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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income
HRGSREREMZEKEE

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

Six months ended 30 June

BEAA=tTHLLAEAR

2026 2025

—ECXRE —EB-HRHEF

Notes HK$’000 HK$’000
Htat FET FET

(Unaudited) (Unaudited)
(REER) (REE®Z)

Revenue Wi 4 104,767 107,702
Cost of sales SHERA (51,046) (48,101)
Gross profit EX 53,721 59,601
Investment and other income RERHEMEA 5 7,675 10,526
Other gains and losses Hit= R EE 6 (47,204) (19,236)
Selling and distribution expenses &K 58X (2,786) (2,339)

(Allowance)/reversal of allowance for £REE 2B EEEIE
expected credit losses on financial (&%) &R D

assets 7 (6,175) 1,702
Administrative expenses THAX (67,961) (54,515)
Share of results of associates LB E AT EE - 713
Loss from operations BEEIR (62,730) (3,548)
Finance costs MELE R 8 (44,707) (37,639)
Loss before taxation BRELATE 1B (107,437) (41,187)
Income tax expense FrEsimx 9 (1,565) (4,179)
Loss for the period AHEEE 10 (109,002) (45,366)

Loss for the period attributable to: LT A T E{GAHARIEIE :

Owners of the Company ¥ UNETEZ ZS DN (109,002) (45,366)
Non-controlling interests IR - -
(109,002) (45,366)
Interim dividend FEIR S 11 - -
Loss per share BRER 12
Basic (Hong Kong cents) B GEM) (27.74) (12.28)
Diluted (Hong Kong cents) #5E (B1L) (27.74) (12.28)
The accompanying notes form an integral part of the VEMS 2 MEE B R S AR S BT A R =2 — 31D o

condensed consolidated financial statements.

ETERNITY INVESTMENT LIMITED
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income
GHRFeRaREItZEREE

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

Six months ended 30 June
BEAA=1TRHILAEA

2026 2025
—EXRE —E-RF
HK$’000 HK$’000
FET FiET

(Unaudited) (Unaudited)
(REEXR) (REE®Z)

Loss for the period

Other comprehensive income
for the period, net of income tax,
Items that may be reclassified
subsequently to profit or loss:
Exchange differences arising on

AHREESE (109,002) (45,366)

N5 8 EL At 2 [ K
MBRAAEHE
AR UJHEEH 7 BERm K2
BE :
BEBNERELEZEREZRE

translating foreign operations 38,436 17,057
38,436 17,057
Other comprehensive income for the AHBHAM 2 E W - kR
period, net of income tax Fri5%iE 38,436 17,057
Total comprehensive expense for the AHEEEAMX
period (70,566) (28,309)
Total comprehensive expense for the DT ATESABEEE
period attributable to: wEx
Owners of the Company RATEBA (70,338) (28,224)
Non-controlling interests =R S (228) (85)
(70,566) (28,309)
The accompanying notes form an integral part of the VEMI 2 MR A M mER 2 — 2o ©

consolidated financial statements.

KERHIRERRD
“EZREFHR

=
H
|



Condensed Consolidated Statement of Financial Position

BHFRSMERAE
At At
30 June 31 December
2026 2025
P IS
—EZN —E-RE
ANAB=+H +=ZBA=1+—H
Notes HK$’000 HK$’000
iz FET FET
(Unaudited) (Audited)
(REER) (EZ)
ASSETS BE
Non-current assets ERBEE
Property, plant and equipment Y - MERKE 13 819,531 821,137
Right-of-use assets EAEEE 14 173,314 175,157
Investment properties REYE 15 186,631 172,030
Intangible assets BERE 16 531,849 541,188
Interests in associates REE QR 2R 17 590 4,111
Deferred tax assets EIERIBEE 41,023 40,112
Finance lease receivables EUWmERE 18 95,237 123,519
1,848,175 1,877,254
Current assets REBEE
Inventories 78 27,835 28,618
Loans receivables EWEF 19 160,395 160,496
Trade receivables g S EWIE 20 38,308 36,972
Deposits, prepayments and other  1#& - FA{TFIE R Hith
receivables FEWFR1E 102,764 98,496
Finance lease receivables EhmEREE 18 62,068 30,704
Financial assets at fair value through & A EFABH RS
profit or loss ERMEE 26,819 55,542
Cash and cash equivalents BERESEEY 56,620 32,126
474,809 442,954
Assets classified as held for sale PTHEABELHEZEE 21 14,422 13,868
489,231 456,822
Total assets EEH#AE 2,337,406 2,334,076
EQUITY s
Share capital i 22 40,286 38,286
Shares held for share award plan ARMRBEERE 2RH (16,979) (16,979)
Reserves ] 671,014 723,352
Equity attributable to owners of AT EE AEGEZE
the Company 694,321 744,659
Non-controlling interests IR ER (5,953) (5,725)
Total equity FELEKE 688,368 738,934

ETERNITY INVESTMENT LIMITED
Interim Report 2026



Condensed Consolidated Statement of Financial Position

= §
BHGEESMERAE
At At
30 June 31 December
2026 2025
»n "
—ERE —EB-HRHEF
ANA=+H +=A=t+—8H
Notes HK$’000 HK$°000
Kt FET FET
(Unaudited) (Audited)
(REER) (REZ)
LIABILITIES a8fE
Current liabilities REBAE
Trade payables B S ENRIE 23 38,180 34,148
Deposits received, gilize - BerEAREM
accruals and other payables FE{+FRIE 257,101 231,725
Receipts in advance AW IE 44,338 42,855
Tax payables 8 102,750 93,957
Bank borrowings RITIER 24 84,486 87,405
Other borrowings HiER 25 309,854 327,707
Lease liabilities HEBE 5,343 4,976
Guaranteed secured notes RFBIEREE 26 179,824 179,824
Amounts due to associates FETE & A RIFRIE 28 10,229 7,745
Amounts due to directors and ERNEEREEALTRE
related party 27 51,813 52,678
Convertible bonds AERES 29 12,634 11,842
1,096,552 1,074,862
Non-current liabilities FRBEE
Deposits received and 2R E R HE MBI
other payables 94,626 72,906
Lease liabilities HEBE 272,906 267,228
Deferred tax liabilities ELEFHIEEE 184,954 180,146
552,486 520,280
Total liabilities BEHE 1,649,038 1,595,142
Total equity and liabilities EEREERE 2,337,406 2,334,076
Net current liabilities REBEEFHE (607,321) (618,040)
Total assets less current liabilities EEZERABERE 1,240,854 1,259,214

The accompanying notes form an integral part of the
condensed consolidated financial statements.
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Condensed Consolidated Statement of Changes in Equity
HHHGFEREEHE

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

Attributable to owners of the Company

KOERRARE
Shares Fairvalue
held for through other Equity-settled
share Property  comprehensive Convertite ~ share-based Non-
Share award Share Capital ~ Contibuted  revaluation income bonds payment Exchange  Accumulated controlling
capital plan premium reserve suplus reserve Tesenve eserves reserve reserve losses Sub-total interests Total
BROSR BATEHA HRRES
itHsE E AT gk ZBAXH
i Rk B B4k LEED Bk YERE E5EE Li] i 2itER Nt FERER it
HK$ 000 HK$ 000 HKS'000 HK$ 000 HK$000 HK$000 HK$000 HK$000 HK$000 HKS 000 HKS000 HK$ 000 HK$ 000 HK$ 000
Fér b7 b7 i i 7 7L T fér Fér b7 b7 i i
(Unaudited) ~ (Unaudited) ~ (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Uneudited)  (Unaudted)  (Unaudited)  (Unaudited)
(RE8H)  (REER)  (REER)  (RESR)  (REEM)  (REEM)  REER)  REER)  (REER)  GEBR)  (REBR)  (REER)  (RESR)  (EE9)
At1 January 2025 H-$-1E-A-R 3,19 (24455) 1,807,051 17,761 404,663 25,801 26518) - 805 (154112 (1,030,992) 1,068,200 (5,554) 1,062,646
Loss for the period KEEEE e e e e e - - - - - (65,366) (5,366) - (¢5,366)
Other comprehensive ~ AEBEH2ER
expense for the
period
Exchange diferences  BEENERELL
afsing on EjZE
translating foreign
operations S S S e e = g S S 1714 S 17,142 8) 17,057
Tote comprehensive.  AEE2AE(ER)/
(expense)income for W&
the period - - - - - - - - - 17,142 (45,366 (28,224) 89) 28,309)
Recogniton forequity- ~ ESNRELE 2
settled share-based RA%H
payment - - - - - - - - 1,226 - - 1225 - 1,225
Recogniton of equity ~ ERTERES2
compongnt of E&HH
convertible bonds - - - - - - - 1,910 - - - 1910 - 1,910
At30 June 2025 H-%-Rf
*A=1A 3,19 (24,455) 1,807,051 17,761 404,663 25,801 (26,518) 1910 200 (136,970)  (1,076,359) 1,083,111 (6639) 1027412
At 1 January 2026 WZE-rE-E-R 38,286 (16,979) 1,807,483 11,761 404,663 25,801 - 1,628 - (128,483 (1,405,701 744,659 (5,725) 738,934
Loss for the period KEEEE o - - - - - - - - - 109,002) 109,002) - 109,002)
Otter compretiensive ~ AEBEH2EHR
expense for the
period
Exchange diferences  AEENEREEL
afsing on EjzE
translating foreign
operations - - - - - - - - - 38,664 - 38,664 (228) 38,436
Totelcomprehensive.  ASE2EA (Fx)/
(expense)/income for i
the period - - - - - - - - - 3,664 (109,002) (70,338) (228) (70,566)
Share placing g 2,000 - 18,000 - - - - - - - - 20,000 - 20,000
At 30 June 2026 HZBZRE
*AZ1A 40,286 (16979) 1,825,483 17,761 404,663 25801 - 1628 - (89819 (1,514703) 694,321 6,953) 668,368

ETERNITY INVESTMENT LIMITED

Interim Report 2026



Condensed Consolidated Statement of Cash Flows
BHGSHERE

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

Six months ended 30 June

BEAA=tTHLLAEAR

2026 2025
—ERE —E-HE
HK$’000 HK$’000
FET FET

(Unaudited) (Unaudited)
(REEXR) (REE®Z)

CASH FLOWS FROM OPERATING KRETHHERE

ACTIVITIES
Cash generated from operations EEMEBRE 20,792 18,982
Net cash generated from operating RETEREBZESFE

activities 20,792 18,982
CASH FLOWS FROM INVESTING RETE2HERE

ACTIVITIES
Purchase of property, plant and equipment BE Y% « KE R RE (4,996) (8,766)
Proceeds from disposal of investment HEREWMERBRIE

properties 2,312 -
Repayment from lessees under finance RMEHEET 2ABAEE

lease IR 10,481 14,644
Withdrawal of pledged bank deposits EEEEBRITER - 23
Net cash inflow arising on other investing HMREFZTBELEZRERA

activities R - 107
Net cash generated from investing RETHMEB2RESFH

activities 7,797 6,008
CASH FLOWS FROM FINANCING METEcHERE

ACTIVITIES
Advance from directors REEZ2HR 1,300 -
Interest paid EfFE (20,311) (16,267)
Proceeds from an associate — B E QAT PERIE 5,140 -
Proceeds from convertible bonds AR E S B RIE - 13,000
Proceeds from share placing B G EBRE 20,000 -
Repayment of bank borrowings IRITIERER (2,919) (2,589)
Repayments of leases liabilities HEBEEN (4,258) (4,162)
Repayment to directors BRTFES (2,165) (3,892)
Repayment to an associate BT —EEE QT (2,656) (862)
Net cash used in financing activities METEBMACRSFE (5,869) (14,772)
Net increase in cash and cash ReRBAEEEYEMFEE

equivalents 22,720 10,218
Cash and cash equivalents at the RBEHIZ2EERES

beginning of the reporting period £EY 32,126 30,322
Effect of foreign exchange rate changes [ER% g v $& 1,774 530

Cash and cash equivalents at the end of RIBEHAZEERES
the reporting period ZEY 56,620 41,070

KIBERIREERA T
—E— NEHRE
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BASIS OF PREPARATION

The condensed consolidated financial statements
of Eternity Investment Limited (the “Company”)
and its subsidiaries (collectively, the “Group”)
for the six months ended 30 June 2026 have
been prepared in accordance with Hong Kong
Accounting Standard (“HKAS”) 34 Interim Financial
Reporting issued by the Hong Kong Institute of
Certified Public Accountants (the “HKICPA”) and
the applicable disclosure requirements set out in
Appendix D2 of the Rules Governing the Listing
of Securities (the “Listing Rules”) on The Stock
Exchange of Hong Kong Limited (the “Exchange”).

The condensed consolidated financial statements
should be read in conjunction with the audited
consolidated financial statements of the Group
for the year ended 31 December 2025. Except
as described in note 2 below, the accounting
policies and methods of computation used in the
condensed consolidated financial statements
are the same as those presented in the audited
consolidated financial statements for the year
ended 31 December 2025.

Going concern

During the six months ended 30 June 2026, the
Group incurred a loss for the period attributable
to owners of the Company of HK$109,002,000,
and, as of that date, the Group’s current liabilities
exceeded its current assets by HK$607,321,000.

ETERNITY INVESTMENT LIMITED
Interim Report 2026

Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

mRERE

Eternity Investment Limited ( 7k 18 & B
?x’ﬁﬁﬁﬁ’&j ) [EAR D REKBA

A(EBIAEEDEBEE-_SE-_~EX
ﬁ_+EIJt/\TIEIH ZERERE M EHRE
DRESBETMAS(EEBEHEA
g EMEBSHEN(EBETE
Bl )B4 RF B HREREBHER
ZHRBMRAB (BRI FS LmHRL
(TEmREA] KHsED2ATE 2B A ER
MRS o

HRREHBERREERALAERBE
E_HFE+ A=+ -HLEFEZEE
AR E MRk — GFBIE o BRT XMIEE
2fiE SN - NG E M B HRKR A
B RRRFAELSEEBE_ZRF
TZA=1+-BLEFELERGSUH
HERF2HEAE e

RS

RBE-_E-_XEXA=1+HLXEA
A REBEEAQTEE ABILAE
R E518 109,002,0008 7% » MEEZA -
AEBNRBDESRERBEES H
607,321,000 & 7T °
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

BASIS OF PREPARATION (Continued)
Going concern (Continued)

As at 30 June 2026, the Group had outstanding
guaranteed secured notes (the “Notes”) and note
interest payable of approximately HK$234 million,
which were due for repayment on 23 September
2025. The Group failed to repay the Notes upon
their maturity, constituting an event of default
under the terms of the note instrument. The Notes
are secured by a share charge over a wholly owned
subsidiary of the Group, Eternity Investment (China)
Limited.

As at the date of this interim report, the Group
has entered into negotiations with the noteholder
regarding a formal repayment plan or forbearance
arrangement, and no conclusion has been reached.

The directors of the Company have assessed the
potential implications of the default, including
the worst-case scenario in which the noteholder
enforces its security by taking possession of the
charged shares of Eternity Investment (China)
Limited.

The net book value of the Eternity Investment
(China) Limited was approximately HK$968 million,
which substantially exceeds the outstanding
liabilities under the Notes of approximately HK$234
million as at 30 June 2026. The directors of the
Company therefore consider that, even in the event
of enforcement, the security cover is sufficient
to fully satisfy the Group’s obligations under the
Notes without giving rise to a material deficiency.

Furthermore, the directors of the Company have
prepared the Group’s cash flow projections on a
basis that excludes the operating cash flows and
assets of Eternity Investment (China) Limited from
the continuing operations of the Group. Even after
eliminating these contributions, the directors of
the Company have concluded that the remaining
operations of the Group would generate sufficient
cash flows to meet the Group’s ongoing working
capital requirements and other financial obligations
as they fall due for a period of at least twelve
months from the date of this interim report.

mREE(F)
FERE (&)
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BEENREEREBE(RBED RENE
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FNAZT=REHEE - NREBE KK
NERIYREERE  REBERZETA
RRBRENENH - REULREEE2E
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Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

1.

BASIS OF PREPARATION (Continued)
Going concern (Continued)

In view of such circumstances, the directors of
the Company have given careful consideration to
the future liquidity, operating performance of the
Group and its available sources of financing, and
are of the opinion that the cash flow generated
from operating activities and certain appropriate
financing activities of the Group will be able to
meet the funding needs of operations and repay
the outstanding borrowings. In order to improve
the Group’s financial position, the directors of
the Company have been implementing various
measures as follows:

° taking active measures to collect loan
receivables to improve operating cash flows
and its financial position;

o disposing of certain non-core investment
properties to generate immediate cashflows;

o disposing of certain investment properties held
as collateral for bank and other borrowings.
The net proceeds from the disposals will
be applied to reduce the outstanding loan
balances, thereby lowering the Group’s
finance costs and improving its debt-to-equity
ratio;

° negotiating with respective lenders to renew
and extend the existing borrowings upon their
maturities;

o raising capital through share placements,
rights issues, or open offers to strengthen
the equity base and improve the net asset
position;

° reviewing its investments and actively
considering to realise certain financial assets
at fair value through profit or loss (“FVTPL”)
or other assets in order to enhance the cash
flow position of the Group whenever it is
necessary; and

° implementing active cost-saving measures to
control administrative costs through various
ways to improve operating cash flows at a
level sufficient to finance the working capital
requirements of the Group.

ETERNITY INVESTMENT LIMITED
Interim Report 2026
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

BASIS OF PREPARATION (Continued)
Going concern (Continued)

The directors of the Company have carried out
detail review on the Group’s cash flow projections
prepared by management. The cash flow
projections cover a period up to 30 September
2027. In preparing the cash flow projections, the
directors of the Company have considered the
historical cash requirements of the Group as well
as other key factors, including the availability of
the loan finance which may impact the operations
of the Group during the next twelve-month period.
They are of the opinion that, taking into account the
above-mentioned measures, the Group would have
sufficient working capital to finance its operations
and to meet its financial obligations as and when
they fall due within the next twelve months from
the date of approval of the consolidated financial
statements.

Accordingly, the directors of the Company are
of the opinion that it is appropriate to prepare
the consolidated financial statements for the six
months ended 30 June 2026 on a going concern
basis. Should the Group be unable to continue as a
going concern, adjustments would have to be made
to the consolidated financial statements to adjust
the value of the Group’s assets to their recoverable
amounts, to provide for any further liabilities which
might arise and to reclassify non-current assets
and liabilities as current assets and liabilities,
respectively. The effects of these adjustments have
not been reflected in the consolidated financial
statements.
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Notes to the Condensed Consolidated Financial Statements

MR R & M H R

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

PRINCIPAL ACCOUNTING POLICIES

The condensed consolidated financial statements
have been prepared on the historical cost basis,
except for investment properties and certain
financial instruments, which are measured at fair
values.

Other than additional accounting policies resulting
from application of amendments to Hong Kong
Financial Reporting Standards (“HKFRSs”), the
accounting policies and methods of computation
used in the condensed consolidated financial
statements for the six months ended 30 June 2026
are the same as those presented in the Group’s
audited consolidated financial statements for the
year ended 31 December 2025.

Application of amendments to HKFRSs

In the current interim period, the Group has applied
the following amendments to HKFRSs issued by the
HKICPA, for the first time, which are mandatorily
effective for the Group’s annual periods beginning
on or after 1 January 2026 for the preparation of
the Group’s condensed consolidated financial
statements:
HKFRS 9 and HKFRS 7 Classification and Measurement
of Financial Instruments
(amendments)

HKFRS 1, HKFRS 7, HKFRS 9, Annual Improvements to HKFRS
HKFRS 10 and HKAS 7 Accounting Standards —
Volume 11

HKFRS 9 and HKFRS 7 Contracts Referencing Nature-
dependent Electricity

(amendments)

HKFRS 7, HKFRS 18, HKAS 1, Disclosures about Uncertainties
HKAS 8, HKAS 36 and in the Financial Statements
HKAS 37 (amendments)’

The amendments, issued in February 2026, add
illustrative examples to the accompanying materials
of HKFRS Accounting Standards. These illustrative
examples do not have an effective date.

ETERNITY INVESTMENT LIMITED
Interim Report 2026
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

PRINCIPAL ACCOUNTING POLICIES
(Continued)

Application of amendments to HKFRSs
(Continued)

The application of the amendments to HKFRSs
in the current interim period has had no material
impact on the Group’s financial positions and
performance for the current and prior periods and/
or on the disclosures set out in the condensed
consolidated financial statements.

OPERATING SEGMENTS

The Group’s operating segments have been
determined based on the information reported
to the Chairman of the board of directors (the
“Board”), being the chief operating decision maker,
that are used for performance assessment and to
make strategic decisions. The Group’s operating
businesses are structured and managed separately
according to the nature of their operations and the
products and services they provide. Each of the
Group’s operating segments represents a strategic
business unit that offers products and services
which are subject to risks and returns that are
different from those of other operating segments.
The Group currently has five operating segments:

(@) Property
investment

Leasing of rental
properties and property
management

Sale of financial assets at
FVTPL

(b) Sale of financial
assets

() Money lending Money lending

(d) Sale of jewelry Design and sale of

products jewelry products
(e) Golf club Golf club operation
operation

2.
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Notes to the Condensed Consolidated Financial Statements

MR R & M H R

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

3. OPERATING SEGMENTS (Continued) 3. REDI(E)
An analysis of the Group’s reportable segment BE-_ZE-_ARFR-ZF-HFRA=T
revenue, results, assets, liabilities and other ALAEARBEZE-"F-_HF+ = A
selected financial information for the periods ended =S+ BLEFE . AREREEDHEH
30 June 2026 and 2025, and for the year ended PRAUSWAMWE - RE-EE- &
31 December 2025 by operating segments are as BEREMEEMBERZOMAOT ¢
follows:
Segment revenue and results AW R FEE
For the six months ended 30 June 2026 BE-—FE-_ANFENA=1HINEAR
Sale of Sale
Property financial Money  of jewelry Golf club
investment assets lending products  operation Consolidated
BE
#HE #HE =1 B
NERE SREE & KEER REm Ge
HK$’000 HK$’000 HK$’000 HK$’000 HK$’000 HK$’000
A7 A7 FET TEr TEr TET
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REER) (REBR) (REER) (REER) (REER)  (REER)
Segment revenue AHBE 3,183 (5,642) 6,367 33,953 66,906 104,767
Segment (loss)/profit 2 (EE) /B (58,806) (10,813) (8,500) 580 19,639 (57,900
Interest income on bank deposits #4775 2 FIE WA 126
Unallocated corporate income K2 EEZENA -
Unallocated corporate expenses A AEEEH® (4,956)
Finance costs BEER (44,707)
Loss before taxation BB AIEE (107,437)
Income tax expense FrieBimt (1,565)
Loss for the period KHEEE (109,002)

ETERNITY INVESTMENT LIMITED
Interim Report 2026
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

«(Mf\ﬁ[g ( )

OPERATING SEGMENTS (Continued) 3. =71
Segment revenue and results (Continued) DEBUR R R A ()
For the six months ended 30 June 2025 BE—_E-_RFEANA=1HINEA
Sale of Sale
Property financial Money of jewelry Golf club
investment assets lending products operation Consolidated
2E
HE HE ElES
NERE tHEE BE& KEER REff e
HK$'000 HK$°000 HK$'000 HK$'000 HK$'000 HK$'000
FiEx Tix THx TEx TEx TéEr
(Unaudited)  (Unaudited)  (Unaudited) (Unaudited)  (Unaudited) (Unaudited)
(REEK) (REBR)  (REER)  (REER) (REER)  (REER)
Segment revenue yaEi 6 2,815 (574) 6,774 31,255 67,432 107,702
Segment (loss)/profit 24 (58) /87 (46,610) 7,214 8,466 408 28752 (1,770)
Interest income on bank deposits #1775 2 FE WA 107
Unallocated corporate income &2 EEZERA 211
Unallocated corporate expenses kA FE%ER (2,809)
Finance costs REER (37,639)
Share of results of associates GBS AT EE 713
Loss before taxation BB AIEE (41,187)
Income tax expense FrsBims (4,179)
Loss for the period KrEEESR (45,366)
Segment revenue reported above represents X EFzrHRRIEHEIINEFEL

revenue generated from external customers. There
were no inter-segment sales in both periods.

Segment results represent (loss incurred)/profit
earned by each segment without allocation of
central administrative expenses including directors’
emoluments, share of results of associates,
certain investment and other income, certain other
gains and losses, finance costs and income tax
(expense)/credit. This is the measure reported to
the Chairman of the Board for the purposes of
resource allocation and assessment of segment
performance.

ZWss o WE R EELE D MEHEE -
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Notes to the Condensed Consolidated Financial Statements

MR R & M H R

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

3. OPERATING SEGMENTS (Continued) 3. REDEB(E)
Segment assets and liabilities PTEHMEEREE
At 30 June 2026 R-EZANFEXNF=1H
Sale of Sale
Property financial Money  of jewelry Golf club
investment assets lending products  operation Consolidated
28
e #&  EEX
NERE CHEE & KEER Ref )
HK$’000 HK$’000 HK$’000 HK$'000 HK$'000 HK$°000
TEx TEr TEx Tix TEx TEr
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(RBER) (REER) (REER) (REER) (REER)  (REER)
Segment assets AHEE
- Hong Kong - 5A 202,920 26,825 179,160 64,962 - 473,867
- The PRC - 1,523,647 - - - 331,265 1,854,912
1,726,567 26,825 179,160 64,962 331,265 2,328,779
Unallocated corporate ROBLEEE
assets 8,627
Consolidated total assets AR EEAE 2,337,406
Segment liabilities PHEE
- Hong Kong - &8 (126,232) (46,813) (7,785) (6,169) - (186,999)
- The PRC - (509,844) - - - (376,759) (886,603)
(636,076) (46,813) (7,785) (6,169) (376,759)  (1,073,602)
Unallocated corporate liabilities &2 Tt % & & (575,436)
Consolidated total liabilities %4 & B4 (1,649,038)

18 ETERNITY INVESTMENT LIMITED
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 #Z2 =F - ANFNA=+HINEAH

«(Mf\ﬁB ( )

OPERATING SEGMENTS (Continued) 3. = H
Segment assets and liabilities (Continued) ITHEEREE(F)
At 31 December 2025 R-E-BF+-HA=+—H
Sale of Sale
Property financial Money of jewelry Golf club
investment assets lending products operation Consolidated
HE HE BEX
NERE tREE g KEER e &e
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FEr FEr FEr FEr FEr FiEx
(Audited) (Audited) (Audited) (Audited) (Audited) (Audited)
(%) (&%) (BE=7) (B=8) (&5%=%) (%)
Segment assets AHEE
- Hong Kong -5 201,887 55,552 179,260 65,142 - 501,841
- The PRC - 1,492,796 - - - 327,483 1,820,279
1,694,683 55,552 179,260 65,142 327,483 2,322,120
Unallocated corporate FOBEEERE
assets 11,956
Consolidated total assets A BEAE 2,334,076
Segment liabilities AHEE
- Hong Kong -85 (128,517) (63,694) (7,853) (5,275) - (205,339)
- The PRC - H (489,349 - - - (357,223) (846,572)
(617,866) (63,694) (7,853) (5,275) (357,223)  (1,051,911)

Unallocated corporate liabilities &2 Tt % & &

Consolidated total liabilities 44 BEEE

(543,231)

(1,595,142)

KIEREEIREFR AR
ZE - RERERE

19



20

Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

3.

OPERATING SEGMENTS (Continued)

Segment assets and liabilities (Continued)

For the purposes of monitoring segment
performance and allocating resources between
segments:

all assets are allocated to operating segments
other than interests in associates, certain
financial assets at FVTPL, certain deposits,
prepayments, other receivables, and cash
and cash equivalents that are not attributable
to individual segments. Assets used jointly
by individual segments are allocated on the
basis of the revenues earned by individual
segments; and

all liabilities are allocated to operating
segments other than certain bank borrowings,
certain other borrowings, guaranteed
secured notes, certain accruals and other
payables, certain tax payables, amounts due
to associates, and amounts due to directors
and related party that are not attributable
to individual segments. Liabilities for which
segments are jointly liable are allocated in
proportion to segment assets.

ETERNITY INVESTMENT LIMITED
Interim Report 2026
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Notes to the Condensed Consolidated Financial Statements
GRS MR R T

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

OPERATING SEGMENTS (Continued) 3. REDEB(E)
Other segment information Hith o &
For the six months ended 30 June 2026 BE—E-_ANEANA=1HINEA
Sale of Sale
Property financial Money  of jewelry Golf club
investment assets lending products  operation Consolidated
g8
HE #HE BEX
NERE THEE =& KEER Ref g&

HK$'000 HK$'000 HK$'000 HK$’000 HK$’000 HK$°000
TiEx TEx FiE7x FiErx FiErx TEx
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEHR) (REBEHR) (REER) (REEK) (REBR)  (REER)

Amount included inthe TR (B18) /%F
measure of segment RABEEMTA

(loss)/profit and kL

segment assets
Additions to property, plant HREYNE « BERRE

and equipment 4,967 - - 5 24 4,99
Amortisation of intangible /& E sk

assets (7,246) - - - (1,491) (8,737)
Depreciation of property, 1% BERRBEZITE

plant and equipment (5,957) - - (9) (6,070) (12,036)
Depreciation of right-of-use fEAEEEZHE

assets - - - (148) (2,986) (3,134)
Imputed interest income on  EWRERE 2 &

finance lease receivables ~ EFIEUWA 7,444 - - - - 7,444

Loss arising on change in AT E T ABEER
fair value of financial tREELTESD

assets at FVTPL EEZER - (5,033) - - - (5,033)
Gain arising on change in ~ REMELNFEEBEL

fair value of investment 2 W

properties 9,233 - - - - 9,233
Allowance for expected ~ EWEF < BHEEEER

credit loss (‘ECL”) onloan  ([BHEEEE])

receivables BifE - - (6,367) - - (6,367)
Impairment loss on N BER

property, plant and REZAERS

equipment (23,508) - - - - (23,508)
Impairment loss on RRAREEZAERSE

right-of-use assets (3,700) - - - - (3,700)
Impairment loss on BYEEZHERE

intangible assets (19,848) - - - - (19,848)

KIERERERRAT

SR AFREYRE
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Notes to the Condensed Consolidated Financial Statements

MR R & M H R

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

3. OPERATING SEGMENTS (Continued) 3. Re&EDI(E)
Other segment information (Continued) Hitp BWER (F)
For the six months ended 30 June 2025 BE—_E-_RFEANA=1HINEA
Sale of Sale
Property financial Money of jewelry Golf club
investment assets lending products operation Consolidated
2E
HE HE ElES
NERE SREE BE& KEER REff e
HK$'000 HK$°000 HK$'000 HK$'000 HK$'000 HK$'000
FiEx Tix THx TEr FiEx TéEr
(Unaudited)  (Unaudited)  (Unaudited) (Unaudited)  (Unaudited) (Unaudited)
(REER) (REBR) (REBR)  (REBR)  (REBR)  (REER)
Amountincluded inthe ~ tEAH(FE) /&7
measure of segment RABEEMTA
(loss)/profit and kL
segment assets
Additions to property, plant HREYNE « BERRE
and equipment 8,708 - - 45 13 8,766
Amortisation of intangible &/ & E#sE
assets (7,666) - - - (693) (8,359)
Depreciation of property, 1% * BERREZITE
plant and equipment (5,892) - - (6) (6,175) (12,073)
Depreciation of right-of-use fEFEEEZHE
assets - - - (152) (2,853) (3,005)
Imputed interest income on  EWRERE 2 &
finance lease receivables  EFIERA 9,938 - - - - 9,938
Gain arising on change in ~ RAFEFABEEZ
fair value of financial tREELNTESD
assets at FVTPL Bzl - 7,828 - - - 7,828
Loss arising on changein ~ RENEAFELHELE
fair value of investment BB
properties (27,058) - - - - (27,058)
Reversal of allowance for ~ EWER ¢ BHEEFE
ECL on loan receivables  BEEE - - 1,702 - - 1,702

ETERNITY INVESTMENT LIMITED
Interim Report 2026



Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

OPERATING SEGMENTS (Continued)
Geographical information

The Group mainly operates in Hong Kong and the
PRC. The Group’s revenue from external customers
and information about its non-current assets by
geographical location are detailed below:

RED ()

EE R

AEFBFEREBRTREE - NEH
EHENEI S REEIIETFP 2WER
EBEFRBEEZERFINT ¢

Revenue from external

customer Non-current assets

REHIHEF 2 WG FRBEE
For the six months At At
ended 30 June 30 June 31 December
BEARA=t+HLKER 2026 2025
2026 2025 RZ-FTEZRX R-ZE-RF
—EBZXR —EB-HE AB=ZtH +ZA=+—H
HK$°000 HK$°000 HK$°000 HK$°000
FET FE FHET FEx
(Unaudited) (Unaudited)  (Unaudited) (Audited)
(REBER) (REEER) (REEXK) (BEZ)
Australia /K/JH 1,631 891 - -
Europe B 5,419 4,069 - -
Hong Kong E,% 28,944 33,455 202,913 206,101
The PRC HE 68,773 69,287 1,509,002 1,507,522
104,767 107,702 1,711,915 1,713,623

Note: btat

Non-current assets excluded deferred tax assets and finance
lease receivables.

Information about major customers
No external customer contributed 10% or more of

the total revenue of the Group for the six months
ended 30 June 2026 and 2025.

FRBDEETBEELEHEEEREURENR
E o

FHFEEFZEH
RIZBEZARER-_E-_AF~A=1+H

mﬂﬁﬂmﬂ%%%ﬁaﬁﬁﬁlww
DZTHRUE o

KIBERIREERA T
—E— NEHRE
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Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

4. REVENUE 4, W=
For the six months ended
30 June
BEAB=1THIEAEA
2026 2025
—EIRE —E-RHEF
HK$’000 HK$’000
FET FET
(Unaudited) (Unaudited)
(REEXR) (REER)
Disaggregation of revenue from EBMBHRELERNFE 155
contracts with customers within HEAXKBEFEHNZ
the scope of HKFRS 15 W 2 B 41
Disaggregated by types of goods and &R K REEESIF
services
Sale of jewelry products HERBEEM 33,953 31,255
Golf club operation EESEARIREA
- club activities - R 35,444 35,900
- food and beverage - B 5,927 5,429
— membership fees - SEEH 16,646 17,075
Property investment MERE
— property management income — MEEBRA 706 662
92,676 90,321
Revenue from other sources R EH MRz WS
Sale of financial assets HESREE
- sale of financial assets at FVTPL, net — $§ER AT A ABHEK
ZEMEE  FHE (5,642) (574)
Golf club operation EE SRS
- rental income — ALl A 8,889 9,028
Money lending (R
— interest income on loans - BERRFEWA 6,367 6,774
Property investment MERE
- rental income k2 ON 2,477 2,153
Total revenue Ul £ 104,767 107,702
Timing of revenue recognition Wi R 2 A
- a point in time - RE-KEE 75,324 72,584
- over time - R—EREER 17,352 17,737
Revenue from contracts with REEFEHZWE
customers 92,676 90,321

ETERNITY INVESTMENT LIMITED
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 #Z2 =F - ANFNA=+HINEAH

4. REVENUE (Continued)

Revenue from sale of financial assets at FVTPL is
recorded on a net basis, details of which are as

follows:

4, Wz (&)

REHERLDVFEFARZERZEHME
EZWSZRFREEALR  FBWOT ¢

For the six months ended

30 June
BZEAA=1+HILEAEA
2026 2025
—EXRE —E-hEF
HK$’000 HK$’000
FHET FET

(Unaudited) (Unaudited)
(REEER) (REEZ)

Proceeds from sale of financial assets
at FVTPL

REEERQAFEFABRER
ZEMEEZFT

Boa 18,048 2,968

Carrying amounts of financial assets at BERAFEIABRESZS

FVTPL sold plus transaction costs

MEEZREESNXS

(23,690) (3,542)

(5,642) (574)

5. INVESTMENT AND OTHER INCOME

5. RERHMKA

For the six months ended

30 June
BEAXA=1+THLEAEAR
2026 2025
—E-RE —E-hEF
HK$’000 HK$’000
FET FET

(Unaudited) (Unaudited)
(REER) (REEZ)

Dividend income PPSN - 196

Imputed interest income on finance EURERE 2 HMERE WA
lease receivables 7,444 9,938
Interest income on bank deposits M2 FE WA 126 107
Sundry income 105 285
7,675 10,526

KERBIRERRDF
“EROARFREYRE
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Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

6. OTHER GAINS AND LOSSES 6. Hth&m=RESE
For the six months ended
30 June
BEANA=t+HLAEA
2026 2025
—EZRE —EZREF
HK$’000 HK$’000
FET FET
(Unaudited) (Unaudited)
(REEX) (REE®Z)
(Loss)/gain arising on change in fair BRAFEGTTABRRZEME
value of financial assets at FVTPL EAFEESBELE 2 (BFiB)
s (5,033) 7,828
Gain/(loss) arising on change in fair REMENTFEEBEE
value of investment properties 2=, (EE) 9,233 (27,058)
Impairment loss on M- BER
property, plant and equipment RiEZREEE (23,508) -
Impairment loss on FRAREEZREEFR
right-of-use assets (3,700) -
Impairment loss on BEEEZREER
intangible assets (19,848) -
Impairment loss on interests in REE QAR 2R 2 BESE
associates (3,521) -
Written-off of property, plant and WEEE - BERRE
equipment (223) (6)
Loss on disposals of niches HEENZEIE (604) -
(47,204) (19,236)
7. ALLOWANCE/(REVERSAL OF 7. SREEZAHEEESE
ALLOWANCE) FOR EXPECTED CREDIT e (BEEm)

LOSSES ON FINANCIAL ASSETS

For the six months ended

30 June
BEXNA=1THLXEAR
2026 2025
—EXRE —EB-HRHEF
HK$’000 HK$°000
FHET FEIT
(Unaudited) (Unaudited)
(REER) (REER)
Allowance/(reversal of allowance) for EWRERZTEHREEEE
ECL on loan receivables: BE (BERL)
- lifetime ECL credit-impaired - EEREZZHESREE
Ea 6,367 (1,702)
Reversal of allowance for ECL on trade BZEWRIEBHEEEHE
receivables BERE (192) -
6,175 (1,702)

ETERNITY INVESTMENT LIMITED
Interim Report 2026



Notes to the Condensed Consolidated Financial Statements
GRS MR R T

For the six months ended 30 June 2026 # NENA=+HIEANEA

8. FINANCE COSTS

8. HBEEH

FoE=

—_ =

For the six months ended
30 June
BZEAA=1+HIEAEA

2026 2025
—ECXRE —EB-HEF
HK$’000 HK$’000
FHT F BT
(Unaudited) (Unaudited)

(REER) (REEX)

Interest on amount due to an associate fE{f—RBEZE QA TRIEZFE 275 270

Interest on amount due to directors and E{IE=EREEALTRE S
related party FE 694 2,971
Interest on bank borrowings RITEFZFE 2,393 3,811
Interest on lease liabilities HEEBZFE 6,976 6,744
Interest on other borrowings HtERZF A 21,863 14,915
Interest on convertible bonds AERES 2 FE 792 396
Interest on others Hihz R - 6

Imputed interest on guaranteed ERREREB2HEFRE
secured notes 16,184 12,780
49,177 41,893

Less: interest on lease liabilities B ETAREBREERAZE

capitalised in the cost of EXHEEERR
qualifying assets (4,470) (4,254)
44,707 37,639

KERBIRERRDF
“EROARFREYRE
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Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

9.

INCOME TAX (EXPENSE)/CREDIT

9.

FsfH (BxX) &k
For the six months ended
30 June

BEAB=1THIEAEA
2026 2025
—ECXRE —EB-HEF
HK$’000 HK$’000
FET FExT
(Unaudited) (Unaudited)

(REER) (REEX)

Hong Kong Profits Tax BEBREHR

- current tax - REARLIE - =

PRC Enterprise Income Tax B EEH

- current tax - ZRERFR 1E (3,976) (6,159)

Deferred taxation credit EAERIFIK & 2,411 1,980
(1,565) (4,179)

Under the two-tiered profits tax rates regime of
Hong Kong, the first HK$2,000,000 of profits of the
qualifying group entity will be taxed at 8.25%, and
profits above HK$2,000,000 will be taxed at 16.5%.
The profits of group entities not qualifying for the
two-tiered profits tax rates regime will continue to
be taxed at a flat rate of 16.5%.

Accordingly, the Hong Kong Profits Tax is
calculated at 8.25% on the first HK$2,000,000 of
the estimated assessable profits and at 16.5%
on the estimated assessable profits above
HK$2,000,000 for both periods.

Under the Law of the PRC on Enterprise Income
Tax (the “EIT Law”) and Implementation Regulation
of the EIT Law, the tax rate of the PRC subsidiaries
is 25% for both periods.

ETERNITY INVESTMENT LIMITED
Interim Report 2026

REEBZMRAFRNNEBHEFE 58
HEBZE 2 H 2,000,000 TEREIR
8.25% . FiZEEF - MHEiE 2,000,000
TTZEFEIE16.5% 2T BEHB - FF
EMAFFEHEFHNE2EEAER 25
TG4 &2 16.5% 2 2| — B BEH -

Bt AMERERN - BEBREHDE
B 2,000,00078 JT 2z ff 5T F& 3R Bt 7% A LA
8.25% 2 B R5HE - MR 2,000,00078
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

10. LOSS FOR THE PERIOD

11.

Loss for the period has been arrived at after
charging/(crediting):

10.

RAEEER

AHEEETIRR (TN LT &ER
B

For the six months ended

30 June
BZEAA=1+HIEAEA
2026 2025
—EZRE —E-hEF
HK$’000 HK$’000
FET FET

(Unaudited) (Unaudited)
(REEEX) (REE®Z)

Amortisation of intangible assets BREE#EGIATHRAR)
(included in administrative
expenses) 8,737 8,359
Cost of inventories sold EEFEEZHA 28,145 25,844
Depreciation of property, plant and ME - - BMERREZTE
equipment 12,036 12,073
Depreciation of right-of-use assets FREEEZINE 3,134 3,005
Net foreign exchange gain bE 5 Wi 7 F 48 (14) (49)
Staff costs (including directors’ ETRAK(BEEEHS) -
emoluments):
- salaries and allowances - He KRR 40,352 32,885
- contributions to retirement benefits — RKIBRIFH B
scheme 225 124
40,577 33,009
INTERIM DIVIDEND 11. FHIRE

No interim dividend was paid, declared or proposed
during the six months ended 30 June 2026 (2025:
Nil). The Board has determined that no interim
dividend will be paid in respect of the six months
ended 30 June 2026 (2025: Nil).

RBE-ZSE=-ANEXB=1THLXEA
ALESF ERB[EZRGTHPHRE
—_E_HF R) EEBERETE
MBE=ZZE=-AEANA=Z1+HLEXEAR
THEAFHERE(ZE-RE &) o

KERBIRERRDF

TERIARFHEHERE
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12. LOSS PER SHARE

The calculation of basic and diluted loss per share
attributable to owners of the Company is based on
the following data:

Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

12. BREE

RARFEEAREEBREARBEESE
TRBUAT BUERTE -

For the six months ended
30 June
BEAA=1TRHILKEA

2026 2025
—EZX —E-HE
HK$’000 HK$°000
FET FExT
(Unaudited) (Unaudited)
(REER) (REEEZ)

Loss for the purpose of basic and
diluted loss per share

Loss for the period attributable to
owners of the Company

RATEE ABIERPBEE

(109,002) (45,366)
For the six months ended
30 June
BZA~A=1+HIEAEA

2026 2025
= i — /\ﬂE —= _Eﬂi
’000 ‘000
FR Fhig

(Unaudited) (Unaudited)
(REER) (REEERX)

Number of ordinary shares ZEBREE

Weighted average number of ordinary Rt ESREAR #EEEH
shares less weighted average number  fff fl 2 3 18 R hn#E SF 9 EURL

of shares held for share award plan
for the purpose of basic and diluted
loss per share

RBROEBT A 2RH
hOREF I

392,900 369,530

The computation of diluted loss per share does
not assume the conversion of the Company’s
outstanding convertible bonds and share award
since it would result in a decrease in loss per share
for the six months ended 30 June 2026.

The computation of diluted loss per share did
not assume the exercise of the Company’s share
options for the six months ended 30 June 2026
because the exercise price of those share options
was higher than the average market price for
shares for the six months ended 30 June 2026.

No diluted loss per share for the six months ended
30 June 2025 was presented as there were no
potential ordinary shares in issue.

ETERNITY INVESTMENT LIMITED
Interim Report 2026

Eﬁ ZEZARFARA=ZTHILEARNAE
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12.

13.

14.

Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

LOSS PER SHARE (Continued)

The weighted average number of ordinary shares
less weighted average number of shares held for
share award plan for the purpose of basic and
diluted loss per share has been adjusted for the
share consolidation effective on 20 June 2025.

MOVEMENTS IN PROPERTY, PLANT AND
EQUIPMENT

During the six months ended 30 June 2026, the
Group acquired certain items of property, plant and
equipment with an aggregate cost of HK$4,996,000
(2025: HK$8,766,000). During the six months ended
30 June 2026, the Group disposed of certain items
of property, plant and equipment with an aggregate
carrying amount of HK$6,000, resulting in a written
off of HK$223,000 (2025: HK$6,000).

During the six months ended 30 June 2026 and
2025, no long-term lease relating to leasing
residential serviced apartment erected on a piece
of 580 Chinese acre land (the “Subject Land”)
adjacent to the Group’s golf club and resort (the
“Club”) in Beijing, the PRC, commenced. The
Group did not derecognise the related property,
plant and equipment of the residential serviced
apartment upon the commencement of the long-
term lease.

MOVEMENTS IN RIGHT-OF-USE ASSETS

During the six months ended 30 June 2026, the
Group did not enter into any new lease agreement.
The depreciation of right-of-use assets of
HK$3,134,000 (2025: HK$3,005,000) has been
recognised directly in profit or loss for the six
months ended 30 June 2026 and HK$1,503,000
(2025: HK$1,477,000) has been capitalised in the
cost of qualifying assets.

During the six months ended 30 June 2026 and
2025, no long-term lease relating to leasing
residential serviced apartment erected on the
Subject Land commenced. The Group did not
derecognise the related right-of-use assets in
respect of the Subject Land of the residential
serviced apartment upon the commencement of
the long-term lease.

12.

13.

14.

BREE (E)

RABEEBREARBEERSFTAZE
i IR AN AE P 2 BURL L IR 40 R B =T 145 B
ZBRDMEFIHHERBRN S HHETH
B -R-ZCHEFEANASHHEN -

MK BERREBZEE

REBEZE-_ZE-_X"E~NA=1THILA~EA
AN AEEWRBETYE BERSZRB
8B AN 45 54,996,0008 (==
—FHF 18,766,000/ T) c REZE_-F
ZTRERNRAZTHLERNEBEBRR  XEERE
HEEZETYE - BRERXEEBEREAR
E%6,0008 7T - EE$5223,0008 T
“EZHEF :6,0008T) °

RBEE-Z-_A"FR-ZF-1F XA
STHLERNERAR  BIEEAEEER
PR RIS R ELTREE (&
Fit 1) —tE4h 3t 580 WA 2 b 52 ([ B b i |)
FzHEAERBALCBHEENRSAE
ECMBRER - AKERERZRYA
ERBRRLIBITBEZEEREALQ
BUWE - BERRE -

EREEE22H
RBEZZ=-REXB=+HLEXEB

AN XREBYETLIEAHFNEER
B FAMEE ZINEA3,134,000/8 T
(ZE=FHF :3,005,00087x) EEER
BE-Z-AEXA=+tHLERNEBRZ
BHERANER > M1,503,0008 T (=%
ZHF 11,477,00058 ) BI2 B AR5t
AEEREERAN -

REZEZE-_XRERZZE-HEARA
=ETHALEAREAR BIMEZNEEI
HMECHETERBX AEHENRE
HECHRER  AEEHMERZREE
HEMBRERLIBEREEZEERER
NEZEHE iﬂzﬁﬁﬂ’]ﬁﬁﬁ*éﬁ?
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Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

15.

16.

MOVEMENTS IN INVESTMENT
PROPERTIES

The Group’s investment properties located
in Hong Kong and the PRC at the end of the
reporting period were valued by an independent
firm of professional valuers, APAC Appraisal and
Consulting Limited, using the same valuation
techniques as used when carrying out the
valuations of 31 December 2025. The resulting of
a gain arising on change in fair value of investment
properties of HK$9,233,000 (2025: loss of
HK$27,058,000) has been recognised in profit or
loss for the six months ended 30 June 2026.

MOVEMENTS IN INTANGIBLE ASSETS

During the six months ended 30 June 2026, the
amortisation of operating rights in respect of the
Subject Land and operating rights in respect of
club facilities of the Club of HK$8,737,000 (2025:
HK$8,359,000) has been recognised in profit or
loss for the six months ended 30 June 2026.

During the six months ended 30 June 2026 and
2025, no long-term leases relating to leasing a
residential serviced apartment erected on the
Subject Land commenced. The Group did not
derecognise the related operating rights in respect
of the Subject Land of the residential serviced
apartment upon the commencement of the long-
term lease.

ETERNITY INVESTMENT LIMITED
Interim Report 2026

15.

16.

REVNEZLE

RBEPRR - AEBULREBRPEZ
REMEH BB LEEMEMTE
AREENERERERLIFARAR=-E
—HE+Z- A=+ -HMAERFAEME
Bt ELEZETHE - REWERLE
2 A ESEEE W 9,233,0008 T
(ZE2-HF 1 F1#827,058,000/87T) 2
RBE-ZZE-XR"EXA=Z+HLAEA
ZEBRAER -

BVEEZRE

REBZE-ZZE-"EXNA=1+HLEAEA
N EEETEMRNEEE g
RIER LR~ K& REEEE 8,737,000 8
T(ZZE=HF :8,359,000&7T) ERE
EEAREXNA=ZTHLEANEARE
mIRNER °

REBZE_E_A~ER_ZF_HF XA
=tHIEANERR  HIEEER T
BECHEAERBEXL2EEBEHRE
HECHBEN AEEHMERZREN
HEHRAERILIEREBEZEERBER
DB THEU I KRS o



Notes to the Condensed Consolidated Financial Statements
GRS MR R T

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

17. INTERESTS IN ASSOCIATES 17. REFE DR 2R

At At
30 June 31 December
2026 2025
i S
—EZRE —E-HE
AA=+tHB +ZB=+-H
HK$’000 HK$°000
FET FET
(Unaudited) (Audited)
(REEXR) (REZ)
Listed shares in Hong Kong BB LETRG
- China Healthwise Holdings Limited = — B8R EZEREIR
(“China Healthwise”) AR ((HEEERE] - S
Unlisted shares in Hong Kong BERELTRSG
- China Hong Kong Money Limited — HBERRAT
(“China Hong Kong Money”) (TpBED 590 590
— Elite Prosperous Investment Limited  — Elite Prosperous
(“Elite Prosperous”) Investment Limited
(T Elite Prosperous ) - 3,521
590 4,111
Cost of investments in associates REZE QB 2 RERAK 58,944 58,944
Amount due from an associate FEUR — BB & A R SR 38,437 38,437
Share of post-acquisition loss, other  E{SUREEEEE - Hitt2EK
comprehensive income, impairment m o ORESE - SWREF
loss, net dividends received and N fEE
reserve (96,791) (93,270)
590 4,111
Market value of listed shares BB HE
- China Healthwise - PEERERE 9,466 22,990

KERHIRERRD
“EZREFHR
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Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 #Z=

17.

18.

INTERESTS IN ASSOCIATES (Continued)

China Healthwise

During the six months ended 30 June 2026 and
2025, there was no indication of impairment on
the interests in China Healthwise since the market
capitalisation of China Healthwise was in excess of
its carrying amount of the net assets at the end of
the reporting period.

At 30 June 2026, the Group held 169,042,824
shares (31 December 2025: 169,042,824 shares)
in China Healthwise and 163,342,024 shares (31
December 2025: 163,342,024 shares) of which, with
a fair value of HK$9,147,000 (31 December 2025:
HK$22,215,000), have been pledged to secure
the secured other borrowing — margin financing
facilities granted to the Group.

FINANCE LEASE RECEIVABLES

The leasing of properties erected on the Subject
Land under long-term leases is treated as finance
leases as the committed lease term of the long-
term leases substantially covers the remaining
period of the operating rights in respect of the
Subject Land.

ETERNITY INVESTMENT LIMITED
Interim Report 2026

17.

18.

E-REANA=+HIEAEA

REEE N Tz (F)
HEERERE

REZEZE-_XRERZZE-HEAXRA

=+HILEAEAR EEEMPI%‘? ERERE
T EBHERBFEHRRCEETEZ
BREE ' YEEs ﬁirz%éﬂﬁ,ﬂwiﬁ
WEFR o

RZB-ZREXNA=1TRH  XEFF
B5169,042, 824 ( —E_HFE+ = A

=+ — H 169,042,824 8% ) B & &
BER®D  MESQFEE147,000

BrT(ZE-_RF+=ZA=+—H:
22,215,000 7T ) 2 163,342,024 )8 ( =
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EUmEEE

RERPESHEEZNTRBR LY
EWRARMERE DHRRHEEN
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Notes to the Condensed Consolidated Financial Statements
GRS MR R T

For the six months ended 30 June 2026 #

18. FINANCE LEASE RECEIVABLES (Continued)

During the six months ended 30 June 2026, no
finance lease (2025: nil) relating to residential
serviced apartments erected on the Subject Land
commenced. The payment term of the finance
leases ranges from 5 to 15 years. The inherent
interest rates in the finance leases are fixed at
the contract date over the lease term. The risk
arising from the unguaranteed residual value on the
residential serviced apartments under the leases is
considered insignificant.

ECE_ANFENA=1HIEANEA

18. EWWmERE (&
REBE-_E-_RE~A=THILAEA

IR

HoZE-hHF  B)HEERER

iR -2 A RBR A E AN REE
ECHREN - MEHENNRBRAS
2155 - HEHAMEBEW w2 FI =
RENBEE HEERTEERBEAL
BNEERNGBEEMEENRRER
RREK -

Minimum lease

Present value of minimum

payments lease payments
EEEENR REHENRRE
At At At At
30 June 31 December 30 June 31 December
2026 2025 2026 2025
ZBCoRE _?_ﬁﬁ Sy ¢ 3 —EZhHF
ARAB=tH +=A=t—H AA=+H +t=ZA=t—H
HK$°000 HK$’000 HK$’000 HK$’000
FET FEx FET FET
(Unaudited) (Audited)  (Unaudited) (Audited)
(REBER) (RER) (RBERZ) (RER)
Finance lease ElmmERHEaE
receivables comprise:
Within one year —FR 54,417 38,751 41,913 30,704
In the second year REZF 34,199 32,050 19,166 15,993
In the third year RE=F 35,317 33,125 22,798 19,106
In the fourth year REME 36,435 34,200 26,889 22,705
In the fifth year RERE 37,552 35,074 31,502 26,731
After five years EFE#® 18,236 45,886 15,037 38,984
Gross investment in the HEIREHAEE
lease 216,156 219,286 157,305 154,223
Less: unearned finance J&f - REREXELE UL A
income (58,851) (65,063) - -
Present value of RIKEWHEENRER
minimum lease =l
payment receivables 157,305 154,223 157,305 154,223
Less: finance lease B ERmERES
receivables xE%?quEjJﬁ
classified as non- =3
current assets (95,237) (123,519)
Finance lease ERmERESEA
receivables classified  REIEE
as current assets 62,068 30,704

KIBERIREERA T
—E— NEHRE
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Notes to the Condensed Consolidated Financial Statements

MR R & M H R

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

18. FINANCE LEASE RECEIVABLES (Continued)

Interest rates implicit in the above finance leases

are 13% (31 December 2025: 13%).

All finance lease receivables are denominated in
RMB. The Group is not exposed to foreign currency
risk as a result of the finance lease arrangements,
as all finance leases are denominated in the

functional currencies of group entities.

19. LOANS RECEIVABLES

18. B BERE (/&)

PRRERRNEARER 1% (=8
:ﬁqE_i_:ﬂE—'——El . 13%) °

FERURMEEEIUAREE - A
RIFAREEHEYUEEERE 2R
WEtE RAKELTENREEHEZH
17 [E S M LB

19. EWER

At At

30 June 31 December
2026 2025
—ERE —EBEERHF
~B=+H +ZB=+-H
HK$’000 HK$°000
FET FET
(Unaudited) (Audited)

(RRE®) (EER)

Loans to customers BEFRHEZER 929,768 929,868
Accrued interest receivables FEUR FE ST FI B 66,969 60,603
996,737 990,471
Less: accumulated allowance for ECL & - 3t FEHESEEERE (836,342) (829,975)
160,395 160,496

ETERNITY INVESTMENT LIMITED
Interim Report 2026



Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

19. LOAN RECEIVABLES (Continued)

All loans are denominated in Hong Kong dollars.
The loan receivables carry effective interest ranging
from 8% to 20% per annum (31 December 2025:
8% to 20% per annum). Loans contain a repayable
on demand clause and are classified under current
assets. A maturity profile of the loan receivables (net
of accumulated allowance for ECL) at the end of
the reporting period, based on the maturity date is
as follows:

19. BRER (&)

FBEERYLB T E BRERZE
BMEFNENF8RE20%(ZZE=HF
TZA=1+—B: FFMER8%E20%) °
EXRSEREREBERY  HOEAR
BEE RBEPR RIAPAED 2
FWER (NBRRFRBEEHEERR)
FHMBRAOT

At At

30 June 31 December
2026 2025
—EZRE —E-RHE
~A=+H +ZA=+-H
HK$’000 HK$°000
FET FExT
(Unaudited) (Audited)

(RRE®) (EEX%)

Within one year —FR

160,395 160,496

During the six months ended 30 June 2026,
an allowance for ECL on loan receivables of
HK$6,367,000 (2025: reversal of allowance of
HK$1,702,000) was recognised.

At 30 June 2026, four loans in the aggregate
outstanding principal amount of HK$343,518,000
are secured by corporate guarantees, three loans
in the aggregate outstanding principal amount
of HK$210,101,000 are secured by corporate
guarantees and a pledge over the right of use
for the 4,000 ancestral tablets in Hong Kong,
one loan in the outstanding principal amount
of HK$165,000,000 is secured by a corporate
guarantee, a share charge of a private company,
and a share pledge over certain participating shares
of a closed-end private fund, and one loan in the
outstanding principal amount of HK$10,858,000 is
secured by a share charge.

REBE-ZE=-A"EX~NA=1TAHL~EA
N EERAERERCEHRECEESEER
#%%6,367,000 B T (ZZE_HF : %15
#[31,702,0008 7T)

R-ZZBZREXNA=1+H NEXRESE
7N & 48 %8 £5343,518,00058 7t 2 B Fi LA
NEEREERT  ZERBERLSHLSE
%210,101,000 8 T 2 ER U Q2 AER
YB3 8 I 5t & 8 19 4,000 18 & 1 = 1 A
EMELE2EHR s —EXEELESES
165,000,000 8 7T 2 B A D A ERIEIR
B —ERALTEZROFELCRHEAR
PAESETSHEHROHRMDEFEIR
B R—ZXKEELRSEA10,858,000
BT ZERAR M AR IEIRE -

KERBIRERRDF
“EROARFREYRE
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Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

19. LOAN RECEIVABLES (Continued) 19. EWERK (&)
Included in the carrying amount of loan receivables ERERR=-_Z-_AREFANA=+HZ
at 30 June 2026 is an accumulated allowance RHEEEEFEHEEFERES
for ECL of HK$836,342,000 (31 December 2025: 836,342,000 B T (ZE-_HF+ = H
HK$829,975,000). =+—H : 829,975,00038 %) °
Movements in the accumulated allowance for ECL 2 EHEEREREEHNT ¢
are as follows:
Lifetime Lifetime
ECL ECL
12 months not credit- credit-
ECL impaired impaired Total

THEEE  FEREZ
1218 A A BEzZ2H 2HEY

FEFE RUGEEER EEER st
HK$°000 HK$°000 HK$°000 HK$°000
FET FET FET FET

(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEZ) (REER) (REEZ) (REER)

At 1 January 2025 R-E-HFE—-HA—H S - 813,704 813,704
Unwinding of discount #7853 S S 3,538 3,538
Net allowance for ECL ERRAEHEEEFE

recognised BiEFE > 5 12,733 12,733
At 31 December 2025 HR-ZE-RF+=f

(audited) and =+-H(&EZ) R

1 January 2026 —E-E—-H—H - - 829,975 829,975
Net allowance for ECL ERREHEEEE

recognised BT > - 6,367 6,367
At 30 June 2026 R-BZAF

~NA=1+H - - 836,342 836,342

The accumulated allowance for ECL was assessed BN EFEREHRARESR
by the directors of the Company, using the same HR-_ZFE-_RAF+-A=+—B#ETMH
valuation techniques as used by it when carrying {ELBSF P 56 A 9 AR B (i (B R 1T T4k o

out the valuation of 31 December 2025.

ETERNITY INVESTMENT LIMITED
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Notes to the Condensed Consolidated Financial Statements
GRS MR R T

For the six months ended 30 June 2026 #Z2 =F - ANFNA=+HINEAH

20. TRADE RECEIVABLES 20. EZEWRNE

At At

30 June 31 December

2026 2025

" "

—ERE —E-RHE

ANA=+H +=B=+-H

HK$’000 HK$°000

FHET FET

(Unaudited) (Audited)

(REBER) (=)

Trade receivables B 5 EWRIE 41,165 40,021
Less: accumulated allowance for ECL & - i B EHERE (2,857) (3,049)
38,308 36,972

The following is an aging analysis of trade RBEIRE 5 EURIE (IR R FTTEE
receivables (net of accumulated allowance for ECL) FEFERER) RBXZEBHEY 2R
at the end of the reporting period presented based DT :

on the invoice dates:

At At

30 June 31 December
2026 2025
—ECRE —E-RHE
~A=+H +=ZB=+-H
HK$’000 HK$’000
FET FET
(Unaudited) (Audited)

(REER) (R&E%)

0 - 30 days 0£30H 7,347 6,371
31 - 60 days 31£60H 3,698 5,113
61 - 90 days 61Z290H 6,169 5,060
91 - 120 days 91&120H 5,041 5,726
121 - 180 days 121 £180H 6,876 9,008
Over 180 days 180 A E 9,177 5,694

38,308 36,972

KIERKIREH/RD A 39
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20. TRADE RECEIVABLES (Continued)

The Group allows credit period ranging from 0 to
270 days to its customers. The directors assess the
credit status and impose credit limits for customers
in accordance with the Group’s credit policy. The
credit limits are closely monitored and subject to
periodic reviews.

During the six months ended 30 June 2026,
reversal of allowance for ECL on trade receivables
of HK$192,000 (2025: Nil) was recognised.

Included in the carrying amount of trade
receivables at 30 June 2026 is an accumulated
allowance for ECL of HK$2,857,000 (31 December
2025: HK$3,049,000).

Movements in the accumulated allowance for ECL
are as follows:

20.
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B 5 BWRIE (&

AEEAFOEAFEFRHEZEFEERNTFO
F£270H - EERBEAKE ZFEHBRT
MEFZEERRNAREFEERE - F
BERFRREEES TR

REBZ-ZZE=-"EXB=1THLEREA
N ERREZEVRREZEREERS

EREREA192,0008 T( =2 =R %F :
) o

EoENFEBR-ZBE-AR"EANA=1H
ZEEEEEEFTEHREEEERE
52,857,000 t(ZE-HF+= A
=+—H : 3,049,000 T) °

RTHEMEEFERBE2EBNT

At At

30 June 31 December

2026 2025

i »

ZEBIAREF —ETRF

AA=+tHB t+ZA=t+-H

HK$°000 HK$°000

FET FET

(Unaudited) (Audited)

(REER) (REZ)

At the beginning of the reporting period #A#R& i) 3,049 2,890
(Reversal of allowance)/allowance for HIRAERRAzFAHEEESE

ECL recognised during the period (BEERE) BiE (192) 159

At the end of the reporting period R R B R 2,857 3,049

The accumulated allowance for ECL was assessed
by the directors of the Company, using the same
valuation techniques as used by it when carrying
out the valuation of 31 December 2025.

ETERNITY INVESTMENT LIMITED
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For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

MOVEMENTS IN ASSETS CLASSIFIED AS
HELD FOR SALE

At 30 June 2026, one long term lease (31
December 2025: one) relating to leasing residential
serviced apartments had yet to commence. This
long-term lease was expected to commence within
12 months. Accordingly, the related property, plant
and equipment, right-of-use asset in respect of
the Subject Land, and operating rights in respect
of the Subject Land of these residential serviced
apartments of HK$14,422,000 (31 December 2025:
HK$13,868,000) were reclassified as held for sale.

The net proceeds of disposals (net of value-added
tax) are expected to exceed the net carrying
amount of the assets classified as held for sale and
accordingly, no impairment loss was recognised.

21.

PTERFFEHEZEEZEH

RZZBEZREXRA=Z+H — (=2
“HE+ZA=+-8: — ) EASER
EREXNAEEEANRPEE KBAA
TR ZRBEERHERT-EAAMA
MEN - Eit BREEERAYE -
BERDRE ERAEEE URBEE
BN ZSEEREN2ENEE
14,422,000 T(=ZZE-HF+ - A
=+—H : 13,868,000 &%) CEH S E
BEELE -

HERMSRBFHEGIRBES) A
HEBLERABFHEZEENKREF
B RAEBDRERE

22. SHARE CAPITAL 22, |7
Number of Share
shares capital
B8R [N
’000 HK$’000
Fie FET
Ordinary shares of HK$0.10 each (2025: SREE0.108 T (ZE=H
HK$0.01 each) F . 8REEIIET)Z
EiERR
Authorised: ERE
At 1 January 2025 MR-ZZBE-_HF—H—H 10,000,000 100,000
Share consolidation B 1n & pF (9,000,000) -
At 31 December 2025 (audited), R-E-HFE+=-A=+—H
1 January 2026 and 30 June 2026 (RERZ) ~ —E-RE
(unaudited) —B—BARZZE=RE
NBA=1THCGREER) 1,000,000 100,000
Issued and fully paid: ERITRER
At 1 January 2025 NR-EBE-_HF—H—H 3,819,606 38,196
Share consolidation B 10 & fF (3,437,645) S
Conversion of convertible bonds ERTRRES 896 90
At 31 December 2025 (audited) and R-ZZE-_FHFE+=ZA=+—H
1 January 2026 (RER)R-ZF-RF
—HA—H 382,857 38,286
Share placing BRBLE 20,000 2,000
At 30 June 2026 (unaudited) RIE-ZAREAXA=TH
(REER) 402,857 40,286

KIERKIREH/RD A 41
TEDRFRHERE
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23. TRADE PAYABLES 23. EZENFIE
At At
30 June 31 December
2026 2025
I "
—ERE —E-RHE
~NA=+HB +=ZHB=+-H
HK$’000 HK$°000
FET FExT
(Unaudited) (Audited)

(REER) (R&E%)

Trade payables B S ENRIR 38,180 34,148
The following is an aging analysis of trade payables RBERRESRNRERZZEAHRR
at the end of the reporting period presented based 2 BRERDMTANT ©
on the invoice dates:
At At
30 June 31 December
2026 2025
R i
ZEBIARF —E-RF
AA=t+H +=ZA=t+-—H
HK$’000 HK$’000
FET FET
(Unaudited) (Audited)
(REER) (REX)
0 - 30 days 0Z30H 1,533 2,019
31 - 60 days 31£60H 1,265 1,476
61 - 90 days 61290 H 899 1,653
91 - 120 days 91&120H 752 357
Over 120 days 120 B & 33,731 28,643
38,180 34,148
The average credit period on purchase of goods BEEMEREZFEIEEHA1208 -
and services is 120 days. The Group has financial AEBECERTERREEBE  UE
risk management policies in place to ensure that all RIIBEERNRENEEREHZEREE

payables are settled within the credit time frame.

ETERNITY INVESTMENT LIMITED
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For the six months ended 30 June 2026 #Z2 =F - ANFNA=+HINEAH

24. BANK BORROWINGS

24, SRITER

At At

30 June 31 December
2026 2025

I "
—ERE —E-RHE
AA=+A +ZA=t-H
HK$’000 HK$°000
FET FExT
(Unaudited) (Audited)

(REER) (B&EZ)

Secured bank borrowings

S FRITER 84,486 87,405

Carrying amounts that contain a

SHEEBRREEFRNEREER

repayable on demand clause ZIREE (GFARBER) :
(shown under current liabilities) but
repayable:
Within one year —FR 5,179 5,313
More than one year, but not —FLU L BTRBBME
exceeding two years 5,410 5,215
More than two years, but not MEL L ETRBBRE
exceeding five years 17,720 17,708
Over five years HELE 56,177 59,169
84,486 87,405
Less: amounts shown under current B FETARBEEZFIE
liabilities (84,486) (87,405)

Amounts shown under non-current
liabilities

FFAERBAEZRIEA

KERBIRERRDF
“EIAFHYRE
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24. BANK BORROWINGS (Continued)

At 30 June 2026, the Group had the following bank
borrowings:

a secured installment loan of HK$84,486,000 (31
December 2025: HK$87,405,000), which is 3%
per annum over one-month Hong Kong Interbank
Offered Rate (“HIBOR”), secured by a first legal
charge over the Group’s buildings and investment
properties located in Hong Kong with an aggregate
carrying amount of HK$138,200,000 (31 December
2025: HK$128,600,000), guaranteed by the
Company and repayable by 141 equal monthly
installments ending on 18 March 2038.

As the secured installment loan contain a repayable
on demand clause, the entire outstanding balance
of the secured installment loan were classified
under current liabilities.

All bank borrowings are denominated in Hong Kong
dollar.

ETERNITY INVESTMENT LIMITED
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24, SRITER(E)

RZFZXRNEAAB=1TH  XEEHU
THRITHEK

—%$584,486,000/ 8 T (ZE-HF+=
A=+—H :87,405,00058 ) 25K
PHER DER—EREEBBRITRAER
BE(EBRITEAERE D MEFE3I%
R UARKEEERMZ{E A 138,200,000
Br(ZE-RFE+=ZA=+—8:
128,600,000 8B T) 2 REBZ2EF
NREWMEZFE —LERC/ERT - B
AATREER BE=ZZ2=N\E=A
TNBLE RIS ASEESHEE -

HREEFRIPERBSAREREER

R A EEASHERZRRTE
BEIERBERE -

FRBRITEFIGEBTEHE
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= &
WG E MR R E
For the six months ended 30 June 2026 Bl Z_—ZF - NFNA=+HILAEA
25. OTHER BORROWINGS . HMERK
At At
30 June 31 December
2026 2025
i »
—ECXRE —E-RE
AA=+H +=ZA=+-H
HK$’000 HK$°000
FET FET
(Unaudited) (Audited)
(REEX) (RE™Z)
Secured other borrowings — borrowings A& # H At (&5 o B 5%
from finance companies YNGR 274,689 274,689
Secured other borrowings - securities BIXHEAMER — FHRE
margin financing facilities THBRE 19,124 36,150
Unsecured other borrowings IR E AR 16,041 16,868
309,854 327,707

At 30 June 2026, the securities margin financing
facilities of HK$19,124,000 (31 December 2025:
HK$36,150,000) granted by a securities brokerage
firm, which is interest bearing at prime rate plus
3% per annum and secured by (i) the Group’s
listed equity securities in Hong Kong held in the
margin securities trading accounts with a fair
value of HK$27,586,000 (31 December 2025:
HK$67,548,000), of which HK$18,439,000 (31
December 2025: HK$45,333,000) is related
to the Group’s financial assets at FVTPL and
HK$9,147,000 (31 December 2025: HK$22,215,000)
is related to part of the Group’s listed investments
in associate, and (ii) a personal guarantee given
by Mr. Lei Hong Wai, the Chairman of the board of
directors and an executive director.

Loan covenants breached

During the six months ended 30 June 2026, in
respect of secured other borrowing with a carrying
amount of HK$236,689,000 (31 December 2025:
HK$236,689,000) as at 30 June 2026, the Group
breached certain of the terms of the secured other
borrowing, which are primarily related to the late
settlement on loan interests. On discovery of the
breach, the directors of the Company informed
the lender and commenced a renegotiation of the
terms of the loan with the lender.

RZBZREXNA=1+H B—HEHF
SREQNFABEBSABEERE
19,124,000 T (ZE_-_H&FE+ = A
=+ —H :36,150,000/8 ) ' BB E
BAEMERNE3I%TE » WL ARE
ERNRECESEERFAMEELATYE
527,586,000 B T (ZE-_HEF+= A8
=+ —H :67,548,000/8T) 2 & B £
TIRAE % (H 7 18,439,0008 T (=&
“HE+=ZHA=1+—H : 45,333,0008
) EBAREERAFEFABERZSH
EEMEE > mM9,147,0008 T (=ZE=H
F+=ZHB=+—H:22215,000% T)
HEAEEREE QT Z2EM LT REME
B RN ESSEXERATESTHE
S ZEAERERE o

ERENRR#

RBEZZE-_R"ERNA=1THILAHE
B BRI E-ZAEX~NA=Z1+HERAEE
£ 236,689,000/ T (ZE-_HF+=A
=+—H : 236,689,000 5T ) KA K 8
HfERMs  A5EEEREEKFEA
ERNETRR TESREELNTE
RAE - RBBENE AQATEBA
STERA THERAHAREFED
BEERMIER ©

KERBIRERRDF
“EROARFREYRE
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25. OTHER BORROWINGS (Continued)

On 1 August 2025, the Company entered into a
supplemental agreement with the finance company
to extend the repayment date of the secured other
borrowing from 1 April 2025 to 1 April 2027.

As at 30 June 2026, the secured other borrowing
of HK$236,689,000 (31 December 2025:
HK$236,689,000) is interest bearing at 14% per
annum, secured by (i) a second legal charge over
the Group’s buildings and investment properties
located in Hong Kong with an aggregate carrying
amount of HK$203,900,000 (31 December 2025:
HK$190,000,000); (ii) deed of assignment over the
right of use for the 4,000 ancestral tablets located
in Hong Kong in favour of the Group; (iii) the post-
dated cheques drawn in favour of the finance
company for payment of the principal and the
interests stipulated under the loan agreement, and
(iv) a personal guarantee given by Mr. Lei Hong
Wai, and maturing on 1 April 2027. The secured
other borrowing contains a repayable on demand
clause and is denominated in Hong Kong dollars.

As at 30 June 2026, the outstanding balance
of a secured fixed loan of HK$38,000,000 (31
December 2025: HK$38,000,000) granted by a
finance company, which is interest-bearing at 14%
per annum, secured by (i) a first legal charge over
the Group’s buildings and investment properties
located in Hong Kong with an aggregate carrying
amount of HK$65,700,000 (31 December 2025:
HK$61,400,000); and (ii) a corporate guarantee
given by the Company, and maturing on 23 July
2027.

As at 30 June 2026, the outstanding balance
of the payables to a securities brokerage firm
amounted to HK$15,130,000 (31 December 2025:
HK$14,984,000), which is unsecured, interest-
bearing at a fixed rate of 6% per annum, and
repayable by equal semi-annual installments ending
on June 2028.

As at 30 June 2026, the outstanding balance of
the cash advance granted by an independent third
party amounted to HK$828,000 (31 December
2025: HK$1,800,000), which is unsecured, interest
bearing at a fixed rate of 4% per annum, and
maturing on 21 October 2026.

ETERNITY INVESTMENT LIMITED
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26. GUARANTEED SECURED NOTES 26. REEREE
At At
30 June 31 December
2026 2025
I "
—ECDRE —E_RE
~A=+HB +ZHB=+-H
HK$’000 HK$°000
FET FExT
(Unaudited) (Audited)

(REER) (B&EZ)

Guaranteed secured notes RFBEREE 179,824 179,824
HK$’000
FET
(Unaudited)
(REER)
At 1 January 2025 R-E-RE—H—H 174,267
Imputed interest on guaranteed RERREBZGHEFE
secured notes 13,573
Interest paid and payable 2 RESRIE (8,016)
At 31 December 2025 (audited), R-ZZB-HF+ZA=+—H (KE&) -
1 January 2026 and 30 June 2026 TECARF-A-BRZEZRF
(unaudited) ANAZ=1+ B GREER) 179,824

KEEMRAERAT 4,
—BoRERERE
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26. GUARANTEED SECURED NOTES

(Continued)

On 29 December 2022, the Company as issuer, Mr.
Lei Hong Wai and Mr. Cheung Kwok Wai Elton as
guarantors entered into a subscription and note
instrument agreement with the subscriber, pursuant
to which the Company issues and the subscriber
subscribed for the guaranteed secured notes
due 2023 in the aggregate principal amount of
HK$197,000,000 (the “Guaranteed Secured Notes
due 2023”). Pursuant to the terms and conditions
of the subscription and note instrument agreement,
the proceeds of the Guaranteed Secured Notes
due 2023 were fully set off against the outstanding
principal amount of the Guaranteed Secured Notes
due 2022. On 29 December 2022, the Company
issued the Guaranteed Secured Notes due 2023 in
the aggregate principal amount of HK$197,000,000
to the subscriber.

The Guaranteed Secured Notes due 2023 are
interest bearing at 17% per annum and payable
semi-annually in arrears, secured by a share charge
over 100% of the issued share capital in Eternity
Investment (China) Limited, guaranteed by Mr.
Lei Hong Wai and Mr. Cheung Kwok Wai Elton,
and maturing on 23 September 2023. Upon the
maturity of the Guaranteed Secured Notes due
2023, the noteholders have agreed to (i) extend
the maturity date from 24 September 2023 to 23
September 2025 and (ii) modify the terms relating
to interest rate, interest payment dates, and partial
redemption of the Guaranteed Secured Notes due
2023. Save and except for the above modifications,
all terms and conditions remain unchanged and
continue in full force and effect. At 31 December
2023, the outstanding principal amount of the
guaranteed secured notes due 23 September 2025
was HK$193,000,000 (the “Guaranteed Secured
Notes due 2025”).
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26. GUARANTEED SECURED NOTES

(Continued)

At 30 June 2025, the outstanding principal amount
of the Guaranteed Secured Notes due 2025 was
HK$193,166,000, which are (i) interest-bearing at
10% per annum, (ii) secured by a share charge
over 100% of the issued share capital in Eternity
Investment (China) Limited, (iii) guaranteed by Mr.
Lei Hong Wai and Mr. Cheung Kwok Wai Elton, and
(iv) repayable by 18 partial redemptions during the
period from 23 September 2023 to 23 March 2025
and final redemption on 23 September 2025. Under
the Guaranteed Secured Notes due 2025, the
Company covenants with the noteholders that from
the issue date and for so long as any Guaranteed
Secured Notes due 2025 are outstanding, (i) the
Group will not create any encumbrance upon
the whole or any part of its present or future
undertaking, assets or revenue of the Group to
secure any present or future indebtedness incurred
or to secure any guarantee or indemnity in respect
of any guarantee or indemnity in respect of (subject
to the exceptions as set out in the Guaranteed
Secured Notes due 2025), and (ii) the Company will
ensure the consolidated tangible net worth of the
Group will not be less than HK$850,000,000.

The effective interest rate of the Guaranteed
Secured Notes due 2025 is 14.51% per annum.

During the six months ended 30 June 2026,
in respect of guaranteed secured notes with a
carrying amount of HK$179,824,000 as at 30 June
2026, the Group breached certain of the terms of
the Guaranteed Secured Notes due 2025, which
are primarily related to the default clause of interest
is not paid by the Group when due. On discovery of
the breach, the directors of the Company informed
the lender and commenced a renegotiation of
the loan with the relevant financial provider. As
at 30 June 2026, those negotiations had not
been concluded. The loan has been classified as
a current liability as at 30 June 2026. Up to the
date of approval for issuance of the consolidated
financial statements, the negotiations are still in
progress. In any event, should the lender call for
immediate repayment of the loan, the directors
of the Company believe that adequate alternative
sources of finance are available to ensure that
there is no threat to the continuing operations of
the Group. The interest is calculated at 18% per
annum on the default payment from the date of
default until the sum is paid.

26.

REEREE (F)

R-ZEBE_RAFEAB=+H ' ZEZ-HF
Az RBEREBECRBELASES
193,166,000 7t » (i) W 4 7 £ 10% 5t
B (i) AKEREIRE (FhE) BRQE
2 100% B #ZITIRAZ RO P /EIRT
(IVHZHERFEERREFELEIREIE
R RiVVERZZEZ=ZFNLA=+=H
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Notes to the Condensed Consolidated Financial Statements

MR R & M H R

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

27. AMOUNTS DUE TO DIRECTORS AND

RELATED PARTY

27. EREERBEEALRE

At At

30 June 31 December
2026 2025
—EBRE —E-REF
ANA=+HB +=ZHB=+-H
HK$’000 HK$°000
FET FExT
(Unaudited) (Audited)

(RBER) (B&E%)

Mr. Lei Hong Wai THEEE 1,300 1,003
Mr. Cheung Kwok Fan SREN By e A4 300 500
Ms. Chan Mei Sau Teresina (Note) R i81E L (BtaE) 50,213 51,175

51,813 52,678

Note: Ms. Chan Mei Sau Teresina is the spouse of Mr.
Cheung Kwok Wai Elton, an executive director of the
Company.

As at 30 June 2026 and 31 December 2025, the
cash advances from Mr. Lei Hong Wai are non-
interest-bearing, unsecured, and repayable on
demand.

As at 30 June 2026 and 31 December 2025, the
cash advances from Mr. Cheung Kwok Fan are
non-interest bearing, unsecured, and repayable on
demand.

As at 30 June 2026 and 31 December 2025, the
cash advances from Ms. Chan Mei Sau Teresina,
the spouse of Mr. Cheung Kwok Wai Elton, are
interest-bearing at a one-month HIBOR quoted by
Bank of East Asia Limited plus 1.3% per annum or
2.50% per annum below the prime rate for Hong
Kong dollars quoted by Bank of East Asia Limited,
whichever is lower, unsecured, and repayable on
demand.

ETERNITY INVESTMENT LIMITED
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MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

AMOUNTS DUE TO ASSOCIATES

As at 30 June 2026, the outstanding balance
of amount due to an associate amounted to
HK$8,270,000 (31 December 2025: HK$5,786,000),
which is unsecured, interest-bearing at the prime
rate plus 3% per annum, and maturing on 21 March
2027 (31 December 2025: 21 March 2026). The
amount due to an associate contains a repayable
on demand clause.

As at 30 June 2026, the outstanding balance
of amount due to an associate amounted to
HK$1,959,000 (31 December 2025: HK$1,959,000),
is unsecured, non-interest bearing, and repayable
on demand.

CONVERTIBLE BONDS

The Company issued 5% two-year convertible
bonds (the “Convertible Bonds I”) with principal
amount of HK$4,000,000 on 23 December 2024 to
an independent third party. The Convertible Bonds
| was denominated in Hong Kong dollars. The
Convertible Bonds | entitled the holders to convert
them into ordinary shares of the Company at any
time between the date of issue of the convertible
bonds and the second (2nd) anniversary of the
date of issue at a conversion price of HK$0.774
per conversion share. An aggregate of 5,167,958
conversion shares of the Company may be allotted
and issued by the Company upon exercise of the
conversion rights attaching to the Convertible
Bonds | in full assuming full conversion of such
convertible bonds. If the Convertible Bonds | had
not been converted, they would be redeemed on
the maturity date at par. Interest of 5% per annum
would be paid annually in arrears up until the
settlement date.

The principal terms of the Convertible Bonds | were
disclosed in the Company’s announcements dated
23 December 2024 and 7 January 2025.

28.

29.

FEEE A TRIE

R-ZBE-_XEXNA=1+H  Ef—BEE
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5,786,000/ ) » HEEKF  BHEEE
FEMERE3%E  RRZZ=ZLHF
=A= + B(ZE=RF+=HA=+—

H:ZE-ARE=A=+—-H)3H- &
H—Fﬁ HENBREEEREREERK
K e

RZBZRFEANA=Z+TH B —EB
%ﬁﬂ*ﬁlﬁiiﬁ;’-ﬁ%ﬁﬁ%%wsgooo
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29. CONVERTIBLES BONDS (Continued)

At initial recognition, the equity component of
the Convertible Bonds | was separated from the
liability component of Convertible Bonds I. The
equity element was presented in equity heading
“convertible bonds equity reserve”. The effective
interest rate of the liability component was 11.05%
per annum.

The Company issued a 5% two-year convertible
bonds (the “Convertible Bonds I1”) with principal
amounting of HK$9,000,000 to independent third
parties on 2 April 2025. The Convertible Bonds
Il was denominated in Hong Kong dollars. The
Convertible Bonds Il entitled the holders to convert
them into ordinary shares of the Company at any
time between the date of issue of the convertible
bonds and the second (2nd) anniversary of the
date of issue at a conversion price of HK$0.558
per conversion share. An aggregate of 16,129,032
conversion shares of the Company may be allotted
and issued by the Company upon exercise of the
conversion rights attaching to the Convertible
Bonds Il in full assuming full conversion of such
convertible bonds. If the Convertible Bonds Il had
not been converted, they would be redeemed on
the maturity date at par. Interest of 5% per annum
would be paid annually in arrears up until the
settlement date.

The principal terms of the Convertible Bonds Il
were disclosed in the Company’s announcements
dated 2 April 2025 and 29 April 2025.

At initial recognition, the equity component of
the Convertible Bonds Il was separated from the
liability component of Convertible Bonds Il. The
equity element was presented in equity heading
“convertible bonds equity reserve”. The effective
interest rate of the liability component was 16.02%
per annum.

ETERNITY INVESTMENT LIMITED
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Notes to the Condensed Consolidated Financial Statements
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For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

29. CONVERTIBLES BONDS (Continued)

The conversion price would be, from time to
time, subject to adjustment upon occurrence of
(i) consolidation, sub-division, re-classification of
shares; (i) capitalisation of profits or reserves; (iii)
capital distribution; (iv) offer of for subscription by
way of a rights issue, an open offer or a grant of
any securities, options or warrants to subscribe for
new shares, at a price per new share which is less
than market price at the date of the announcement
of the terms of such offer or grant; (v) issue of
shares at less than market price at the date of the
announcement of the terms of such issue.

No adjustment shall be made to the conversion
price in any case in which the amount by which
the same would be reduced in accordance with
certain provisions would be less than 1% and any
adjustment that would otherwise be required then
to be made shall not be carried forward.

In subsequent periods, the Convertible Bonds | and
Convertible Bonds Il were measured at fair value
with changes in fair values recognised in profit or
loss. Transaction costs relating to the issuance of
the Convertible Bonds | and Convertible Bonds Il
were charged to profit or loss.

The Convertible Bonds | and Convertible Bonds
Il were measured at fair value using the Binomial
Option Pricing Model, at initial recognition.
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Notes to the Condensed Consolidated Financial Statements

MR S M 35 3 R aE

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

29. CONVERTIBLES BONDS (Continued)

The convertible bonds recognised in the
consolidated statement of financial position are

29. WRRMES (&)

REESHMBRRREBR ZATRRES
ZETEMT

calculated as follows:

HK$’000
FHET
Equity component of the convertible RZE-_RHFE+ZRA=+—HK
bonds as at 31 December 2025 and TEZREXRA=1+HZ
30 June 2026 AR E S 2 EE AR D 1,828
Liability component of the convertible RZ-ZZE-_HF+-F=+—Hz2
bonds as at 31 December 2025 AMREZ2EESS 11,842
Interest expense AMERMX 792
Liability component of the convertible RIEZRFEASA=THABRBRESZ
bonds as at 30 June 2026 =N 12,634

30. CAPITAL COMMITMENTS

30. EXREE

R|ERR - AEBBUTEIAEL

54

At the end of the reporting period, the Group had
the following capital commitments which were
contracted but not provided for.

KRB 2 EAEEE -

At At
30 June 31 December
2026 2025
S S
—EDXRE —E-FHE
~B=+H +=ZB=+-H
HK$’000 HK$’000
FHET FHET
(Unaudited) (Audited)
(REER) (REZ)
Capital expenditures for the Subject IR ERRAL
Land 218,880 215,020

ETERNITY INVESTMENT LIMITED
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MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

31. EQUITY-SETTLED SHARE-BASED

PAYMENT TRANSACTION

a.

Share options scheme adopted on 15
August 2024

In view of the amendments to Chapter 17 of
the Listing Rules relating to share scheme
which came into effect on 1 January 2023,
the Company adopted a new share option
scheme (the “2024 Share Option Scheme”)
pursuant to an ordinary resolution passed
by the shareholders at the special general
meeting held on 15 August 2024. Details of
the 2024 Share Option Scheme are set out in
the Company’s circular dated 29 July 2024. A
summary of the 2024 Share Option Scheme
was disclosed in the Company’s 2025 annual
report.

No share option was granted under the 2024
Share Option Scheme since its adoption.

Share award scheme

On 16 September 2021, the board of directors
resolved to adopt a share award scheme. At
the special general meeting of the Company
held on 15 August 2024, certain amendments
to be made to the share award scheme to,
among other things, bring it in line to reflect
the latest amendments to the requirements
under Chapter 17 of the Listing Rules which
took effect on 1 January 2023 was approved
by the shareholders of the Company. Details
of the share award scheme are set out in
the Company’s circular dated 29 July 2024.
A summary of the share award scheme was
disclosed in the Company’s 2024 annual
report.
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Notes to the Condensed Consolidated Financial Statements

MR R & M H R

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

31. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTION (Continued)

b.

Share award scheme (Continued)

Details of movements in the Company’s
shares held for the share award plan are as
follows:

Number of shares held for
share award plan

31. URBEE 2RO XRZXRS (&)

b. MREHE (H)
BRGEBIEFE AL TRE
BEEENT -

Shares held for
share award plan

ARG RBEZEZ ARORBITEREZ
RZEE gy
2026 2025 2026 2025
TEBCXRE —E-RHF —EBCXRE “E-RE
HK$°000 HK$°000 HK$°000 HK$°000
FET FET FET FET
(Unaudited) (Unaudited)  (Unaudited) (Unaudited)
(REER) (REER) (REER) (REER)
At 1 January and R—BA—BRk

30 June ~A=1+H 8,631 12,431 16,979 24,455

During the six months ended 30 June 2026
and 2025, none of the shares of the Company
was acquired through purchases on open
market under the share award plan.

During the six months ended 30 June 2026,
there is no share awards granted under the
Company’s share award scheme adopted
on 16 September 2021 (as amended on 15
August 2024) pursuant to Rule 17.12(1)(a) of
the Listing Rules.

ETERNITY INVESTMENT LIMITED
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

31. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTION (Continued)

C.

Disclosure pursuant to Rule 17.07(1)(c) of
the Listing Rules

The fair value of the equity-settled share-
based payments determined at the grant date
without taking into consideration all non-
market vesting conditions is expensed on a
straight-line basis over the vesting period,
based on the Group’s estimate of equity
instruments that will eventually vest, with
a corresponding increase in equity (equity-
settled share-based payment reserve). At
the end of each reporting period, the Group
revises its estimate of the number of equity
instruments expected to vest based on
assessment of all relevant non-market vesting
conditions. The impact of the revision of
the original estimates, if any, is recognised
in profit or loss such that the cumulative
expense reflects the revised estimate, with
a corresponding adjustment to the equity-
settled share-based payment reserve. For
share options that vest immediately at the
date of grant, the fair value of the share
options granted is expensed immediately to
profit or loss.

Equity-settled share-based payment
transactions with parties other than employees
are measured at the fair value of the goods
or services received, except where that fair
value cannot be estimated reliably, in which
case they are measured at the fair value of
the equity instruments granted, measured at
the date the entity obtains the goods or the
counterparty renders the service. The fair
values of the goods or services received are
recognised as expenses (unless the goods or
services qualify for recognition as assets).

Disclosure pursuant to Rule 17.07(2) of the
Listing Rules

As at 31 December 2025, 1 January 2026 and
30 June 2026, the total number of options
and awards available for grant under the 2024
Share Option Scheme and the share award
scheme is 34,396,064.
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Notes to the Condensed Consolidated Financial Statements
B S MR T

For the six months ended 30 June 2026 #Z=

31. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTION (Continued)

d.

Disclosure pursuant to Rule 17.07(2) of the
Listing Rules (Continued)

As at 31 December 2025, 1 January 2026
and 30 June 2026, within the total number of
options and awards which available for grant
under the 2024 Share Option Scheme and the
share award scheme, the number of options
available for grant to the service provider is
19,606.

Disclosure pursuant to Rule 17.07(3) of the
Listing Rules

The number of shares that may be issued in
respect of options and awards granted under
the 2024 Share Option Scheme and the share
award scheme during the six months ended
30 June 2026 (i.e. Nil) divided by the weighted
average number of shares of the Company in
issue for the six months ended 30 June 2026
(i.e. 392,900,000) was Nil.

Disclosure pursuant to Rule 17.07A of the
Listing Rules

During the year ended 31 December 2024,
the remuneration committee of the Company
reviewed and approved (i) the proposal for
adoption of the 2024 Share Option Scheme; (ii)
certain amendments to be made to the share
award scheme; and (iii) the grant of the share
awards under the share award scheme on 4
September 2024.

In determining the grant of share awards under
the share award scheme, the eligibility and
allocation of share awards for each participant
were determined by an allocation mechanism,
approved by the remuneration committee of
the Company. This mechanism consists of
several key determinants, including (i) roles
and relationships of the participants with the
Group; (ii)contributions to the Group of the
participants; (iii) financial performance and
staff expenses budget of the Company; and (iv)
business outlook of the Group and industry
practices.

ETERNITY INVESTMENT LIMITED
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MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

32. MATERIAL RELATED PARTY
TRANSACTIONS

32.

Save as disclosed elsewhere in the condensed
consolidated financial statements, the Group
entered into the following material related party
transactions during the six months ended 30 June
2026 and 2025:

(a)

Transactions with associates

Amounts due from/(to) associates

EXRBEALRS

BREPESVERRZEHEEEN K
EENBE-E-ARER=-ZE-RE X
B=1THIEABEAERTALUTEKEBEE
ALERG

(a) BREELTN RS
P, (FEAY) Bt X R RIR

Amount due from an associate
(Note)
Amounts due to associates

FEAS B N B R IR

At At

30 June 31 December
2026 2025

i "
—ECRE —ECERE
AA=tH +=ZA=t-—H
HK$’000 HK$°000
FET FET
(Unaudited) (Audited)
(REBER) (REZX)

AMIE

38,437 38,437
(10,229) (7,745)

The amounts from/(to) associates do not
constitute connected transactions as defined

in Chapter 14A of the Listing Rules.

R, (FEAY) Bk A AR 148
BETHRBEVUAETRER 2BE
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Notes to the Condensed Consolidated Financial Statements
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For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

32. MATERIAL RELATED PARTY 32. Ef%ﬁﬁ*i?&%
TRANSACTIONS (Continued) (#&
(a) Transactions with associates (Continued) (a) HEEATZRS (&)
(Expenses) paid/payable to and income BB —REBE AT ()R
received/receivable from an associate B U e B N TR

For the six months ended

30 June
BEXA=1+THLEAREAR
2026 2025
—ECRE —EBEEHF
HK$’000 HK$°000
FET FET

(Unaudited) (Unaudited)
(REER) (REEERX)

Rental income received/receivable from 2 UL FEUR — BB A

an associate Gk ON 174 180
Interest expense paid/payable to an BN R A

associate AFEMX (275) (270)
The above transactions do not constitute EMR G I ER LT R B 14A
connected transactions as defined in the EfEECBEERS

Chapter 14A of the Listing Rules.

(b) Compensation of key management (b) ZEEEASHH
personnel
The remuneration of executive directors R BITESRTHRAR(BEXE
and the chief executive officer, who are EBAE)ZMEWT :
key management, during the period was as
follows:

For the six months ended

30 June
BEXA=t+THLEAREA
2026 2025
—ERE —E-RE
HK$’000 HK$°000
FET FET

(Unaudited) (Unaudited)
(REER) (REEERX)

Short-term benefits EHER 510 540
Post-employment benefits BB EEA 9 9
519 549

ETERNITY INVESTMENT LIMITED
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Notes to the Condensed Consolidated Financial Statements

For the six months ended 30 June 2026 #

32. MATERIAL RELATED PARTY
TRANSACTIONS (Continued)

(b)

(c)

Compensation of key management
personnel (Continued)

Total remuneration is included in “Staff costs”
(see note 10 to the condensed consolidated
financial statements).

The remuneration of executive directors and
the chief executive officer is approved by
the Board on the recommendation of the
Remuneration Committee of the Board having
regard to the duties and responsibilities of
individuals and market trends.

Transactions with the directors and
substantial shareholders of the Company

(i)

On 29 November 2018, Mr. Lei Hong
Wai, the Chairman of the board of
directors and an executive director of the
Company, provided a personal guarantee
to secure the Company’s repayment
obligations under the loan granted by the
finance company to the Company with an
outstanding principal of HK$236,689,000
as at 30 June 2026. No consideration
was paid by the Company to Mr. Lei
Hong Wai for providing the personal
guarantee. No security over the assets of
the Group was provided for the personal
guarantee given by Mr. Lei Hong Wai.

At 30 June 2026 and 2025, the provision
of the personal guarantee by Mr. Lei
Hong Wai remained in full force and
effect.

MR GRa M E R
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32. EXBHEALIRS
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(b)

(c)
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mISBERIE

BRRFACEERTERRZRS
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R=ZE-NE+-—-HB=+nh
H' ARARESEXFERIT
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Notes to the Condensed Consolidated Financial Statements
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For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

32. MATERIAL RELATED PARTY
TRANSACTIONS (Continued)

(c)

Transactions with the directors and
substantial shareholders of the Company
(Continued)

(ii)

On 9 March 2020, Mr. Lei Hong Wai
provided a personal guarantee to secure
the Group’s repayment obligations
under the securities margin financing
facility granted by a securities brokerage
firm with an outstanding balance of
HK$8,869,000 at 30 June 2026. No
consideration was paid by the Group
to Mr. Lei Hong Wai for providing the
personal guarantee. No security over the
assets of the Group was provided for the
personal guarantee given by Mr. Lei Hong
Wai.

At 30 June 2026 and 2025, the provision
of the personal guarantee by Mr. Lei
Hong Wai remained in full force and
effect.

ETERNITY INVESTMENT LIMITED
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For the six months ended 30 June 2026 #

32. MATERIAL RELATED PARTY
TRANSACTIONS (Continued)

(c) Transactions with the directors and
substantial shareholders of the Company
(Continued)

(iii)

On 29 December 2022, each of Mr.
Lei Hong Wai and Mr. Cheung Kwok
Wai Elton, an executive director of the
Company, provided a personal guarantee
to guarantee the punctual performance
by the Company’s obligations under the
Guaranteed Secured Notes due 2023 of
HK$197,000,000 issued by the Company
on 29 December 2022 pursuant to
the subscription and note instrument
agreement dated 29 December 2022.
Upon the maturity of the Guaranteed
Secured Notes due 2023, the noteholders
have agreed to (i) extend the maturity
date from 24 September 2023 to 23
September 2025 and (i) modify the terms
relating to the interest rate, interest
payment dates, and partial redemption
of the Guaranteed Secured Notes due
2023. Save and except for the above
modifications, all terms and conditions
remain unchanged and continue in full
force and effect. No consideration was
paid by the Company to Mr. Lei Hong
Wai and/or Mr. Cheung Kwok Wai Elton
for providing the personal guarantees.
No security over the assets of the Group
was provided for the personal guarantees
given by Mr. Lei Hong Wai and/or Mr.
Cheung Kwok Wai Elton.

At 30 June 2026 and 2025, the provision
of the personal guarantees by Mr. Lei
Hong Wai and Mr. Cheung Kwok Wai
Elton remained in full force and effect.
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Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

32. MATERIAL RELATED PARTY
TRANSACTIONS (Continued)

(c)

Transactions with the directors and
substantial shareholders of the Company
(Continued)

(iv)

On 18 August 2023, Mr. Lei Hong Wai
provided a personal guarantee to secure
the Group’s repayment obligations under
the securities margin financing facility
granted by the securities brokerage
firm mentioned in (ii) above, with an
outstanding balance of HK$10,254,000
at 30 June 2026. No consideration was
paid by the Group to Mr. Lei Hong Wai
for providing the personal guarantee.
No security over the assets of the Group
was provided for the personal guarantee
given by Mr. Lei Hong Wai.

At 30 June 2026 and 2025, the provision
of the personal guarantee by Mr. Lei
Hong Wai remained in full force and
effect.

All of the above transactions also constitute
connected transactions as defined in
Chapter 14A of the Listing Rules. However,
these transactions are fully exempt from
the connected transaction requirements in
Chapter 14A of the Listing Rules under Rule
14A.90.
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

33. FAIR VALUE MEASUREMENTS OF
FINANCIAL INSTRUMENTS

(a)

Fair value of the Group’s financial assets
and liabilities that are measured at fair
value on a recurring basis

Fair value hierarchy

The following table presents 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 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; and

o Level 3 valuations: Fair value measured
using significant unobservable inputs.

The Board has appointed the Finance and
Accounting Department, which is headed up
by an executive director, to determine the
appropriate valuation techniques and inputs
for fair value measurements.

In estimating the fair value of an asset or a
liability, the Group uses market-observable
data to the extent it is available. Where
Level 1 inputs are not available, the Group
engages independent third party qualified
valuers to perform valuation. The Finance and
Accounting Department works closely with the
independent third party qualified valuers to
establish the appropriate valuation techniques
and inputs to the model. The executive
director who is responsible for the Group’s
finance and accounting function reports the
Finance and Accounting Department’s findings
to the Board twice a year to explain the cause
of fluctuations in the fair value of the assets
and liabilities.
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Notes to the Condensed Consolidated Financial Statements
BHHGESMBERRME

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

33. FAIR VALUE MEASUREMENTS OF

FINANCIAL INSTRUMENTS (Continued)

(@) Fair value of the Group’s financial assets

and liabilities that are measured at fair
value on a recurring basis (Continueq)

Fair value hierarchy (Continued)

(a)

Fair value measurements categorised into

RFEER (E)

33. EMTRZAVENE(F)

BRREMEENAREFEZEAE
MEREERABEIAFEE)

ATEHENEA
Level 1 Level 2 Level 3 Total
1§ EPE 38 it
At At At At At At At At
30June 31 December 30June 31 December 30 June 31 December 30June 31 December
2026 202 202 2025 2026 2025 2026 202
.3 B ZBCEE . 2 B ZECRE
i tZR ZBIRE t2f  IBIRE tZF  Z&IRE 2R
RAZTH =t-8 #A=TH =t-8 #®RZTH =t-8 #®A=TH =t-H
HK$000 HK$000 HK$000 HK$ 000 HK$000 HK$ 000 HK$000 HKS 000
& Fir Fién Fén Fiér Fén Fir Fir
(Unaudited) (Audited)  (Unaudited) (Audited)  (Unaudited) (Audited)  (Unaudited) (Audited)
(REEH) (20 (REER) (fg0)  (REEH) (f20)  (REER) (f21)
Financial assets SHEE
Financial assetsat ~ RATEIABRR S
FVTPL REE
- lsted equity - B rihaEs
securities in
Hong Kong 26,819 55,542 - 26,819 55,542
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Notes to the Condensed Consolidated Financial Statements

MR GRa M E R

For the six months ended 30 June 2026 B2 =—Z = NFNA=1THIL~EA

33. FAIR VALUE MEASUREMENTS OF
FINANCIAL INSTRUMENTS (Continued)

(a)

Fair value of the Group’s financial assets
and liabilities that are measured at fair
value on a recurring basis (Continueq)

33.

EMITAZNFERNE(E)

(a) BREFUHEEULAFEITEZERE
MEREERABEIAFEE)

Fair value hierarchy (Continued) RFEER(E)
Fair value at Fair value at
30 June 31 December Fair value Valuation techniques and
2026 2025 hierarchy key inputs
i
R “ZCEF
ZBIRE T=A
AAZtHZ =t-Bz
AY¥E NHE  AVESER MAERWRIERAHE
HK$’000 HK$'000
FET FET
(Unaudited) (Audited)
(REER) (EER)
Financial assets
tREE
Financial assets at FVTPL
BROVEGABGRZEHEE
- listed equity securities in Hong 26,819 55,542 Level 1 Quoted closing prices in
Kong active markets
- BB EMRAES F18 REBDEMRzBTE

During the six months ended 30 June 2026
and 2025, there were no transfers between
Level 1 and Level 2, or transfers into or out of
Level 3.

The Group’s policy is to recognise transfers
between levels of fair value hierarchy as at
the end of the reporting period in which they
occur.

REZ-ZE-_AXFER-ZT-0F%XA
=tHLEANERR  F1RRF2HK2E
WHEERE  HALEEARBHEIR -

AEBZHRABRBER 2REHRE
ARAFPESER 2B 2EE -

KERBIRERRDF
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67



Notes to the Condensed Consolidated Financial Statements
GRS MR R E

For the six months ended 30 June 2026 B2 =F = NFNA=+HINEAH

33. FAIR VALUE MEASUREMENTS OF 33. EMITEZATEFE (&)

FINANCIAL INSTRUMENTS (Continued)

(b) Fair value of the Group’s financial assets (b) WFRLEMBEEUQNFETEZ
and liabilities that are not measured at fair rEECREEREBEZATFE
value on a recurring basis
The carrying amounts of the Group’s financial REBERAFEZAERSM T
instruments carried at amortised cost were BHREAEEAR-ZFTZAREA
not materially different from their fair values BR=+tBRZ-ZZ-_HAF+ZA
at 30 June 2026 and 31 December 2025, =S+-HZATFETEERER
except for the guaranteed secured notes, HERFEREBR-_Z-2RER
which had a carrying amount and fair value B=Z+HZREERAFED A
of HK$179,824,000 (31 December 2025: 179,824,000 B L (ZE__HF+ =
HK$179,824,000) and HK$139,500,000 (31 B=+—H 179,824,000 %) &
December 2025: HK$165,956,000) at 30 June 139,500,000 B T (ZE__HF+ =
2026 respectively. B=+—H :165,956,000%87T) °
The fair value measurement of the guaranteed REEREBZATEFEESE
secured notes was categorised under Level 3 ERNTFEERFEIRN - REFERE
of the fair value hierarchy. The fair value of the BeATERBEREES 2ERE
guaranteed secured notes was determined in BESREINMAMEZEBRENXE
accordance with generally accepted pricing > BREAZBWAHBEAMBEE
models based on a discounted cash flow AIRMBEEEUERMIACRER
analysis, with the most significant input being BARERZEIR °

the discount rate that reflects the return
required by the noteholders for investing in
similar financial instruments.

34. EVENTS AFTER THE END OF THE 34, HEHRESIE
REPORTING PERIOD
The Group did not have any material events AEERBEREREZEHEGRES
after the reporting period and up to the date of B iR R A B BEME ARSI
approval of the condensed consolidated financial
statements.

35. APPROVAL OF CONDENSED 35. HEMBPASMKRE
CONSOLIDATED FINANCIAL
STATEMENTS
The condensed consolidated financial statements HHGEMERRER-ZZE-_ENA
were approved and authorised for issue by the “tHNARESSHEREETIE -

Board on 28 August 2026.

ETERNITY INVESTMENT LIMITED
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Management Discussion and Analysis

FINANCIAL REVIEW
Results of operations

During the six months ended 30 June 2026, the Group
recorded a revenue of HK$104,767,000, a 3% decrease
from HK$107,702,000 for the previous period. The
decrease in revenue was mainly attributable to the
increase of trading loss to HK$5,642,000 for the sale
of financial assets, compared with a trading loss of
HK$574,000 for the six months ended 30 June 2025.
Of the total revenue, HK$6,367,000 was generated
from money lending, HK$33,953,000 was generated
from the sale of jewelry products, HK$3,183,000 was
generated from property investment, HK$66,906,000
was generated from golf club operation, and the trading
loss of HK$5,642,000 was generated from the sale of
financial assets.

Loss for the period ended 30 June 2026 attributable to
owners of the Company amounted to HK$109,002,000,
a 140% increase from HK$45,366,000 in the six
months ended 30 June 2025. Such increase is mainly
attributable to (i) impairment losses on property, plant
and equipment of HK$23,508,000, right-of-use assets of
HK$3,700,000 and intangible assets of HK$19,848,000
recognised during the six months ended 30 June
2026; and (ii) a loss arising on change in fair value of
financial assets at fair value through profit or loss of
HK$5,033,000, whereas the Group recorded a gain of
HK$7,828,000 in the corresponding period in 2025.
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Management Discussion and Analysis

THE WS

FINANCIAL REVIEW (Continued)

Results of operations (Continued)

The gross profit of the sale of jewelry products business
increased by 7% from HK$5,412,000 in the six months
ended 30 June 2025 to HK$5,807,000 in the six months
ended 30 June 2026. In addition, the gross profit margin
for the sale of jewelry products business remained
constant at 17% during the six months ended 30 June
2025 and the six months ended 30 June 2026. The gross
profit and gross profit margin are discussed in the “Sale
of jewelry products business” section under “Operations
Review” below.

The revenue for the property investment business
increased by 13% from HK$2,815,000 in the six months
ended 30 June 2025 to HK$3,183,000 in the six months
ended 30 June 2026. This increase in revenue is
discussed in the “Property investment business” section
under “Operations Review” below.

The golf club operation business generated a gross
profit of HK$44,006,000 (2025: HK$45,175,000) and
recorded a gross profit margin of 66% (2025: 67 %) in
the six months ended 30 June 2026. The gross profit
and gross profit margin of the golf course business are
discussed in the “Golf club operation business” section
under “Operations Review” below.

Significant items of other gains and losses recorded by
the Group are as follows:

(a) At the end of the reporting period, the Group
measured its Hong Kong-listed equity securities
at fair value based on the closing prices quoted
on The Stock Exchange of Hong Kong Limited
(the “Exchange”) and recognised a loss of
HK$5,033,000 arising on change in fair value of
financial assets at FVTPL.

(b) At the end of the reporting period, the directors
performed an impairment test for the property,
plant and equipment, right-of-use assets and
intangible assets with reference to the valuations
prepared by the management of the Company
and recognised impairment losses in respect of
property, plant and equipment of HK$23,508,000,
right-of-use assets of HK$3,700,000 and intangible
assets of HK$19,848,000 for the six months
ended 30 June 2026. Please refer to the “Property
investment business” section under “Operations
Review” below for information on the recognition of
the impairment losses.

ETERNITY INVESTMENT LIMITED
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)

Results of operations (Continued)

() At the end of the reporting period, the Group
measured the investment properties located
in Hong Kong and Beijing, Mainland China at
fair value based on valuations prepared by an
independent professional valuer and recognised a
gain of HK$9,233,000.

Selling and distribution expenses mainly represent staff
costs and commission of the sales team, overseas
travelling expenses, freight charges, and exhibition
expenses incurred by the Group’s sale of jewelry
products business. Selling and distribution expenses
increased by 19% from HK$2,339,000 in the six
months ended 30 June 2025 to HK$2,786,000 in the
six months ended 30 June 2026. This increase was
mainly attributable to increased overseas travelling and
exhibition expenses.

Provision of allowance for ECL on financial assets was
HK$6,175,000 in the six months ended 30 June 2026 as
compared to a reversal of allowance for ECL on financial
assets of HK$1,702,000 in the six months ended 30
June 2025. Of the total reversal of allowance for ECL
on financial assets for the period ended 30 June 2026,
a provision of allowance for ECL of HK$6,367,000 was
recognised for loan receivables, which is discussed in
the “Money lending business” section under “Operations
Review” below, and reversal of allowance for ECL of
HK$192,000 was recognised for trade receivables,
which is discussed in the “Sale of jewelry products”
section under “Operations Review”.

Administrative expenses increased from HK$54,515,000
in the six months ended 30 June 2025 to HK$67,961,000
in the six months ended 30 June 2026. This increase
was mainly attributable to the increase in salaries and
allowances resulting from two executive directors
waived their emoluments during the six months ended
30 June 2025.

Share of profits of associates amounted to nil (2025:
share of profits of associates of HK$713,000) for the six
months ended 30 June 2026, representing (i) the share
of profit of nil (2025: HK$713,000) from Elite Prosperous
Investment Limited (“Elite Prosperous”), a 49% owned
associate of the Company, (ii) the share of loss of nil
(2025: nil) from China Healthwise Holdings Limited
(“China Healthwise”), a 21.94% owned associate of the
Company.
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FINANCIAL REVIEW (Continued)
Results of operations (Continued)

Finance costs increased by 19% from HK$37,639,000 in
the six months ended 30 June 2025 to HK$44,707,000
in the six months ended 30 June 2026. This increase
was mainly due to the increase in the interest rates of
other borrowings during the six months ended 30 June
2026.

The Group recorded an income tax expense of
HK$1,565,000 for the six months ended 30 June 2026.
The income tax expense mainly derived from (i) the
recognition of deferred tax expense of HK$403,000
resulting from the movements in deferred tax assets
related to lease contracts and (ii) the current year’s tax
expense of HK$3,976,000, which were partly offset by
the recognition of deferred tax credit of HK$2,814,000
resulting from the movements in the deferred tax
liabilities recognised for the fair value adjustments on
the acquisition of Smart Title Limited in October 2015.

Liquidity and financial resources

During the six months ended 30 June 2026, the
Group funded its operations through a combination of
cash generated from operations, equity attributable
to owners of the Company, and borrowings. Equity
attributable to owners of the Company decreased
from HK$744,659,000 at 31 December 2025 to
HK$694,321,000 at 30 June 2026. This decrease was
due to the loss incurred by the Group for the six months
ended 30 June 2026, which were partly offset by the
exchange gain arising on translating foreign operations
of the Group and share placing of the Company.

At 30 June 2026, the cash and cash equivalents of the
Group amounted to HK$56,620,000 (31 December 2025:
HK$32,126,000).

ETERNITY INVESTMENT LIMITED
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Liquidity and financial resources (Continued)

At 30 June 2026, the Group had outstanding
borrowings of HK$625,977,000 (31 December 2025:
HK$647,614,000) representing:

(a) the carrying principal amount of the guaranteed
secured notes due 2025 issued by the Company
on 29 December 2022 (the “Guaranteed Secured
Notes due 2025”) of HK$179,824,000, which
is interest-bearing at 10% per annum from 23
January 2024, secured by (i) a share charge
over 100% issued shares in Eternity Investment
(China) Limited, a wholly-owned subsidiary of the
Company and the principal assets of which are
(1) the rights to construct and operate the club
facilities of a membership golf club and resort (the
“Club”) in Beijing, Mainland China and (2) the rights
to develop and operate a piece of 580 Chinese
acre land adjacent to the Club (the “Subject Land”)
and the rights to manage the properties erected on
the Subject Land, (ii) the personal guarantees given
by Mr. Lei Hong Wai, the Chairman of the Board
and an executive director, and Mr. Cheung Kwok
Wai Elton, an executive director, and (iii) repayable
by 18 partial redemptions during the period from
23 September 2023 to 23 March 2025 and a final
redemption on 23 September 2025;

(b) the banking facilities granted by a bank of an
installment loan of HK$84,486,000, which is
interest-bearing at 3% per annum over one-month
HIBOR quoted by the bank from time to time,
secured by (1) a first legal charge over the Group’s
properties located at Unit Nos. 1201, 1202, 1203,
1209 & 1212 and the corridor on the 12th Floor,
Shun Tak Centre, West Tower, 168-200 Connaught
Road Central, Hong Kong, guaranteed by the
Company and repayable by 141 equal monthly
installments ending on 18 March 2038;
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FINANCIAL REVIEW (Continued)

Liquidity and financial resources (Continued)

(©)

a loan of HK$236,689,000 granted by a finance
company, which is interest-bearing at 14% per
annum, secured by (i) a second legal charge over
the Group’s properties located at Unit Nos. 1201,
1202, 1203, 1209, 1210, 1211, & 1212 and the
corridor on the 12th Floor, Shun Tak Centre, West
Tower, 168-200 Connaught Road Central, Hong
Kong, (ii) deed of assignment over the right of use
for the 4,000 ancestral tablets located in Hong
Kong in favour of the Group; (iii) the post-dated
cheques drawn in favour of the finance company
for payment of the principal and the interests
stipulated under the loan agreement, and (iv) a
personal guarantee given by Mr. Lei Hong Wai, and
maturing on 1 April 2027;

a loan of HK$38,000,000 granted by a finance
company, which is interest-bearing at 14% per
annum, secured by (i) a first legal charge over the
Group’s properties located in at Unit Nos. 1210
& 1211 on the 12th Floor, Shun Tak Centre, West
Tower, 168-200 Connaught Road Central, Hong
Kong; and (ii) a corporate guarantee given by the
Company, and maturing on 23 July 2027;

an unguaranteed loan of HK$83,000 granted by
a finance company, which is unsecured, interest-
bearing at the prime rate plus 3% per annum, and
repayable on demand;

the securities margin financing facilities of
HK$19,124,000 granted by a securities brokerage
firm, which is interest-bearing at prime rate plus 3%
per annum and secured by the Group’s Hong Kong-
listed equity securities held in the margin securities
trading account and a personal guarantee given by
Mr. Lei Hong Wai;

the outstanding balance of the payables
to a securities brokerage firm amounted to
HK$15,130,000, which is unsecured, interest-
bearing at a fixed rate of 6% per annum and
repayable by equal semi-annual installments ending
on June 2028;

the unguaranteed cash advance of HK$1,300,000
made by Mr. Lei Hong Wai, which is non-interest
bearing, unsecured, and repayable on demand;
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Liquidity and financial resources (Continued)

() the unguaranteed cash advance of HK$300,000
made by Mr. Cheung Kwok Fan, an executive
director, which is non-interest bearing, unsecured,
and repayable on demand;

() the unguaranteed cash advance of HK$50,213,000
made by Ms. Chan Mei Sau Teresina, the spouse
of Mr. Cheung Kwok Wai Elton, which is interest-
bearing at the one-month HIBOR quoted by Bank
of East Asia Limited plus 1.3% per annum or
2.50% per annum below the prime rate for Hong
Kong dollars quoted by Bank of East Asia Limited,
whichever is lower, unsecured, and repayable on
demand; and

(k) the unguaranteed cash advance of HK$828,000
made by a person which is interest-bearing at 4%
per annum, unsecured and maturing on 21 October
2026.

The Company issued 5% two-year convertible bonds
(the “Convertible Bonds 1”) with principal amount of
HK$4,000,000 on 23 December 2024 to an independent
third party. The Convertible Bonds | entitled the holders
to convert them into ordinary shares of the Company at
any time between the date of issue of the convertible
bonds and the second (2nd) anniversary of the date of
issue at a conversion price of HK$0.774 per conversion
share. An aggregate of 5,167,958 conversion shares
of the Company may be allotted and issued by the
Company upon exercise of the conversion rights
attaching to the Convertible Bonds | in full assuming full
conversion of such convertible bonds. If the Convertible
Bonds | had not been converted, they would be
redeemed on the maturity date at par. Interest of 5%
per annum would be paid annually in arrears up until the
settlement date. During the six months ended 30 June
2026, there is no conversion of the Convertible Bonds I.
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FINANCIAL REVIEW (Continued)
Liquidity and financial resources (Continued)

The Company also issued a 5% two-year convertible
bonds (the “Convertible Bonds Il”) with principal
amounting of HK$9,000,000 to independent third parties
on 2 April 2025. The Convertible Bonds Il entitled the
holders to convert them into ordinary shares of the
Company at any time between the date of issue of the
convertible bonds and the second (2nd) anniversary
of the date of issue at a conversion price of HK$0.558
per conversion share. An aggregate of 16,129,032
conversion shares of the Company may be allotted and
issued by the Company upon exercise of the conversion
rights attaching to the Convertible Bonds Il in full
assuming full conversion of such convertible bonds.
If the Convertible Bonds Il had not been converted,
they would be redeemed on the maturity date at par.
Interest of 5% per annum would be paid annually in
arrears up until the settlement date. During the year
ended 31 December 2025, there was a conversion of the
Convertible Bonds Il in an aggregate principal amount
of HK$500,000 into 896,057 shares of the Company at
the conversion price of HK$0.558 per conversion share.
During the six months ended 30 June 2026, there is no
conversion of the Convertible Bonds II.

Gearing ratio

At 30 June 2026, the gearing ratio calculated as a
percentage of total borrowings over equity attributable
to owners of the Company was 90% (31 December
2025: 87%).

Net current liabilities and current ratio

At 30 June 2026, the Group’s net current liabilities and
current ratio were HK$607,321,000 (31 December 2025:
HK$618,040,000) and 0.45 (31 December 2025: 0.43),
respectively.

Capital structure
During the six months ended 30 June 2026, there

were the following changes in the Company’s capital
structure:
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Liquidity and financial resources (Continued)

On 17 December 2025, the Company entered into a
share placing agreement (the “Placing Agreement”)
with Great Bay Securities Limited (the “Placing Agent”).
Pursuant to the Placing Agreement, the Company has
conditionally agreed to place through the Placing Agent,
on a best effort basis, of up to 20,000,000 new ordinary
shares of the Company (the “Placing Shares”), to not
less than six placees who and whose ultimate beneficial
owners shall be independent third parties at the placing
price of HK$1.00 per Placing Share (the “Placing”).

On 13 January 2026, a total of 20,000,000 Placing
Shares have been successfully placed by the Placing
Agent to not less than six Placees at the placing price
of HK1.00 per Placing Share pursuant to the terms and
conditions of the Placing Agreement. The net proceeds
from the Placing were approximately HK$19.6 million.

Details of the Placing were set out in the Company’s
announcements dated 17 December 2025 and 13
January 2026.
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FINANCIAL REVIEW (Continued)
Use of Proceeds from Fund Raising Activities
The Company has carried out the following equity

fund raising activity in the past 12 months immediately
preceding the date of this report:

Date of Fund raising
announcements activity Net proceeds
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W5 Bl B ()
SEFHMEREARR
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Intended use
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announced
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Actual use of
proceeds

Friis

SHREANERAR

23 December 2024 Subscription of Approximately

and 7 January convertible bonds  HK$4 million
2025 under general
mandate
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16 April 2025 and Subscription of Approximately

29 April 2025 convertible bonds  HK$9 million
under general
mandate
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BR=-ZZ-HFMN EBRES
B=+NH
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General working
capital

(i) approximately
up to HK$2
million, will be
used as general
working capital
mainly including
payment of (i)
staff costs; and
(ii) legal and
professional
expenses; and

Same as intended

use of proceeds
as announced
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used for the
repayment of
indebtedness of
the Group.
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FINANCIAL REVIEW (Continued)

Use of Proceeds from Fund Raising Activities
(Continued)

Date of Fund raising
announcements activity Net proceeds
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of proceeds as
announced
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and 13 January mandate
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As at 30 June 2026, there was no unutilised proceed
from fund raising activities. Save as disclosed above,
the Company had not carried out any fund raising
activities in the past 12 months immediately preceding
the date of this report.

(i) approximately
HK$15.0
million for the
repayment of
current debt
of the Group
including
borrowings
from banks and
other financial
institutions; and

(ii) approximately

HK$4.6 million
for general
working capital
of the Group
mainly including

payment of staff

costs and legal

and professional

expenses
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FINANCIAL REVIEW (Continued)

Material acquisitions of subsidiaries, associates, and
joint ventures

During the six months ended 30 June 2026, the Group
did not have any material acquisitions of subsidiaries,
associates and joint ventures.

Material disposals of subsidiaries, associates, and
joint ventures

During the six months ended 30 June 2026, the Group
did not have any material disposals of subsidiaries,
associates and joint ventures.

Pledge of assets

At 30 June 2026, the following Group’s assets were
pledged:

(@) the Shun Tak Property with a carrying amount
of HK$193,700,000 (31 December 2025:
HK$189,900,000), of which HK$100,300,000
(31 December 2025: HK$103,100,000) was
classified under “property, plant and equipment”
and HK$93,400,000 (31 December 2025:
HK$86,800,000) was classified under “investment
properties”, for securing the banking facilities
granted to the Group;

(b) the 100% issued shares in Eternity Investment
(China) Limited with the unaudited combined net
assets of HK$968,094,000 (31 December 2025:
HK$970,555,000) after adjusting for purchase price
allocation for securing the Guaranteed Secured
Notes due 2025; and

(c) the Group’s Hong Kong-listed equity securities
with a fair value of HK$27,586,000 (31 December
2025: HK$67,548,000), of which HK$18,439,000
(31 December 2025: HK$45,333,000) was related
to the Group’s financial assets at FVTPL and
HK$9,147,000 (31 December 2025: HK$22,215,000)
was related to a part of the Group’s listed
investment in an associate, for securing the margin
financing facilities and banking facilities granted to
the Group.
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FINANCIAL REVIEW (Continued)

Material commitments

At 30 June 2026, the Group had a total commitment of
HK$218,880,000 (31 December 2025: HK$215,000,000)
relating to the development costs for the Subject Land,
which were contracted but not provided for.

Exchange risk and hedging

The majority of the Group’s transactions, assets, and
liabilities are denominated in Hong Kong dollars and
Renminbi. The Group is exposed to exchange risk
with respect mainly to Renminbi, which may affect its
performance. The directors closely monitor statements
of financial position and cash flow exchange risk
exposures and, where considered appropriate, use
financial instruments, such as forward exchange
contracts, foreign currency options, and forward rate
agreements, to hedge this exchange risk. During the six
months ended 30 June 2026, no financial instruments
for hedging purposes were used by the Group.

Employees and remuneration policy

At 30 June 2026, the headcount of the Group was 354
(2025: 346). Staff costs (including directors’ emoluments)
amounted to HK$40,577,000 in the six months ended 30
June 2026 (2025: HK$33,009,000). The increase in staff
costs was mainly attributable to the increase number
of headcount of the Group and two executive directors
waived their emoluments during the six months ended
30 June 2025. In addition to basic salaries, contributions
to the retirement benefits scheme, and discretionary
bonuses, staff benefits include a medical scheme, share
options, and share awards.

OPERATIONS REVIEW
Sale of financial assets business

During the six months ended 30 June 2026, the Group’s
sale of financial assets business reported a segment
loss (before taxation) of HK$10,813,000, as compared to
a segment gain (before taxation) HK$7,214,000 for the
previous period. The segment loss (before taxation) was
mainly comprise the loss arising on change in fair value
of financial assets at FVTPL of HK$5,033,000.
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OPERATIONS REVIEW (Continued)

Sale of financial assets business (Continued)

During the six months ended 30 June 2026, the Group
did not acquire any Hong Kong-listed equity security
and made a trading loss of HK$5,642,000 from selling
one Hong Kong-listed equity security with the aggregate
carrying amounts of HK$23,690,000 at the aggregate
net sale proceeds of HK$18,048,000. At the end of the
reporting period, the Group measured its Hong Kong-
listed equity securities at fair value based on the closing
prices quoted on the Exchange and recognised the
loss of HK$5,033,000 arising on change in fair value of
financial assets at FVTPL.

Movements in the carrying amount of the Hong Kong-
listed equity securities held by the Group recorded as
“financial assets at FVTPL” during the six months ended
30 June 2026 and 2025 are as follows:

KIEOIE (&)
HETHMEEXK (F)

MRBE_E-_AREAA=tTHLEANMEAR » K
EEVEBAEMNEB LHTRAZES  KH
REE-—BEBLTRAZRSFRMERLES
23,690,000/8 T r MAHEFREREFES
18,048,000/ 7t * tE 4+ E E 518 5,642,000
BIT o RIREHIKR » NEBRBE B ATATIR
TERATESEEFEBLTRAES - K&
ERRARAFLEFTABRERZEMEE LA THE
B E)E £ E1E 5,033,00058 T °

REBE-_ZE-_AERE-HEF~A=1+HL
NMEBA AAEEFEUYARSEAFE
FTABERCZERMEE | 2B B EMRARS
ZIREEZEOT

2026 2025

—EZRX —E-HE

HK$’000 HK$°000

FET FET

Carrying amount at 1 January R—A—HBZKRAEE 55,542 64,323

Less: disposals o HE (23,690) (3,534)
(loss)/gain arising on change in BRATEEBELEZ

fair value recognised (F518) W= (5,033) 7,828

Carrying amount at 30 June RAB=+tHZEREE 26,819 68,617
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)

Sale of financial assets business (Continued)

Details of certain significant Hong Kong-listed equity
securities held by the Group recorded as “financial
assets at FVTPL” at 30 June 2026 are as follows:

First
acquisition

TEHERESH

KIEOIE (&)
HETHMEEXK (F)
REZZZAERNA=THHAFEBEFELARK

RIBLAFEFABRERZEHEE | 2B T
ERBRBETRAES 2FHBAOT ¢

Loss

Fair value arising on

as compared Dividend change in

to the received/ fair value

consolidated receivable recognised

Number total assets in the in the

of shares of the six months six months
heldat  Fair value at Group at ended ended

date  30June2026  30June2026  30June2026  30June2026 30 June 2026
HE

BE ZBIRE

AVEEASE ZEIRE ~B=tH

RZBZAE RZE=AE AB=1H ItAER
RAZTR MoBIRE RBETH LtAER B3

BE.  ARZtR RRBE Bk/  LYERE

BERUEAS Rit&A ZATE BEZHR Ehzhe  FELzEBR
HK$'000 HK$'000 HKS'000
77T Fén F&r
Name of Hong Kong-listed BRLTRAES AR
equity securities
Brockman Mining Ltd. hRREREERAT Jun 2021 78,223,000 4928 0.2% - (2,034)
(stock code; 159) (R - 159) ZEC-£5R
Huanxi Media Group Ltd. FEEEEERLT g2 15,010,000 3167 0.1% - (1,636)
(stock code: 1003) (R - 1003) ZBIZENR
Nimble Holdings Company Ltd. HRERERAR Dec 2020 83,673,268 13,053 0.6% - (167)
(stock code: 186) (R 186) k- 3.5 g
Ocean Line Port Development Limited EMENERERLT Aug 2020 12,096,000 3,750 0.2% - -
(stock code: 8502) (A : 8502) Itk S0V
2,898 - (3,897
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OPERATIONS REVIEW (Continued)

Sale of financial assets business (Continued)

The directors believe that the future performance of the
Hong Kong-listed equity securities held by the Group
is primarily affected by economic factors, investor
sentiment, demand and supply balance of an investee
company’s shares, and fundamentals of an investee
company, such as the investee company’s news,
business fundamentals and development, financial
performance, and prospects. Accordingly, the directors
closely monitor the above factors, particularly the
fundamentals of each investee company in the Group’s
equity securities portfolio, proactively adjust the Group’s
equity securities portfolio mix from time to time, and
realise the Hong Kong-listed equity securities into cash
as and when appropriate.

Money lending business

During the six months ended 30 June 2026, the Group’s
money lending business generated interest income on
loans amounting to HK$6,367,000, a 6% decrease from
HK$6,774,000 for the previous period and reported
a segment loss (before taxation) was HK$8,500,000,
as compared to a segment profit (before taxation) of
HK$8,466,000 in the six month ended 30 June 2025.

The 6% decrease in interest income on loans was mainly
due to no further interest income being recognised for
nine loan receivables that were classified under stage 3
(credit-impaired) and fully impaired, and interest income
on three loans under stage 3 (credit-impaired) was
calculated based on effective interest rate on its net
carrying amount (after deducting accumulated allowance
for ECL).

The turnaround from segment profit (before taxation) to
segment loss (before taxation) was mainly attributable to
the provision of allowance for ECL on loan receivables
of HK$6,367,000 (2025: reversal of allowance for ECL
on loan receivables of HK$1,702,000) and the increase
in salaries and allowances resulting from two executive
directors waived their emoluments during the six months
ended 30 June 2025.

During the six months ended 30 June 2026, no new loan
was granted and no customers made drawings from the
existing loans.

ETERNITY INVESTMENT LIMITED
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)
Money lending business (Continued)

At 30 June 2026, 12 loans granted by the Group’s
money lending business remained outstanding. 12
loan receivables with an aggregate gross balance of
HK$996,737,000 were classified under stage 3 (credit-
impaired).

At the end of the reporting period, the directors
performed an impairment assessment on the Group’s
loan receivables. The ECL is measured impairment
on loan receivables using the general approach,
which is often referred to as the “three-stage model”
under HKFRS 9 Financial Instruments. Based on the
assessment, a provision of allowance for ECL on
loan receivables of HK$6,367,000 was made, and a
reversal of allowance for ECL on loan receivables of
HK$1,702,000 was made for the six months ended 30
June 2025.

Reference is made to the loan receivables classified
under stage 3 (credit-impaired) as referred to on pages
317 to 328 of the Company’s annual report for the year
ended 31 December 2025. Set out below is the latest
development of the recovery of these loan receivables:

(@) Customer A

During the year ended 31 December 2024, the
three loan receivables from Customer A with
the aggregate outstanding principal amount of
HK$210,101,000 were transferred from stage 1
(initial recognition) to stage 3 (credit-impaired)
as Customer A failed to repay the loans on 9
November 2024, being the final repayment date.
On 8 November 2024, the Group has conditionally
extended the final repayment date to 9 November
2026 with the pledge over the right of use for the
4,000 ancestral tablets located in Hong Kong in
favour of the Group. The conditions for the loan
extension were fulfilled in March 2025.

(o) Customer D
Since December 2023, the Group has been
negotiating the terms of the settlement with
Customer D. However, no terms have been finalised
yet, and the negotiation is still ongoing.

TEHERESH
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RoBoAEAASTA - AEEEERBH
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3 996,737,000t 2 + — EERER D BB
%3ME (EERME) -
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EHEFRMR ST

OPERATIONS REVIEW (Continued)

Money lending business (Continued)

(©)

Customer |

In September 2021, Customer | procured one of
the guarantors to enter into an agreement (the
“Debt Assignment Agreement”) to assign a debt
in the face value of HK$117,000,000 owned by the
guarantor (the “Assigned Debt”) to the Group to
enable the Group to demand payment and liquidate
the Assigned Debt and to apply the proceeds, if
any, from the recovery of the Assigned Debt to
offset the loan due by Customer I.

After establishing dialogues with the representative
of the debtor of the Assigned Debt, the Group
decided to abort the recovery action on the
Assigned Debt and revert to pursuing Customer
| and the guarantors on the original loan due by
Customer I. In August 2022, the Group terminated
the Debt Assignment Agreement. In October 2022,
the Group commenced civil proceedings against
Customer | and the guarantors for recovering the
outstanding principal amount of the original loan
together with the accrued and unpaid interest
thereon.

Subsequently, the Group was notified by its legal
adviser that the writ of summons and the statement
of claim delivered to Customer | and the guarantors
were returned to the Group’s legal adviser and
could not be served personally on them.

The Group has instructed its legal adviser to apply
to the High Court for an order for substituted
service for serving the writ of summons and the
statement of claim against Customer | and the
guarantors.
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)

Money lending business (Continued)

(d)

Customer J

On 22 September 2023, the court handed down
the judgement of the civil appeal in which the court
dismissed the civil appeal lodged by Customer J
and upheld the first instance judgment.

In October 2023, the Group was approached by
an independent third party purchaser proposing
to acquire the loan receivable due from Customer
J and the accrued and unpaid interest thereon
by transferring the ownership of a number of
properties located in Guangzhou, Mainland China,
legally and beneficially owned by the independent
third party to the Group. The Group is currently
discussing the terms and conditions of such a
proposal with the purchaser.

Customer H

In October 2023, the Group applied for compulsory
enforcement of the asset preservation order
over Customer H’s assets in Mainland China. In
November 2023, the Group received RMB383,000
(equivalent to HK$419,000) from enforcing
Customer H’s bank accounts under the compulsory
enforcement of the asset preservation order.

In August 2024, the court handed down a notice
that the enforcement was terminated as Customer
H’s assets being frozen by the PRC Public Security
Bureau.

Customer F

In November 2023, the Group took legal action
against Customer F in Hong Kong by issuing the
writ of summons and the statement of claim to
Customer F. Customer F has put her residential
property in Hong Kong on the market for sale
and has made arrangements for the Group to
share the proceeds of the property sale (after the
payment of two outstanding mortgage loans) with
other lenders. In September 2024, the residential
property in Hong Kong was sold and the Group
received the net proceeds of HK$17,184,000 as
partial settlement of the unpaid interest on the
loans. The Group discontinued the legal action
against Customer F in Hong Kong.
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OPERATIONS REVIEW (Continued)

Money lending business (Continued)

(9)

Customer L

The Group has been negotiating with Customer
L on the repayment of the loan receivables with
a view to entering into a binding settlement
agreement. During the negotiation period from
January 2024 to June 2024, Customer L repaid
USD300,000 (equivalent to HK$2,337,000) to
the Group to settle part of the unpaid interest
and principal on the loan. The negotiation is still
ongoing.

Customer N

The Group has been negotiating with Customer
N on the repayment of the loan receivables with
a view to entering into a binding settlement
agreement since default in March 2023. During the
negotiation, Customer N repaid HK$850,000 to the
Group during the year ended 31 December 2024.
In May 2024, the Group and Customer N entered
into a settlement agreement, in which Customer
N repaid HK$6,000,000 on 28 May 2024 and shall
repay the remaining outstanding balance on or
before 29 August 2024. Customer N failed to repay
the remaining balance in August 2024. In October
2024, the Group took legal action against Customer
N in Hong Kong by issuing writ of summons and
the statement of claim to Customer N.

Customer G

During the year ended 31 December 2024, the loan
was reclassified from stage 1 (initial recognition)
to stage 3 (credit-impaired) as Customer G failed
to repay the outstanding principal amount of
the loan together with the accrued and unpaid
interest thereon on the repayment date. The Group
has been negotiating with Customer G on the
repayment of the loan receivables with a view to
entering into a binding settlement agreement. The
negotiation is still ongoing.

At 30 June 2026, the Group’s loan and interest

receivables (after accumulated allowance for ECL)
amounted to HK$160,395,000 (31 December 2025:
HK$160,496,000).

Information on the Group’s money lending business,
including (i) business model, (ii) internal control system,
(iii) basis of determining the allowance for ECL on loan
receivables, (iv) major terms of each outstanding loan
receivables, and (v) actions being taken for recovering
the loan receivables classified under stage 3 (credit-
impaired) are disclosed in the Company’s annual report
for the year ended 31 December 2025.
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)

Sale of jewelry products business

During the six months ended 30 June 2026, the Group’s
sale of jewelry products business generated revenue
of HK$33,953,000, a 9% increase from HK$31,255,000
for the previous period, and reported a segment profit
(before taxation) of HK$580,000 (2025: HK$408,000).

The revenue, gross profit and segment profit generated
from the sale of jewelry products business were steady
for both period. At the end of the reporting period, the
directors performed an impairment assessment on the
Group’s trade receivables. Based on the assessment, a
reversal of allowance for ECL on trade receivables of
HK$192,000 (2025: Nil) was made.

To cope with the sluggish market condition and the
surge in gold price, the Group is expanding its product
categories by developing budgeted jewelry products
to meet the shrinking budget of the consumer public.
Starting from 2024, the Group launched its other stone-
type jewelry products and received sales inquiries from
several customers with order of small quantities. In
addition, the Group would continue to cultivate new
markets for its jewelry products, such as Japan and
other Asian Pacific countries in the second half of 2026
by attending trade shows and organizing sales trips.

At 30 June 2026, the Group’s inventories of jewelry
products, including raw materials, work-in-progress,
and finished goods, amounted to HK$24,699,000 (31
December 2025: HK$25,676,000).
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OPERATIONS REVIEW (Continued)

Property investment business

During the six months ended 30 June 2026, the Group’s
property investment business generated a turnover of
HK$3,183,000, a 13% increase from HK$2,815,000 for
the previous period, and recorded a segment loss (before
taxation) of HK$58,806,000. A segment loss (before
taxation) of HK$46,610,000 was recorded in the previous
period.

Of the total turnover, HK$1,316,000 was rental income
generated from the investment property portion of the
Shun Tak Property, HK$1,161,000 was rental income
generated from the residential serviced apartments
under short-term lease agreements, and HK$706,000
was derived from property and car parks management
fees. Following the delivery of the vacant possession
of the residential serviced apartments to lessees upon
completion of three blocks of residential serviced
apartments erected on the Subject Land in the third
quarter of 2022, rental income is generated from the
residential serviced apartments under short-term lease
agreements, and property management fees are charged
to the delivered residential serviced apartments. The
increase in turnover mainly resulted from the higher
occupancy rate from the investment property portion of
the Shun Tak Property.

The increase in segment loss was mainly attributable to
the impairment losses in respect of property, plant and
equipment of HK$23,508,000, right-of-use assets of
HK$3,700,000 and intangible assets of HK$19,848,000
recognised for the six months ended 30 June 2026.

The Company’s indirect wholly-owned subsidiary,
Bayhood No. 9 Co., owns (i) the rights to construct and
operate the club facilities of the Club and (ii) the rights
to develop and operate the Subject Land and the rights
to construct and manage properties (each a “Property”
and collectively, the “Properties”) erected on the
Subject Land (the “Management Rights”) for around
36 years until 30 January 2062. As disclosed previously
in the Company’s annual report for the year ended 31
December 2020, due to the unprecedented impact of the
COVID-19 pandemic on the hotel industry, the Company
modified its business strategy for the second and third
phases of the Subject Land such that the Properties are
constructed and leased out on a long-term or short-term
lease basis.
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)

Property investment business (Continueqd)

The second and third phases of the Subject Land
have been developed into seven blocks of three-
storey residential serviced apartments comprising 279
residential serviced apartments with an aggregate gross
floor area of 45,165 square meters (with individual
apartments of sizes ranging from approximately 88
to 459 square meters), together with two blocks of
three-storey office buildings each having a gross floor
area of approximately 6,300 square meters with total
construction costs of RMB726,000,000 (equivalent to
HK$835,873,000). The residential serviced apartments
and the office buildings are offered for lease by Bayhood
No. 9 Co..

Short-term lease agreements are treated as operating
leases. The Group recognises the Total Rental Income
(net of VAT) as rental income on a straight-line basis over
the term of a short-term lease agreement commencing
on the delivery of vacant possession of a Property to
a lessee. Upon commencement of a short-term lease
agreement, the related assets of the Property recorded
in “property, plant and equipment”, “intangible assets”,
and “right-of-use assets” are transferred to “investment
properties”. At the end of the reporting period, such
investment properties are measured at fair value based
on a valuation prepared by an independent professional
valuer.

During the six months ended 30 June 2026, no long-
term lease agreement for a residential serviced
apartment and lease agreement for office premises was
signed, and none of vacant possession of residential
serviced apartments was delivered under long-term
lease agreements. As a result, the Group did not
recognise any gain on disposals of residential serviced
apartments in the six months ended 30 June 2026.

At 30 June 2026, there was one signed long-term lease
agreement for residential serviced apartments remaining
undelivered.
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OPERATIONS REVIEW (Continued)

Property investment business (Continueq)

At the end of the reporting period, the directors
performed an impairment test for the property, plant
and equipment, the intangible assets, and the right of-
use assets relating to (i) the rights to construct and
operate the club facilities of the Club and (ii) the rights
to develop and operate the Subject Land and the rights
to manage the properties erected on the Subject Land
with reference to the discounted cash flow projections
to assess the value in use of the property investment
business and the golf club operation business in Beijing,
Mainland China. As the carrying amount of the cash
generating units of the Group’s property investment
business and golf club operation business exceeded
their recoverable amounts, an impairment loss on
property, plant and equipment of HK$23,508,000, right
of-use assets of HK$3,700,000 and intangible assets
of HK$19,848,000 were recognised for the six months
ended 30 June 2026. The impairment loss arose from the
change in key assumption and input for lower rents and
longer delivery dates of residential serviced apartments
and office premises used in the discounted cash flow
projection of the property investment business to reflect
the prevailing market conditions and the management’s
latest estimation.

At the end of the reporting period, the directors
measured the investment properties of the residential
serviced apartments under short-term lease agreements
at fair value. Based on a valuation prepared by an
independent professional valuer, the Group recognised a
gain of HK$2,398,000 arising on change in fair value of
investment properties.

At the end of the reporting period, the directors
measured the investment properties of 4 niches at Po
Fook Hill, Hong Kong at fair value. Based on a valuation
prepared by an independent professional valuer, the
Group recognised a gain of HK$235,000 arising on the
change in fair value of investment properties.

At the end of the reporting period, the directors
measured the investment property portion of the Shun
Tak Property at fair value. Based on a property valuation
prepared by the independent professional valuer, the fair
value of the investment property portion of the Shun Tak
Property increased from HK$86,800,000 at 31 December
2025 to HK$93,400,000 at 30 June 2026. Accordingly,
the Group recognised a gain of HK$6,600,000 arising on
change in fair value of investment properties.
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OPERATIONS REVIEW (Continued)

Golf club operation business

On 3 April 2023, the Group received an advance
notice from the lessee of the assets of the Club for the
termination of the club lease agreement by 5 October
2028. Upon such termination by 5 October 2023, the
Group expanded into the golf club operation business
by operating and managing the Club on its own.

With a proximity location, the Club is only about a
10-minute drive from the Beijing Capital International
Airport and a 25-minute drive from the urban center of
Beijing. The Club is one of Beijing’s largest high-end
leisure complexes operating under membership plans
for corporations and individuals. With an area of 1,150
Chinese acres, the Club was designed jointly by several
world-renowned design firms with a comprehensive
range of facilities, including an 18-hole golf course, a
golf academy, restaurants, lakeside VIP private rooms,
conference facilities, and a retail shop. The Group’s
golf club operation business mainly derives income
from membership, golf club operation, and food and
beverage operation.

Given that the Subject Land is located next to the
Club, the directors consider that the operation and
management of the Club by the Group itself will provide
great flexibility to the Group in formulating marketing
plans for leasing the residential serviced apartments
erected on the Subject Land, such as allowing admission
by lessees to use the facilities of the Club.

During the six months ended 30 June 2026, the Group’s
golf club operation business generated a turnover of
HK$66,906,000 (2025: HK$67,432,000) and recorded
a segment profit (before taxation) of HK$19,639,000
(2025: HK$28,752,000). As such, the Club can generate
a steady revenue and segment profit. The directors
are cautiously monitor the revenue and the operation
costs of the Club from time to time in order to create a
continuous income stream.
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OPERATIONS REVIEW (Continued)

Investments in associates

Elite Prosperous is an investment holding company
whose principal asset is 47,643 ordinary shares in an
unlisted investment holding company, representing
2.65% of the entire issued share capital of the unlisted
investment holding company. The principal subsidiaries
of the unlisted investment holding company are engaged
in (i) agency payment services, (ii) currency exchange
services, and (iii) provision of online, mobile, and cross-
border payment services. At the end of the reporting
period, Elite Prosperous measured its investment in
the unlisted investment holding company at fair value.
Based on an assessment prepared by the directors
of the Company, an impairment loss on interests in
associates of HK$3,521,000 was recognised during the
six months ended 30 June 2026.

China Healthwise is an investment holding company,
and its subsidiaries are principally engaged in sales of
Chinese health products, money lending business, and
investment in financial instruments.

During the six months ended 30 June 2026, China
Healthwise reported a loss of HK$29,094,000 and the
Group should entitle to share a loss of HK$6,383,000
from China Healthwise. At 30 June 2026, the carrying
amount of interests in associates from China Healthwise
before sharing a loss from China Healthwise during the
six months ended 30 June 2026 was nil. According to
HKAS 28 Investment In Associates and Joint Ventures,
the entity’s share of losses of an associate or joint
venture equals or exceeds its interest in the associate or
joint venture, no further losses is recognised. As a result,
the Group did not share a loss from China Healthwise
during the six months ended 30 June 2026.
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Management Discussion and Analysis

FUTURE PROSPECTS

Looking ahead to the second half of 2026, the global
macroeconomic landscape is expected to remain highly
complex. Although certain inflationary pressures have
continued to ease, central bank policies across major
economies are increasingly diverging as they navigate
the delicate balance between supporting growth
and containing residual price pressures. Geopolitical
frictions, particularly in Eastern Europe and the Middle
East, show limited signs of abatement, sustaining risks
to global energy supplies and supply chain stability.
Meanwhile, the decoupling of key technology and trade
ecosystems, most notably between the U.S. and China,
continues to reshape global commerce, compelling
businesses to adopt more regionalised and flexible
operational models. While the rapid proliferation of
artificial intelligence and the global energy transition
offer significant long-term growth avenues, these are
accompanied by intensifying regulatory scrutiny and
mounting infrastructure costs. Accordingly, the Group
will maintain a prudent and adaptive strategic posture,
prioritising operational agility and financial resilience
through the remainder of 2026.

In view of the persistent volatility in global equity
markets, the directors will continue to adopt a cautious
and dynamic approach to managing the Group’s equity
securities portfolio. The primary objectives remain
capital preservation and liquidity maintenance. The
Group stands ready to adjust its equity exposures swiftly
in response to market fluctuations, including realising
holdings into cash where necessary, to effectively
mitigate downside risks during the upcoming period.

Consistent with the cautious economic outlook, the
directors intend to sustain a conservative posture
regarding the Group’s loan portfolio, with its scale
expected to remain broadly stable throughout 2026. As
such, interest income from the money lending business
is projected to stay largely in line with the levels
recorded in 2025. The Group’s overriding priority will
continue to be rigorous credit risk management, with
close and ongoing monitoring of borrowers’ repayment
capabilities and financial conditions. Special emphasis
will be placed on the timely recovery of overdue
receivables to preserve the overall quality of the Group’s
assets.

TEHERESH

AR =

RE-ZZZAETH¥HF  AHE2RZBEER
BMEFESEER BEETERELISE
EE BEELERNRTBERBAZIL &
BRITEXSEEEREBHIZRERED 2
BERMY T - wEBOREBENENTRE
R AHRERBRPRIBE  FEHZIREE
REREREEERERBRER - B EER
MBS ERARNBMB(AUAPEZBEEHESR
BE)SEEB2RBERE  EEFBIFR
AEABH(LREABINEEEN - BEA
TEENREERESRERENTREAN
RIERZK BEKEEFEEARABK &
RERHE R AT NER A - BER - AEES
REBZAFHRTHEAESEER BBEM
MEREE BLRREEEEUERMKH
/|E )

ENERBRETSHERE - ESFFEBERI
EETENH BEEAKENREREA
B TEEBRMAREAREF RN - A5H
CEERHE  SARERETSRBARRIER
B BRELEREEEER  UAMBEERXR
KRBT TR

ENEBMRNEEE  ESHRMAAEENE
BASHERRTLS  BIHERARE-ZF-RX
FEERAARERE - Bt - REXBHF
BERAEHSRA_Z_RAFAHFTY TEE
BOABBNEERRER  WIHFERYER
ERARERBEDRFBARR - FREFERK
H%H&gi@,ﬁﬂﬁgﬂ&%klﬁ  UREAEEEENE
BEX-

KIERKIREH/RD A
“EROARFREYRE

0

95



96

Management Discussion and Analysis

THE WS

FUTURE PROSPECTS (Continued)

The retail jewellery market is anticipated to face
enduring headwinds in 2026, weighed down by cautious
consumer spending and evolving lifestyle preferences.
In response, the Group will further advance its product
diversification strategy, with a continued focus on
developing affordable jewellery lines and alternative
stone products to appeal to value-conscious customers.
Concurrently, the Group will accelerate its geographic
expansion, with intensified marketing and distribution
efforts targeting overseas markets, including Japan and
other Southeast Asian economies, to mitigate over-
reliance on any single jurisdiction. Notwithstanding
these proactive initiatives, the directors expect that
the jewellery sales segment’s performance in 2026 will
likely remain comparable to that of 2025, given the
persistently challenging external environment.

Despite the moderating growth trajectory in Mainland
China, the property development and leasing division
remains a pivotal pillar of the Group’s strategy to
cultivate stable, recurring income streams. The directors
will allocate additional resources to the marketing and
leasing of the commercial properties developed on
the Subject Land, with the objective of sustaining high
occupancy levels throughout the period. Moreover, the
Group remains steadfast in executing its development
pipeline, with concerted efforts directed towards the
phased completion of the remaining four blocks of
residential serviced apartments and two blocks of office
buildings as scheduled, thereby strengthening the
foundation for long-term recurrent earnings.

The outlook for the Group’s golf club operations
in Beijing remains cautiously favourable for 2026.
The business continues to enjoy robust demand for
premium recreational services among local residents.
However, operational dynamics are increasingly shaped
by ongoing regulatory requirements concerning land
utilisation and environmental sustainability. The directors
are confident that by upholding stringent operational
standards, continually enhancing member experiences,
and embedding sustainable practices, this segment will
sustain stable revenue generation and contribute modest
yet steady growth to the Group’s overall portfolio.
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Management Discussion and Analysis

FUTURE PROSPECTS (Continued)

As previously communicated, the Group continues to
evaluate potential entry into new business domains,
including blockchain operating services, specifically
Runtime-as-a-Service (RaaS), alongside customised
hardware and security modules. This initiative remains
at an exploratory stage, with preliminary technical
frameworks being assessed for security, regulatory
compliance, and scalability, with the eventual aim
of establishing an integrated software-hardware
operational ecosystem. The directors view this as a
potentially forward-looking opportunity for the Group;
however, given the nascent stage of development
and the rapidly shifting regulatory and technological
environment surrounding blockchain applications, there
can be no certainty that this plan will materialise as
currently contemplated, or at all. The Group will continue
to diligently assess the feasibility and risk profile of this
prospective expansion and will make further disclosures
as and when appropriate.

Given the sustained complexity and uncertainty
expected in the macroeconomic environment for the
remainder of 2026, the directors will remain vigilant and
proactively adaptive. The Group will continuously identify
and evaluate key risks, adjusting its strategic initiatives
as circumstances evolve. The board is fully committed
to steering the Group through these challenges by
reinforcing its business fundamentals, optimising capital
and resource deployment, and safeguarding the long-
term resilience and sustainability of its core operations.

EVENTS AFTER THE END OF THE REPORTING
PERIOD

The Group did not have any material events after the
reporting period and up to the date of approval of the
condensed consolidated financial statements.
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Additional Information Required by the Listing Rules

L iR R E Z Bt n 2 #

INTERIM DIVIDEND

The Board does not recommend the payment of an
interim dividend for the six months ended 30 June 2026
(2025: Nil).

DISCLOSURE OF DIRECTORS’ INFORMATION
PURSUANT TO RULE 13.51B(1) OF THE
LISTING RULES

The following changes were made to the information of
the Directors during the six months ended 30 June 2026
and up to the date of this interim report:

On 25 June 2026, Mr. Tomasz Wojewoda, Mr. Raza Zaidi
and Ms. Zhao Yan resigned as executive directors of the
Company.

DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN
SHARES, UNDERLYING SHARES AND
DEBENTURES

At 30 June 2026, the interests of the directors and
the chief executive and their associates in the shares,
underlying shares and debentures of the Company and
its associated corporations, as recorded in the register
maintained by the Company pursuant to Section 352 of
the Securities and Futures Ordinance (the “SFO”), or as
otherwise notified to the Company and the Exchange
pursuant to the Model Code for Securities Transactions
by Directors of Listed Issuers, were as follows:

Long positions

(a) Ordinary shares of HK$0.1 each of the Company

Number of ordinary shares held and capacity

FREIRE
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RELETHRAE13.51B(1) RIRBES
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RERE A EEERHEUTEE

RZZFEZ-ZAREARA=-+HH > Tomasz
Wojewoda £ 4 ~ Raza Zaidit £ R %z +
BERDTHITES -

EERFTBRTRASRKRS - HERS
REZZEBRKXR

RZZBZAFEARNA=1TH  BARRARERS
KGR ([BERMEHKRG ) B 352k FE
ZE MR RBAQ B RBRRE
MBRTAESETESRS 2BETRIMER
HoEBBRIFBITBRABRKE 2BHBEARE
DA REMBEAE ZRD - HERORESS
BERERWNT :

wR
(@) FLAFABREE0AERTZEER

Percentage

BEZEERZERSH of the issued

Held by share capital

Beneficial controlled of the

Name of director Notes owner corporations Total Company

fEARAT

REHAR BRTRE

BEpe JiiF3 BEEEA BEZER by BAL

Mr. Lei Hong Wai fand?2 40,874,000 58,383,280 99,257,280 24.64%
Y4y 1%2

Mr. Cheung Kwok Wai Elton 1and?2 - 58,383,280 58,383,280 14.49%
REREE 1k2
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DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN
SHARES, UNDERLYING SHARES AND
DEBENTURES (Continued)

Long positions (Continued)

(a)

(b)

Ordinary shares of HK$0.1 each of the Company
(Continued)

Notes:

1.

Twin Success International Limited (“Twin Success”)
beneficially owns 58,383,280 ordinary shares of the
Company.

Twin Success is owned as to 50% by Mr. Lei Hong Wai
and as to 50% by Silver Pacific Development Limited.
Silver Pacific Development Limited is owned as to 50%
by Mr. Cheung Kwok Wai Elton and as to 50% by Mr.
Guan Jian.

On 5 June 2018, Twin Success pledged its 58,383,280
ordinary shares of the Company in favour of Kingston
Finance Limited as security for a loan facility.

Ordinary shares of HK$0.01 each of China
Healthwise Holdings Limited, a 21.94% owned

EERFETHRASRERSG - HERD
RESZEBERKXR (&)

we (&)

(a)

(b)

RRATFBREECA BT ZEBR (A

EE

1.

Twin Success International Limited
([Twin Success|) & % # & 58,383,280
BAXTEBRKRMD ©

Twin Success 7 5l B 2= 7# 12 % 4 #EE 50%
#& 3 K Silver Pacific Development Limited
% B50% & % ° Silver Pacific Development
Limited %3 Bl R SR B & 55 4 15 50% #E 45 K B8
BREETER 50% s o

RZ-ZZ—NEXHHH  Twin Success
EUSFEHRBEERLARNAZTZAERE
58,383,280 R AN R EBERK M - FA—
HERRE KT o

TEESEEEERERAR(KATES
21.94% 2 B&E N F) SR HEE0.01

associate of the Company BTZEBER
Percentage of
the issued
share capital
Number of of China
ordinary Healthwise
Name of director Capacity shares held Holdings Limited
EHhEEERE
ERERATR
BEZ EBITRAE
Espng 54 EEREAE [Epi)z4
Mr. Lei Hong Wai Beneficial owner 18,663,636 2.42%

FHELE

BREAA

Other than as disclosed above, none of the directors,
chief executive nor their associates had any interests
or short positions in any shares, underlying shares or
debentures of the Company or any of its associated
corporations at 30 June 2026.

SHARE SCHEMES

Particulars of the Company’s share schemes are set
out in note 31 to the condensed consolidated financial
statements.
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Additional Information Required by the Listing Rules

L iR R E Z Bt n 2 #

SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITION
IN SHARES AND UNDERLYING SHARES

At 30 June 2026, the register of substantial shareholders
maintained by the Company pursuant to Section 336
of the SFO shows that the following shareholders had
notified the Company of relevant interests in the issued
share capital of the Company.

Long positions

(a) Ordinary shares of HK$0.1 each of the Company

FTERRREMATRRGRAEBRS
ZHEBRKXRE

REZZBZRFARAZTH ARARBERES
REERAIE B RFEZ T BRRETHMAE
R THRREBREBAARNCHITRAZE
BRSNS AAT o

L3 )
(a) FAFAESREEIEBRIZEER

Number of ordinary shares held and capacity

RRZERRUERSH
Person
having Percentage of
a security Held by the issued
Beneficial interest controlled share capital of
Name of shareholder Notes owner in shares corporationg) Total the Company
‘ \ WROEERE  BRHADH ) GALEE
REfs/ 2% fiit HEERA BREzAL A § st RORAED
Twin Success fand 3 58,383,280 - - 58,383,280 14.49%
1k3
Silver Pacific Development Limited 1,2and 3 - - 58,383,280 58,383,280 14.49%
122K3
Mr. Lei Hong Wai 1,2and 3 40,874,000 - 58,383,280 99,257,280 24.64%
FlERE 1283
Mr. Cheung Kwok Wai Elton 1,2and 3 - - 58,383,280 58,383,280 14.49%
RERTE 1:2K3
Mr. Guan Jian 1,2and 3 - - 58,383,280 58,383,280 14.49%
BRzt 1'2K3
Kinﬁston Finance Limited 3 - 58,383,280 - 58,383,280 14.49%
SHEHRERDT
Ample Cheer Limited 4 - - 58,383,280 58,383,280 14.49%
Ms. Chu Yuet Wah 5 - - 64,637,441 64,637,441 16.04%
ZRELRL
Notes: Bt
1. Twin Success is owned as to 50% by Mr. Lei Hong Wai 1. Twin Success A Z HE £ £ HEH50% &

and as to 50% by Silver Pacific Development Limited.

2. Silver Pacific Development Limited is owned as to 50%
by Mr. Cheung Kwok Wai Elton and as to 50% by Mr.
Guan Jian.
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITION
IN SHARES AND UNDERLYING SHARES

(Continued)

Long positions (Continued)

(a)

Ordinary shares of HK$0.01 each of the
Company (Continued)

Notes: (Continued)

3.

On 5 June 2018, Twin Success pledged its 58,383,280
ordinary shares of the Company in favour of Kingston
Finance Limited as security for a loan facility.

Kingston Finance Limited is a wholly-owned subsidiary
of Ample Cheer Limited, which is wholly-owned by Ms.
Chu Yuet Wah.

Out of the 64,637,441 ordinary shares of the Company,

(i)

(ii)

(iii)

58,383,280 ordinary shares are held by Kingston
Finance Limited, which is wholly-owned by
Ample Cheer Limited. Ample Cheer Limited is
wholly-owned by Ms. Chu Yuet Wah;

14 ordinary shares are held by Kingston
Securities Limited. Kingston Securities Limited
is a wholly-owned subsidiary of Galaxy Sky
Investments Limited, which is wholly-owned by
Kingston Capital Asia Limited. Kingston Capital
Asia Limited is wholly-owned by Kingston
Financial Group Limited. Kingston Financial
Group Limited is wholly-owned by Active
Dynamic Limited. Active Dynamic Limited is
wholly-owned by Ms. Chu Yuet Wah; and

6,254,147 ordinary shares are held by Turbo
Kingdom International Limited, which is wholly-
owned by Ms. Chu Yuet Wah.
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITION
IN SHARES AND UNDERLYING SHARES
(Continued)

Long positions (Continued)

Other than as disclosed above, the Company has not
been notified of any other relevant interests or short
positions in the issued share capital of the Company at
30 June 2026.

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

During the six months ended 30 June 2026, neither
the Company nor any of its subsidiaries purchased,
redeemed or sold any of the Company’s listed securities.

COMPLIANCE WITH CORPORATE
GOVERNANCE CODE

In the opinion of the Board, the Company complied with
the code provisions of the Corporate Governance Code
(the “Code”) as set out in Part 2 of Appendix C1 of the
Listing Rules throughout the six months ended 30 June
2026, except for code provision B.3.5, C.1.7 and C.2.1.

CODE PROVISION B.3.5

Following the resignation of Ms. Leung Man Yee
Fanny as a member of the nomination committee of
the Board on 30 January 2026, the composition of the
nomination committee of the Board comprises only one
gender. As such, the gender of members of nomination
committee of the Board does not meet the requirement
under code provision B.3.5 of the Code (“Code B.3.5”)
which requires nomination committee to have at least
one director of a different gender. The Board is in the
process of identifying suitable candidate(s) to fill and
join the nomination committee of the Board as soon as
practicable pursuant to Code B.3.5.

CODE PROVISION C.1.7

According to code provision C.1.7 of the Code (“Code
C.1.7”), an issuer should arrange appropriate insurance
cover in respect of legal action against its directors.
During the six months ended 30 June 2026, the
Company did not maintain directors’ liability insurance
and therefore deviated from Code C.1.7. After reviewing
the Company’s size, operational scale, and risk profile,
the Board considered that the cost of obtaining such
insurance was not justified relative to the perceived
level of risk. The Board will, however, review this
position annually to ensure it remains appropriate for the
Company’s circumstances.

ETERNITY INVESTMENT LIMITED
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Additional Information Required by the Listing Rules

CODE PROVISION C.2.1

Code provision C.2.1 of the Code requires that the
role of chairman and chief executive officer should be
separate and should not be performed by the same
individual. During the year, Mr. Lei Hong Wai has taken
up the roles of the Chairman of the Board and the Chief
Executive Officer of the Company. Mr. Lei possesses
essential leadership skills and has extensive experience
in corporate management and business development.
The Board is of the view that currently vesting the roles
of the Chairman and the Chief Executive Officer in
the same person provides the Group with strong and
consistent leadership and allows for more effective and
efficient business planning and decisions as well as
execution of long-term business strategies.

COMPLIANCE WITH THE MODEL CODE FOR
SECURITIES TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model
Code”) as set out in Appendix C3 of the Listing Rules for
securities transactions by the directors of the Company.
Having made specific enquiry, all directors confirmed
that they had complied with the required standard as set
out in the Model Code throughout the six months ended
30 June 2026.

REVIEW OF FINANCIAL INFORMATION

The Audit Committee of the Board has reviewed the
2026 interim report and the condensed consolidated
financial statements for the six months ended 30
June 2026 and agreed to the accounting policies and
practices adopted by the Company.
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ACKNOWLEDGEMENT

On behalf of the Board, | would like to express my
gratitude and appreciation to my fellow directors, the
management and staff for their dedication, loyalty
and contribution. In addition, | would like to thank our
shareholders for their continuous support.

By Order of the Board
Eternity Investment Limited
Lei Hong Wai

Chairman

Hong Kong, 28 August 2026
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