The fair value of wealth management products is the
estimated amount that the Group would receive to sale wealth
management products at the end of the Reporting Period,
taking into account current interest rates.

Information about Level 3 fair value measurement

The fair value of receivables from the third parties is determined
using future estimated cash flows to be recovered which
takes into account projects progress presumed or operation
forecast and discount rate is 19.65% (2024: 12%) based on
the average borrowing cost plus a risk premium of the Group
or weighted average cost of capital relating to the specific
business. The future estimated cash flows reflect potential
impacts of adjustments on the projects’ capacity building areas,
land use index and tax related compensation, etc.

The fair value of unlisted equity instruments was determined
using the price/earning ratios of comparable listed companies
adjusted for lack of marketability discount, of which the fair
value measurement is negatively correlated to the discount for
lack of marketability.

The movement during the year in the balance of Level 3 fair
value measurements is as follows:

w—HA—H At 1 January 1,132,228 1,177,279
R8P R FEE Net loss recognised in profit or loss (1,091,053) (6,691)
MEHZER Exchange difference 31,615 (38,360)
R+=ZA=+—H At 31 December 72,790 1,132,228
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28 CAPITAL COMMITMENTS

Capital commitments outstanding at 31 December not provided for in the
Group's financial statements were as follows:

SHES Contracted for = 44,708

= 44,708

BAFREIEEASHEERPYENSR
BEXRAEEEROWBKAFRE -

E=ZR R ARAEERERBEDE
MAMAERYHERRYE  NKREARE
BARTINNEAEE BLHAKE
IARAEAZEERMERIEE - AR
AEZNRA WETEREERITNRK -
AR EN AT ERBHASEN
BEROKREZBEN -

HRARREERAZZERN AR
A ZARBEBE RAKEL AR5
ZEEREREMRTERA -

Capital commitments mainly related to development expenditure for the
Group's properties under development and acquisition cost of the Group’s
projects.

The directors consider that it is not probable that the Group will sustain a
loss under these guarantees as the Group can take over the ownerships of
the related properties and sell the properties to recover any amounts paid
by the Group to the banks. The directors of the Company also consider
that the fair market value of the underlying properties is able to cover the
outstanding mortgage loans guaranteed by the Group in the event the
purchasers default payments to the banks.

The Group has not recognised any deferred income in respect of these
guarantees as its fair value at their initial recognition is considered to be
minimal by the directors of the Company.
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29 EREBERS
(@) BUBRRAEMEHRBEHRS
RAsssh - REBENEF LTS

EABMBHRS

29 MATERIAL RELATED PARTY TRANSACTIONS

(a)

In addition to the transactions and balances disclosed elsewhere in
the financial statements, major related party transactions entered by
the Group during the year are follows:

FER R R A B A Interest expenses to shareholders (i) 42,847 81,537
JE LS BE: 4  B] F BURA Interest income from associates (ii) = 3,777
P EE - Notes:

() FEARCRF SR S PARLE F F| & A F
5% ZE9% 2B (ZEZMF : 11%)
FtE -

(i) FEUCEEE A R A BURA LA B A
ERE(ZE-_WF : REEFH X
W2%)FT B - M ERFIRAELR
TREBEERFE -

by FTZEBABMETH BERES
SRR (R EO# BE) LA A
ETERFREERESREEESH
RIFRIEZA T (AT FE 1052 58)

(b)

(i) Interest expenses to shareholders were charged at a fixed interest rate from
5% to 9% (2024: 11%) per annum.

(ii) Interest income from associates was charged at Prime rate minus Nil% per
annum (2024: Prime rate minus 2% per annum), whereas Prime rate is the
HSBC Best Lending Rate.

Remuneration of key management personnel, including amounts
paid to the directors as disclosed in Note 9 and certain of the highest
paid employees and senior management as disclosed in Note 10, is
as follows:

HHEEEF Short-term employee benefits 9,572 11,107
BEEb 2 R A Post-employment benefits 54 54
9,626 11,161

FolemEem 8 TRA] (R
7(b)) °

Total remuneration is included in “staff costs” (see Note 7(b)).
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30 AR BEEMBMRRE

30 COMPANY-LEVEL STATEMENT OF FINANCIAL

POSITION

—¥_&HF
+=A=t-~8

31 December

2025
T
$'000

—E-ms
+=-B=+—8
31 December
2024

FT

$'000

EREBEE Non-current assets
RETB A RHRE Investments in subsidiaries 210,748 210,748
W WEREE Property, plant and equipment = 828
210,748 211,576
REEE Current assets
H b fE W SR IE Other receivables 10,057,884 12,517,422
HthemEE Other financial assets 26,772 26,772
Be e EEE Cash and cash equivalents 10,759 35,525
10,095,415 12,579,719
REBEE Current liabilities
RITERLEMEES Bank loans and other borrowings = 338,241
H e~ 5108 Other payables 7,612,576 7,317,505
_____________________________________________ 7,612,576 7,655,746
_RBEERE  Netcurentassets 2482839 4,923,973
HEERRBERE Total assets less current liabilities 2,693,587 5,135,549
BEEFRE NET ASSETS 2,693,587 5,135,549
BRARFE CAPITAL AND RESERVES 26(a)
& < Share capital 141,273 141,273
G Reserves 2,552,314 4,994,276
EReH TOTAL EQUITY 2,693,587 5,135,549
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B1I B HEGAEEARBE_-Z 31 POSSIBLE IMPACT OF AMENDMENTS, NEW

:£¢+:ﬁ +—HIEF STANDARDS AND INTERPRETATIONS ISSUED
EEMMNEE - MERRR BUT NOT YET EFFECTIVE FOR THE YEAR ENDED
BURELENTE 31 DECEMBER 2025

HEZSWHHERTZEAE  S5T:6m Up to the date of issue of these financial statements, the HKICPA has
AEEEMAETREE=ZS_AF+= issued a number of new or amended standards, which are not yet
A=+—RLEFERRERERZEHM effective for the year ended 31 December 2025 and which have not been
BRERLERMNOE T RSB E adopted in these financial statements. These developments include the
All - 52 F %R BT 5 0] 88 B K & [F 48 following which may be relevant to the Group.

BARE T AT R o

RTSBE#HH 2%

RN E T B LN

Effective for accounting

periods beginning

on or after

ERMBRELANEITRBEEVHRELNE7R (BN R IANSERGE —EZRF—-H—H

Amendments to HKFRS 9 and HKFRS 7 — Classification and Measurement of Financial 1 January 2026
Instruments

EEMBHELANE T  FEVBRELNE7S BEMBMEERNEIR - HEHM —EZRF—-H—H

BREEANEN10FRBFABGAERIE 7R (BATA) - HEEMHRE LG ERK
FESE-FNE

Amendments to HKFRS 1, HKFRS 7, HKFRS 9, HKFRS 10 and HKAS 7 — Annual Improvements 1 January 2026
to HKFRS Accounting Standards — Volume 11

EENBHRELAEIRRBEVBRELNE 7R (EFIR) - P RIEBEAELIREES —ERF—-H—H
NEEH

Amendments to HKFRS 9 and HKFRS 7 — Contracts Referencing Nature-dependent Electricity 1 January 2026

BERBUBMERNE 189 - HBEHMEXZZIRFE —E-+F—-H—H

HKFRS 18, Presentation and Disclosure in Financial Statements 1 January 2027

ERMBRELRNENR  BELNFEEZNE LA - £5F —E-+F—-H—H

HKFRS 19, Subsidiaries without Public Accountability: Disclosures 1 January, 2027

EERBEESTH (BFAIR)UBRER L2 — EEAHBSRERERERZTHER —E-+F—H—H
20

Amendments to HK Int 5 Presentation of Financial Statements — Classification by the Borrower 1 January, 2027
of a Term Loan that Contains a Repayment on Demand Clause

EEMBHELAE 10 REBGAERNE 285 (BFIA) —REFHABEN ARG L FEE
hEZHNEEDESRA

Amendments to HKFRS 10 and HKAS 28 — Sale or Contribution of Assets between an Investor to be determined

and its Associate or Joint Venture

AEBENEZEERBHYTERER The Group is in the process of making an assessment of what the
RN E - JBRRLIARA A% impact of these developments is expected to be in the period of initial
SRAUTAAEHGRAMBGHRRELS application. So far it has concluded that the adoption of them is unlikely

N2 & to have a significant impact on the consolidated financial statements.
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melER CONSOLIDATED INCOME STATEMENT
BE+t-A=t-BLEE
For the year ended 31 December
—E-ME —E-=F —ZE-C
2024 2023 2022
T T Tr
$000 $'000 $000
/9N Revenue 1,359,747 1,369,285 954,319 3,667,163 638,957
BERKA Direct costs (2,037,818)  (1,486,059)  (1,208,094)  (3,072,932) (318,788)
£(18) /7 Gross (loss)/profit (678,071) (116,774) (253,775) 594,231 320,169
REMERSEAEE  Valuation (losses)/gains on investment
HENRENEN properties and investment properties
fhE(BE) /e classified as held for sale (833,845)  (1,195,925) 14,376 (23,019) 202,341
FBRERRANEE Fair value loss on financial assets
AEHENSREE measured at FVPL
ZARBEEE (1,090,124) - - - -
Hi A Other revenue 84,015 99,642 158,795 169,689 175,544
Hit (F598) /WaFE  Other net (loss)income 34,508 (173,145) (39,695) (3,769) 218,551
HEREHEAX Selling and marketing expenses (202,038) (257,583) (76,519) (155,425) (82,825)
AHREY Administrative expenses (192,166) (197,822) (176,820) (258,101) (332,774)
BHREMEKFIER  Reversal of impairment loss/(impairment loss)
REBEELE,/ on trade and other receivables
(REEE) (161,173) 2,066 (85,225) (34,843) (9,477)
REEBEEN (Loss)/profit from operations
(F1R) /B7 (3,038,894)  (1,839,541) (458,863) 288,764 491,529
BB A Finance costs (174,983) (303,166) (319,999) (324,257) (294,547)
RS N REE Share of losses of associates (272) (4,149) (57,615) (22,234) (1,997)
EHEELEBR Share of losses of joint ventures = - - (15,299) (7,397)
BRBLAT (B5B) /B (Loss)/profit before taxation (3,214,149)  (2,146,856) (836,477) (73,026) 187,588
Frig Income tax 140,224 250,237 (63,853) (110,615) (140,874)
FE(FR) /BF (Loss)/profit for the year (3,073,925)  (1,896,619) (900,330) (183,641) 46,714
BAT AL FESA - Attributable to:
ADFEZRBERAKA  Equity shareholders of the Company and
AREERFFEA holders of PCSs (2,905,487)  (2,023,465) (876,893) (185,099) 33,432
FERER Non-controlling interests (168,438) (74,853) (23,437 1,458 13,282
FE(FR)/BH (Loss)/profit for the year (3,073,925)  (2,098,318) (900,330) (183,641) 46,714
EREX(BE)/ Basic (loss)/earnings per share ($)
B (r) (1.90) (1.20) (0.57) 0.12) 0.02
SkhEE (58) Diluted (loss)/earnings per share ($)
BF (%) (1.90) (1.20) (0.57) 0.12) 0.02
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mERXEWER CONSOLIDATED STATEMENT OF COMPREHENSIVE

INCOME

BET-A=+-HLFE

For the year ended 31 December

S - -t : S
2024 2023 2022
T T T
$'000 $'000 $'000
EE(FR) /B (Loss)/profit for the year (3,073,925) (1,896,619) (900,330) (183,641) 46,714
FEHM2EKE (BB Other comprehensive income for the
REHHERRE) year (after tax and reclassification
adjustments)
A#BTFEEF7IEZ  Items that will not be reclassified
BmaEg - subsequently to profit or loss:
REME - BERE Surplus on revaluation of property, plant
REEERRENE and equipment upon change of use to
ZERNERBR investment properties = 11,007 9,365 - 5,619
HREEERIREME  Deferred tax liability arising on revaluation
M EfHREMEED gain on change of use to investment
BEERIEAR properties - (2,752) 2,342) - (1,405)
HZ g B 7 E Items that may be reclassified subsequently
BwmaEA to profit or loss:
ﬁ EMBARKHREE  Exchange differences on translation of
FOBERRELN reclassified to profit or loss upon
[R%i\ disposal of subsidiaries - - - (1,034) 624
BEENHBARR Exchange differences on translation
AECENFBRE of financial statements of foreign
REANMERLZS subsidiaries and joint ventures 145,232 (209,954) (250,246) (962,243) 379,050
EEHERRAREE Share of other comprehensive income
m%ﬁ'}ﬁﬁﬂiﬁﬂﬁlﬁ of associates and joint ventures - - - - (18,461)
FEXEKRARH Total comprehensive income
for the year (2,928,693) (2,098,318) (1,143,553) (1,146,918) 412,141
DY PN 1 Attributable to:
AARMEGRERKA  Equity shareholders of the Company and
THRESHEEA holders of PCSs (2,771,089)  (2,023,465)  (1,116,388)  (1,137,985) 394,643
FERER Non-controlling interests (157,604) (74,853) (27,165) (8,933) 17,498
FEXHUGRARE Total comprehensive income
for the year (2,928,693) (2,098,318) (1,143,553) (1,146,918) 412,141
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SEMBARRE CONSOLIDATED STATEMENT OF FINANCIAL

POSITION

R+=A=1+-H
At 31 December
—TC-=F

2023
T
$'000

FRBEE Non-current assets
RENE Investment properties 5,827,916 6,378,394 8,105,892 8,297,230 8,970,030
Eh%  BER Other property, plant and equipment
RiE 69,985 97,417 138,126 173,388 192,006
5,897,901 6,475,811 8,244,018 8,470,618 9,162,036
BV EE Intangible assets 3,769 3,769 3,769 3,769 3,769
S Goodwill 40,736 40,736 40,736 40,736 40,736
REE R AR Interest in associates 3,472 3,320 158,358 186,912 5,257
REECERNER Interest in joint ventures = - - - 1,069,950
EthemEE Other financial assets 94,955 1,155,250 1,202,818 1,341,514 1,443,808
H Y B Other receivables - - 314,675 289,997 268,023
ERFREE Deferred tax assets 64,475 125,054 112,663 83,293 87,451
6,105,308 7803,940 10,077,037 10,416,839 12,081,030
TEBEE Current assets
FEREMA LKA Inventories and other contract costs 2,601,307 4,108,073 5,297,845 7,145,866 9,951,592
HwemEE Other financial assets 4,382 2,893 2,835 31,214 130,858
B REMEKFE Trade and other receivables 1,828,994 1,723,556 1,467,188 1,578,368 2,152,059
BRHE Prepaid tax 2,235 2,235 2,141 2,295 72,320
XEHREEATR Restricted and pledged deposits 123,781 1,379,837 1,525,775 2,057,404 2,862,004
ReLkBAeEEER Cash and cash equivalents 520,948 376,867 665,194 579,975 1,077,346
5,081,647 7,593,461 8,960,978 11,395,122 16,246,179
PERFIELER Investment properties classified as
BEME held for sale - 250,000 - 20,679 46,600
5,081,647 7,843,461 8,960,978 11,415,801 16,292,779
TBaE Current liabilities
B 5 REMEMNTIA Trade and other payables 1,818,205 1,725,663 1,953,637 3,196,329 4,252,279
EREBE Contract liabilities 69,499 162,169 146,774 99,056 1,927,173
RITEFREMEE Bank loans and other borrowings 1,649,562 2,659,573 3,305,907 2,568,827 6,196,768
HERE Lease liabilities 7,840 5,825 6,072 10,611 7,581
FEfHIE Tax payable 226,808 189,537 206,733 269,161 217,567
ERESH Bonds payable - - - - 249,665
3,771,914 4,742,767 5,619,123 6,143,984 12,851,033
RBRERE  Netcurrentassets 1309733 3100694 3341855 5271817 3441746
BEERTDAR Total assets less current liabilities 7,415,041 10,904,634 13,418,892 15,688,656 15,522,776
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SmEMBRRR @ CONSOLIDATED STATEMENT OF FINANCIAL
POSITION (Continued)

R+=A=+—H
At 31 December
ZE-RfE —T-pmE —T-=F
2025 2024 2023
Tr Fr T
$'000 $'000 $'000 $'000
k= Non-current liabilities
BITERREMEE Bank loans and other borrowings 3,485,799 3,820,770 3,948,400 5,097,072 3,649,180
HERE Lease liabilities 24,231 28,752 28,946 35,874 39,204
EEFEAE Deferred tax liabilities 808,861 1,030,268 1,318,384 1,273,704 1,464,559
_____________________________________________________________ A88N 4879790 5295730 6406650 5152943
EEFE NET ASSETS 3,096,150 6,024,844 8,123,162 9,282,006 10,369,833
BAKHE CAPITAL AND RESERVES
AR Share capital 141,273 141,273 141,273 141,273 141,273
[ Reserves 3,156,373 5,927,463 7,950,928 9,082,607 10,161,553

ADAEBERERKAR  Total equity attributable to equity
TERBHIEEAEL  shareholders of the Company and
ERARE holders of PCSs 3,297,646 6,068,736 8,092,201 9,223,880 10,302,826

FERER Non-controlling interests (201,496) (43,892) 30,961 58,126 67,007

ERAH TOTAL EQUITY 3,096,150 6,024,844 8,123,162 9,282,006 10,369,833
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