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Management Discussion and Analysis

Industry Review

In the first half of 2025, the global economic recovery showed varying
momentum, while China’s economy continued to forge ahead amid multiple
challenges. In response to the repeated fluctuations of international tariff
disputes and the downward pressure on the domestic demand, the Chinese
government remained steadfast in its strategic direction by launching a
comprehensive macroeconomic policy package. It aimed to stabilize the
overall economic landscape with all-out efforts while focusing on developing
new productive forces. From the robust start at the beginning of the year
to the steady improvement in the second quarter, the resilience and vitality
of economic development were increasingly evident through a series of
policies and measures. The strategy to expand domestic demand was further
advanced, with the consumer market showing signs of gradual recovery.
The initiatives promoting technological innovation progressed at full speed,
with high-tech industries recorded growth defying the headwinds. Green
transformation advanced at a robust pace, fostering notable achievements in
low-carbon development. In parallel to the further strides of the national reform
and opening-up into a new horizon, the institutional opening-up has presented
additional benefits. According to the National Bureau of Statistics, in the first
half of 2025, the GDP grew by 5.3% year-on-year calculated on the basis of
prices remaining unchanged, with strengthening organic growth momentum
and increasingly solid confidence in achieving high-quality development.

Looking back at the industry in the first half of 2025, continued positive signals
were designated in the multi-pronged policies, ranging from financial support,
administrative deregulation, destocking, and model innovation, thereby
promoting sound development of market. In terms of finance, monetary
policy was further loosened. In May, the central bank reduced the five-year
(or beyond) LPR to 3.5%, driving down the interest rates of loans for first-
time home purchase and further saving the monthly mortgage costs for home
buyers. Meanwhile, credit policies were structurally relaxed to support rigid
demand and enhance home demands. As such, the interest rate of first-time
home loans using housing provident funds with a term of over five years was
reduced to 2.6%, hitting a historical low.
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Management Discussion and Analysis

EEENWED

In terms of administrative deregulation, a total of more than 340 optimization
policies were introduced in approximately 170 cities (counties), mainly focusing
on implementing the central financial support, urban renewal, home purchase
subsidies, destocking and other policies. In particular, the active follow-
up of the adjustment of the interest rates on provident fund in early May,
the pilot project of selling existing properties in Xinyang, and the intended
comprehensive abolishment of policies such as purchase restrictions, sales
restrictions, and price restrictions in Guangzhou, have attracted widespread
attention in the industry.

In terms of destocking, Government Work Report of March has specified that
efforts shall be made to “continuously stabilize the real estate market and halt
price falling,” deploying key tasks from three aspects: “stimulating demand,”
“curbing inventories,” and “mitigating risks.” It proposed continuing to advance
urban renewal and the renovation of older urban community areas, while
coordinating the redevelopment of underutilized urban land parcels. In April, the
Central Political Bureau meeting emphasized stepping up the implementation
of the urban renewal action, advancing the renewal of urban villages and
dilapidated older properties in a vigorous and orderly manner, and optimizing
policies for the acquisition of existing commodity housing. In May, the “Opinions
on Continuously Advancing the Urban Renewal Action” has specified the goal
of establishing a sustainable renewal mechanism by 2030. In June, the State
Council Executive Meeting explicitly stated that “a comprehensive survey of
land already supplied and ongoing projects nationwide shall be conducted”,
accelerating the revitalization of existing land reserves.

In terms of model innovation, the Government Work Report of March, the
Central Political Bureau meeting of April, and the State Council Executive
Meeting of June proposed accelerating the establishment of a new real
estate development model and building the related fundamental systems in
an orderly manner. The construction of “good homes” is a key component of
establishing a new model for real estate development. Since the concept of
“good homes” was included in the Government Work Report this year, the
relevant supporting policies have been continuously implemented. In April, the
Central Political Bureau meeting emphasized the need to “increase the supply
of high-quality housing”; on 1 May, the revised “Residential Project Standards”
came into effect; on 7 May, the National Financial Regulatory Administration
(NFRA) indicated at a press conference that it would “strengthen the financing
support for high-quality housing”; in June, the State Council Executive Meeting
further emphasized “the importance of solidly and effectively promoting the
construction of ‘good homes’ and included “good homes” in the urban
renewal mechanism to strengthen the coordinated efforts, indicating that older
and dilapidated houses will also be renovated according to the standards of
“good homes” in the future.
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Management Discussion and Analysis

In the current macro environment of relaxed policies, the real estate market
is seeking recovery amid a downturn, but the overall downward pressure
remains notable. Since the beginning of the year, market recovery has
been more concentrated in core cities, with “good cities + good homes”
demonstrating strong resilience, and the land market has also shown signs
of recovery. Nonetheless, profit margin in the market has weakened since the
second quarter. According to the National Bureau of Statistics, in the second
half of 2025, the national investment in real estate development amounted
to RMB4.6658 trillion, representing a year-on-year decrease of 11.2%
(calculated on a comparable basis); of which RMB3.5770 trillion was invested
in residential housing with a year-on-year decrease of 10.4%. In respect of
commodity housing sales and properties held for sale, market transaction
volumes improved, with the year-on-year decline in commodity housing sales
narrowing. During the first half of 2025, the sales area of newly built commodity
housing throughout China amounted to 458.51 million square , down by 3.5%
year-on-year, narrowing by 15.5 percentage points as compared to the same
period last year and by 9.4 percentage points as compared to the whole of
last year; of which the sales area of residential housing decreased by 3.7%.
The sales amount of newly built commodity housing amounted to RMB4.4241
trillion, down by 5.5% year-on-year, narrowing by 19.5 percentage points
as compared to the same period last year and by 11.6 percentage points
as compared to the whole of last year; of which residential housing sales
decreased by 5.2%. It is expected that in the second half of the year, as local
governments at all levels will put all-out efforts to push forward the existing
policies for results and introduce new favorable policies, the real estate market
will seek a new balance amid differentiation and nurture new momentum during
adjustments.

As a key strategic hub for major national strategies, the Guangdong-
Hong Kong-Macao Greater Bay Area (the “GBA”) is leveraging its unique
geographical advantages, robust economic strength and innovative vitality
to emerge as a vital engine driving the high-quality economic development
of China. In the first half of 2025, the GBA showcased notable achievements
in foreign trade, industrial upgrade and regional integration, demonstrating
vibrant development momentum. The foreign trade continued to grow
steadily, with the total value of imports and exports in the nine mainland cities
of the GBA reaching RMB4.38 trillion, representing a year-on-year increase
of 4.3%. This growth rate was 0.3 percentage points higher than that of
Guangdong Province as a whole and 1.4 percentage points higher than the
national average, accounting for 20.1% of the national total value of imports
and exports. Among them, Shenzhen, as the most front-line hub for foreign
trade in the GBA, accounted for nearly half of the region’s total imports and
exports. Exports of high-tech products stood out particularly, with rapid
growth in exports of drones and the “new three products” (electric vehicles,
lithium batteries and solar batteries), highlighting the powerful momentum
driven by technological innovation. In terms of industrial upgrade, Shenzhen
has continued to accelerate the development of a globally leading key and
advanced manufacturing hub, driving such industry to upgrade toward higher-
tech, newer and better directions at a faster speed. Meanwhile, it is proactively
laying the forward-looking layout plan for strategic emerging industries and
future industries, continuously refining the “20+8” industrial clusters, which has
already created a notable first-mover advantage, with a rapidly growing high-
tech product output. Regional integration is reaching a new height. As the core
growth pillar of the region, Shenzhen is driving the coordinated development
of Dongguan and Huizhou by strengthening synergy among industries,
connectivity among infrastructure and policy innovation, forming the Shenzhen-
Dongguan-Huizhou metropolitan area and extending its reach to Zhongshan
and Zhaoging to promote synergistic development in the GBA. As the industrial
integration and collaboration within the regional industrial chain in the GBA
continue to deepen, the synergistic effects of integration are gradually realized,
and the GBA is expected to unlock greater development potential.
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Management Discussion and Analysis

EEENWED

As an expert in urban renewal, the Group has been focusing on the mission
of urban renewal. With more than 40 years of successful experience, it
has provided a number of “Urban Renewal Solutions” for Shenzhen, and
explored the unique “Large City Model”. In the first half of 2025, faced with
ongoing industry pressures and structural market adjustments, the Group
proactively adapted to policy directions and changes in customer needs,
flexibly optimized its sales schedules and product portfolio, strengthened the
precision management and cost efficiency of projects, demonstrating robust
operational capabilities and resilience in long-term development. During the
period, the much-anticipated “Grand Urban Renewal Project” (“Baishizhou
Project”) continued its positive sales momentum. The Baishizhou Project
integrates cutting-edge technology with human-centric design concepts,
continuously creating better and higher-standard residential living spaces. It
sets a benchmark for urban renewal in the industry and further consolidates its
leading position in the core market of the GBA.

In the future, the Group will actively seize the opportunities presented by
the national urban renewal policy, unswervingly advance and deepen its
urban renewal layout plan of the GBA centered on Shenzhen. It will focus
on the Baishizhou Project as an anchor point, and promote the Baishizhou
Project, a model project of urban renewal, to be implemented according to
the plan, and empower the development of the region with a leap in quality
and industrial optimization. At the same time, the Group will synchronously
push forward the synergistic development of product strength, operational
capability and financial soundness to solidify the foundation for high-quality
growth. Leveraging technologies, the Group aims to create a new urban area
integrating smart technologies and premium living experiences, positioning
itself as a widely recognized creator of urban value and a leader in urban
renewal within the GBA.

Overall Performance

In the first half of 2025, the Group sought solutions under pressures and forged
ahead amid changes and uncertainties. For LVGEM (China), which has been
deeply involving in urban renewal sector, the phased progress in financial
performance is both an organic extension of the inherent characteristics of
the asset-intensive, long-cycle model of urban renewal and the impact of a
prolonged recovery of market confidence on the macroeconomic conditions.
However, the Group remains highly vigilant and cautious, dynamically adjusting
resource allocation, actively pushing forward debt restructuring, strengthening
cash flow management, ensuring business continuity and project controllability,
and responding with the utmost sincerity to the concerns of all sectors of the
society to ensure the steady development of the Group.

Results

For the six months ended 30 June 2025, the Group achieved a total revenue
of approximately RMB1,039.7 million (six months ended 30 June 2024:
RMB1,942.8 million), representing a decrease of approximately 46.5% year-
on-year. Gross profit was approximately RMB376.3 million (six months ended
30 June 2024: RMB437.7 million), representing a decrease of approximately
14.0% year-on-year. Gross profit margin for the six months ended 30 June
2025 was approximately 36% (six months ended 30 June 2024: 23%).
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Management Discussion and Analysis

During the reporting period, the Group recorded a loss of approximately
RMB2,029.8 million (six months ended 30 June 2024: RMB1,610.4 million),
representing an increase of approximately 26.0% year-on-year. Loss
attributable to owners of the Company was approximately RMB1,837.9
million (six months ended 30 June 2024: RMB1,528.2 million), representing
an increase of approximately 20.3% year-on-year. Basic loss per share of the
Company was approximately RMB31.25 cents (six months ended 30 June
2024: RMB29.98 cents), representing an increase of approximately 4.2%,
year-on-year.

The Group’s key financial indicators for the six months ended 30 June 2025
were as follows:
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2025 2024 Change
—ECIF —EoF )
(RMB million) (RMB million)
(AR¥BEERT) (AR¥KFET)
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(REEET) (REEZEET)
Revenue & 1,039.7 1,942.8 -46.5%
Gross profit EFH 376.3 437.7 -14.0%
Loss attributable to owners of the Company AAFIREE(EE (1,837.9) (1,528.2) +20.3%
Basic loss per share (RMB cents) BREXEB(ARES) (31.25) (29.98) +4.2%
Gross profit margin (%) EFNE%) 36 23 +13 percentage
points
+13B 9 B
As at As at
30 June 2025 31 December 2024
R-ZBZHF RITEZMEF
AXA=+H +ZA=+—H
(Unaudited) (Audited)
(REHFS) (feEET)
Bank balances and cash (including restricted bank deposits ~ $R1T4582 L3R & (BIEZRHIRITFER
and pledged bank deposits) (RMB million) RERRITER)AREKFET) 1,961.7 3,303.8
Average finance costs (%)* 5 & B AN(%)* 7.9 8.0
Liabilities to assets ratio (%) BEARBLE%) 78.6 76.9
Rate of equity return (%) [ NEEES) (11.24) (28.67)
* Average finance costs are derived by dividing the total finance costs * FHREK AT RBRNARERE (BIEES TR

for the period (including bond/convertible bond but excluding finance
costs derived from lease liabilities and contract liabilities) by average
total borrowings which is calculated by adding up of average balances
of total borrowings (including bond/debt component of convertible
bond but excluding lease liabilities) for the period.

The Board does not recommend the payment of any dividend for the six
months ended 30 June 2025.
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Management Discussion and Analysis

EEENWED

Business Review

In the first half of 2025, China’s real estate industry was characterized by a mix
of policy support and market transformation. Focusing on sustaining efforts in
promoting stabilization of the real estate market from decline and accelerating
the building of a new development model for the sector, regulatory authorities
continued to promote coordinated efforts on both the supply and demand
sides. While market sentiment showed marginal improvement, it will take time
for resumption of confidence. The recovery in the sales side has exhibited
structural and regional characteristics.

During this period of in-depth industry adjustment, LVGEM (China) adheres to
its designated 2025 development strategy: 1, to streamline its operations and
focus resources of the Group on the development of five high-quality projects;
2, to strengthen operational capabilities and profitability of assets, enhance the
market value of properties, and increase asset efficiency; and 3, to focus on
the urban renewal sub-sector and further consolidate its industry position.

In terms of real estate development and sales, the Group continued to optimize
resource allocation and focus on high-quality projects. While strengthening
project management and cost control, the Group flexibly adjusted sales
schedules, put greater promotional efforts for key projects, steadily improved
destocking efficiency, solidified cash flow foundation, and further consolidated
its leading position in urban renewal. During the reporting period, the Shenzhen
Baishizhou Urban Renewal Project progressed steadily, maintaining its regional
popularity. Zhuhai Donggiao Project (LVGEM Royal Bay in Zhuhai) continued
its sales momentum, and the LVGEM International Garden in Huazhou also
achieved steady sales, becoming a key pillar of the Group’s high-quality
development strategy.

Baishizhou Project is geographically located at the prime zone on Shennan
Avenue, the golden development spindle of Shenzhen, amid the development
of the avenue from west to east. Adjacent to the Overseas Chinese Town, a
traditional luxury residential area, the Project links the four major headquarters
bases, namely Shenzhen Bay, Liuxiandong, Houhai Financial CBD and Hi-Tech
Park, marking a core location of the city. Baishizhou Project is accredited as
the “Grand Urban Renewal Project” in Shenzhen, and is currently the largest
urban renewal project in Shenzhen as well as in China. It is poised to become
a new landmark for future urban development. Its development progress is
closely watched and holds great expectations from the society.
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Management Discussion and Analysis

The Baishizhou Project aims to meet the comprehensive needs of modern
urban residents for living, working, shopping and entertainment through a
diversified business layout and high-quality ancillary facilities. In terms of
transportation, it seamlessly connects with Rail Transit Lines 1, 20, and 29,
and together with the adjacent Line 2, forms a four-line, three-station, two-
hub Rail Transit System, enabling efficient access to various areas. In terms of
commercial districts, the Project features an urban flagship-level commercial
district spanning over 400,000 square meters, encompassing an international
shopping center, three-dimensional ecological street-level regions, an
underground pedestrian street, and a high-end community mall, covering
all business formats and scenarios. A 1.2-kilometer central greening axis
connects all business spaces, creating a trendy urban destination for shopping,
tourism, and cultural entertainment. In terms of culture and arts, the Overseas
Chinese Town Creative Cultural Park, Shenzhen EPC Art Cultural Center, OCT
Contemporary Art Center, Hua Art Museum, He Xiangning Art Museum, and
Huaxia Art Center are all clustered here, constituting the cultural and artistic
landmark of Shenzhen, offering a close-up experience of the aesthetics of
humanities and arts. In terms of education, the LVGEM Baishizhou community
will develop four kindergartens, two schools under the consistent nine-year
academic system, and will introduce Nanshan Foreign Language School, a
high-quality educational group, providing a comprehensive and high-quality
educational resources to create a topnotch optimal growth environment for
children. In terms of ecology, the Project is in the vicinity of the super park
belt of Shenzhen composed of eight major ecological parks such as Central
Park (under planning), Shahe Golf Club, Shenzhen Noble Merchant Golf Club,
Overseas Chinese Town Wetland Park and Shenzhen Bay.

The Baishizhou Project seamlessly integrates aesthetics into every aspect
of daily life. We have invited nearly 50 leading design teams from around the
world to collaborate on development of the project, which has undergone
over a decade of meticulous refinement to re-portray the future of Baishizhou.
As the focal point of Shenzhen’s confirmed value, this grand-scale complex
is a borderless shared city integrating commerce, offices, hotels, tourism,
and residential living. It fills the gap in the sub-district of Overseas Chinese
Town with the “new landmark of the city,” and elevates the living standard
in Overseas Chinese Town to a new horizon of the future. After a decade of
meticulous efforts, the value of the mega-city of Baishizhou is being fulfilled. All
buildings in Phase | have been topped out. As of 30 June 2025, the completion
rate for Phase | curtain wall construction reached nearly 70%, with completion
rate of interior decoration work of 60%. Overall construction is proceeding
smoothly, and will be delivered on time in January 2026 as pledged. Phase Il of
the Project is currently in the preparatory stage and scheduled to commence
construction generally by 2026.

As construction progresses on Phase | of the Baishizhou Project, market
confidence in the Project will be further enhanced, encouraging those prudent
consumers who have been observing on the sidelines to change their minds
and sparking a new round of sales for the Project. As the Group’s most
important project, it is expected to continue to generate cash flow for the
Group subsequently, further alleviating its financial pressure and driving the
project progress in a steady manner.
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Management Discussion and Analysis
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In terms of commercial property investment and operations, the Group has
strengthened its operational capabilities under “NEO” and “Zoll” as its two
major core commercial brands, focusing on asset value management and
operational efficiency improvement to enhance its competitive advantages.
This provides the Group with steady rental income and returns on assets,
serving as a cornerstone for the Group to navigate through economic cycles.
During the period, prioritizing resource efficiency and financial stability, the
Group completed the sale of a hotel property located in California, USA. This
transaction effectively secured liquid capital, optimized the asset structure and
injected vitality into the cash flow system, thereby further solidifying the Group’s
financial foundation.

In respect of comprehensive services segment, the Group continued to focus
on customers, continuously developing an all-round service system covering
property management, hotel operation and diverse value-added services for
customers and tenants of residential and commercial properties. By adopting
a diversified and synergistic development strategy, it continued to expand
its scope of revenue sources, explore value in services, and enhance its
competitiveness through synergy.

In terms of finance, in the macro-environment of an extended recovery cycle of
industry confidence, stricter regulation on pre-sale funds, and tight liquidity, the
Group faced pressure to collect sales proceeds and fulffill its responsibility to
deliver completed properties. It implemented precise measures that focused on
cash flow management. To alleviate pressure on its capital chain, the Group is
actively promoting the sales of specific properties to accelerate cash recovery.
During the period, the Group recovered US$20 million in cash through the
sales of a hotel property in Los Angeles, USA, thereby curbing the outstanding
debts and improving its financial position. In addition to traditional marketing
approaches, the Group is actively advancing the bulk sale of properties at
reasonable market prices for its existing development projects to expedite
cash recovery. In response to structural tensions in offshore debts, the Group
has been in negotiations with its bankers regarding the extension of financing
terms and any other feasible solutions to improve its liquidity position. During
the reporting period, the Group has received positive responses from certain
creditors regarding the extension of loan maturity dates. Additionally, the Group
has been actively negotiating with creditors on debt restructuring. As of the
date of this report, restructuring support letters have been signed with several
creditors to push forward debt restructuring, and more creditors are actively
considering signing documents of restructuring-related support. The Group will
continue to engage in constructive communication with creditors.

The Group has been actively communicating with overseas creditors to extend
repayment terms of financing and advance debt restructuring. Internally, it
continued to adopt appropriate measures to control costs, including means to
curb certain administrative and financial expenses. By adopting a dual-pronged
approach and putting concerted efforts with various parties, the Group aims
to ensure orderly business operations, and secure valuable opportunities of
an easing period for its medium-to long-term development, while maximizing
the protection of the interests of investors, creditors, home buyers, returning
relocated tenants, employees, and other parties in the society.

Notably, although the Group recorded certain book losses in the current period
due to the fair value adjustments to investment properties, these are non-
cash accounting treatments that do not impact the Group’s actual operating
cash flow or stability of assets. From a long-term perspective, the Group’s
commercial assets are primarily concentrated in first-tier core areas such as
Shenzhen, which have significant regional value. These assets possess strong
potential for value recovery once the market rebounds, thus remaining an
important and strategic asset bank of LVGEM (China).
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Management Discussion and Analysis

In respect of land reserves, the Group has consistently adhered to its prudent
investment strategy, balancing security and growth to build momentum for
future development. As at 30 June, 2025, the Group had a land reserve of
approximately 6.3 million square meters, of which near 80% was located
in the core locations of the core cities in the GBA such as Shenzhen, Hong
Kong, Zhuhai and Dongguan, which are well served by public transport, well-
established infrastructure and promising development prospects, laying a solid
foundation for the Group’s product development and value realization in the
next stage.

In an industry cycle marked by intense competition and volatile confidence, the
Group continued to gain market and industry recognition thanks to its strong
product strength, brand influence and operational resilience. In the first half of
2025, the Baishizhou Project was awarded the titles of “Top 10 Value-Added
Real Estate Enterprises” and “Top 10 Enterprises on Social Investment,” further
exemplifying its benchmark status and leading role within the industry. Looking
ahead, the Group will continue to primarily focus on its development strategy
of being rooted in Shenzhen, deeply engaged in the GBA, and monitoring the
developments of national strategies. Pursuing the mission of enhancing urban
value, the Group will steadfastly advance the rejuvenation of core urban assets
in terms of their value, integrating technology and culture, and innovating
products and spaces to continuously expand its scope of development,
enhance asset quality, and strengthen its long-term competitiveness, striving
to become an enterprise with iconic influence in China’s urban renewal sector.

Real Estate Development and Sales

During the period, remaining as the main business of the Group, the real
estate development and sales projects were mainly located in the core areas
of core cities of the GBA, maintaining a solid geographical advantage. For
the six months ended 30 June 2025, the real estate development and sales
of the Group generated revenue of approximately RMB527.5 million (six
months ended 30 June 2024: RMB1,389.2 million), representing a year-on-
year decrease of approximately 62.0%. In the first half of 2025, the Group’s
contracted sales based on the commodity housing purchase agreements
amounted to approximately RMB1,057.6 million (six months ended 30
June 2024: RMB5,389.7 million), representing a year-on-year decrease of
approximately 80.3%, which was mainly attributable to the sales contribution
from Phase | of the Baishizhou Project, LVGEM Royal Bay in Zhuhai and
LVGEM International Garden. Particularly in the context of fluctuations in supply
and demand sides and increasingly keen competition in the luxury residence
market, the Baishizhou Project has continued to maintain its leading market
position due to its scarcely prime location, high-standard specification, and
smart technology-powered ancillary infrastructure.
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Management Discussion and Analysis
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Commercial Property Investment and Operations

In the first half of 2025, in the commercial property investment and operations
sector, the Group continued to deepen its dual-brand strategy of “Zoll” and
“NEO”, focusing on unlocking the value of assets in urban core areas and
increasing operational efficiency. This approach aimed to create a diversified
commercial ecosystem integrating diverse scenarios, thereby generating
steady cash flow and rental income for the Group. During the reporting period,
the overall operations of the NEO Urban Commercial Complex, Zoll Chanson
Shopping Mall, Zoll Mangrove Shopping Mall, Zoll Yuexi Shopping Mall, Zoll
Huazhou Shopping Mall, Zoll Jinhua Shopping Mall, Zoll 1866 Commercial
Street as well as other stores and investment properties maintained a
favourable momentum. During the period, the Group held more than 30
commercial property projects with a total gross floor area of over 1.60 million
square meters. In the first half of 2025, the revenue generated from commercial
property investment and operations amounted to approximately RMB311.8
million (six months ended 30 June 2024: RMB 342.7 million), representing a
decrease of approximately 9.0% year-on-year. However, the occupancy rate of
core projects remained at a high level, tenant structure continued to improve,
and overall asset operational capabilities remained stable.

Comprehensive Services

The Group provides comprehensive services to customers and tenants of
its residential and commercial properties, including property management
services, hotel operations and others. During the period, the Group places
quality service at the core of its operations, continuously enhancing the
professional standards of property management and hotel operations while
fostering a diversified development framework for its comprehensive service
system. Located in the central business district of Futian District, Shenzhen,
LVGEM Hotel maintains its high standards of hospitality, and has an average
occupancy rate of over 68%. Shenzhen LVGEM Jiyuan Property Management
Service Co., Ltd. and Shenzhen LVGEM Property Management Co., Ltd., both
being subsidiaries of the Group, have further deepened their standardized and
intelligent operational models, providing professional and efficient full-process
property management services for the residential and commercial projects
under the Group, covering various aspects such as security services, property
maintenance and management of ancillary facilities. For the six months ended
30 June 2025, the comprehensive services operation of the Group generated
revenue of RMB200.4 million (for the six months ended 30 June 2024:
RMB210.9 million), representing a year-on-year decrease of approximately
5.0%, further consolidating the Group’s operational resilience and revenue-
generating capabilities in non-development business segments.
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Management Discussion and Analysis

Future Prospect

In the first half of 2025, various regions and authorities across China launched
city-specific policies to stabilize the real estate market from decline. According
to statistical data, these policies have shown noticeable results. Although
the real estate market saw some fluctuations in the first half of the year, it
generally operated toward stabilization from halting decline. On 13 June, the
State Council Executive Meeting proposed to “take multi-pronged measures
to stabilize expectations, stimulate demand, optimize supply, mitigate risks,
and put greater efforts to promote the stabilization and recovery from decline
of the real estate market,” giving a positive signal. It is expected that local
governments at all levels will fully implement the policies already introduced
for solid results in the second half of the year. It is anticipated that the entry
of high-quality projects into the market in the second half of the year may
help maintain stability in the new housing market of core cities. Nonetheless,
residents’ income, property price expectations and the overall quality of supply
in the market remain relatively weak. The “substitution effect” of second-hand
homes on new homes in key cities remains significant. It is expected that the
divergent trends between cities and projects respectively will persist. “Good
cities + good homes” present structural opportunities, while the general market
stabilization and recovery from decline is still subject to further policy support.

As the real estate sector enters the inventory-based era, urban renewal has
emerged as a key driver of high-quality development, which will reshape the
real estate development model, unlock the potential for steady investment
and expanded domestic demand, creating new opportunities for the transition
of real estate enterprises into the service sector. Since the beginning of this
year, the central government and regulatory authorities have repeatedly
expressed their support for promoting urban renewal and have successively
issued documents on relevant policies. The “Opinions on Continuously
Promoting Urban Renewal Actions” issued on 15 May has specified the
principal objectives of urban renewal actions, deployed eight key tasks and six
major safeguard and support measures, and became a guiding document for
promoting urban renewal actions, marking a further improvement in the top-
level design of urban renewal in China. On 20 May, the National Development
and Reform Commission (NDRC), the Ministry of Finance, the NFRA and other
authorities held a press conference to announce the support policies regarding
financial assistance. On 5 June, the Ministry of Finance and the Ministry of
Housing and Urban-Rural Development announced the results of the central
government’s selection of cities to receive financial support for implementing
urban renewal actions, with Beijing and 19 other cities selected to receive
support. In July, the Central Urban Work Conference, held after a 10-year
hiatus, included urban renewal in its overall requirements in a bid to accelerate
the development of a new real estate development model and steadily
advance the renovation of urban villages and dilapidated older housing as the
key tasks for governmental urban work. In this context, local governments
will further strengthen their emphasis on urban renewal, which will also help
strengthen the role of urban renewal in stabilizing investment and expanding
domestic demand. In the future, relevant authorities are expected to implement
more supporting policies, and local governments will also further explore
urban renewal models suitable for local development. During this process,
the governments are expected to optimize relevant measures to encourage
participation of diverse entities, and such policy support will present new
opportunities for enterprises participating in urban renewal.
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Management Discussion and Analysis
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As one of China’s most economically vibrant and innovative regions, the
GBA will see the accelerated launch of various urban renewal models such
as renovation of old cities and conversion of industrial land to residential use,
in the coming period. Combined with government guidance on industry-city
integration, smart communities and low-carbon energy conservation, urban
renewal is being ushered into a golden phase of development characterized by
“multi-stakeholder participation, multiple key factor integration, and multi-model
integration.”

For LVGEM (China), urban renewal is not only the cornerstone of the
Group’s development but also the core strategy for building sustainable
competitiveness. Leveraging over four decades of practical experience and
resources accumulated in urban renewal, the Group will give full play to its
advantages as an “an expert in urban renewal,” focusing on core projects such
as Shenzhen Baishizhou. By integrating “technology + real estate” to empower
the entire development and operation process, the Group will precisely address
the dual needs of urban functional upgrade and improving the living standards
of residents, deeply participating in the new round of urban spatial restructuring
and the provision of high-quality living environments in the GBA.

During the first half of 2025, the overall pressure on destocking in the real estate
market remains huge, posing challenges to the liquidity of the Group. However,
the Group believes that the current financial pressures primarily stem from
the characteristics of the urban renewal model and represent a temporary,
controllable and convertible challenge that does not alter the Group’s long-
term development trajectory. The Group will adopt a more pragmatic and
proactive approach, focusing on the following three core operational priorities
to achieve steady progress and lay a solid foundation for the Company’s long-
term development.

First, focusing on delivering high-quality projects. The Group will put all-out
efforts in the progress of five key projects, particularly the Baishizhou Project,
a nationally renowned urban renewal model, to ensure that project milestones
are met on schedule. This will demonstrate our commitment to implementing
the policy requirements of “guaranteed delivery of properties and stabilizing
people’s livelihoods”, safeguarding the rights and interests of property owners,
and enhancing social trust.

Second, advancing the restructuring of overseas debts and optimizing the
financing structure. The Group is working closely with financial advisors and
legal counsel teams to actively promote the overall restructuring of overseas
debts, aiming to mitigate the financial pressure and further strengthen the
margin of safety of funding by debt restructuring and extending the repayment
schedules. At the same time, the Company will strive to establish a more
robust and sustainable capital structure to reserve sufficient resources for its
future development.
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Management Discussion and Analysis

Third, accelerating sales and destocking to enhance efficiency of cash
recovery. Faced with the dual pressures of market competition and tight
financing, the Group will continue to strengthen its product strength and sales
efforts. While ensuring quality, it will accelerate the pace of project sales and
enhance efficiency of cash recovery. Through more flexible marketing strategies
and resource allocation, it will achieve a positive cycle of operating cash flow,
thereby providing strong support for the Company’s steady operations.

While the Group currently faces certain liquidity challenges, its solid
development foundation remains intact, thanks to years of accumulated
expertise and a high-quality asset portfolio. The Group possesses abundant
project resources, that are strategically located in the core cities and prime
zones of the GBA. With exceptional quality, these assets have promising
market value potential. Additionally, the Group possesses extensive experience
and proven expertise in operating urban renewal projects, granting it an
advantage in practical operation across economic cycles. As the synergies
among policy measures gradually takes effect, recovery of confidence in the
real estate market is underway. The Group will adopt a prudent and pragmatic
approach to consolidate its asset advantages, enhance operational efficiency,
and precisely execute its designated strategies. Accordingly in the process of
recovery, the Group will explore new opportunities, unlock asset potential and
forge a new path toward sustainable development, continuously creating long-
term value for employees, property owners, shareholders, creditors, and all
stakeholders in the society.

Financial Review
Revenue

The Group’s revenue mainly comprised of revenue from sales of property held
for sale, leasing of investment properties and comprehensive services. The
Group’s revenue for the six months ended 30 June 2025 was approximately
RMB1,039.7 million (six months ended 30 June 2024: RMB1,942.8 million),
representing a decrease of approximately 46.5% as compared to the
corresponding period last year, which was mainly attributable to the decrease
in revenue from sales of properties held for sale.
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Management Discussion and Analysis

EEENWED

For the six months ended 30 June 2025, the revenue from sales of properties
held for sale was approximately RMB527.5 million (six months ended 30 June
2024: RMB1,389.2 million), representing a decrease of approximately 62.0%
as compared to the corresponding period last year. During the current review
period, the sales of properties was mainly from the sales of LVGEM Royal Bay
and LVGEM Mangrove Bay No. 1 project. The Group’s total gross floor area of
properties held for sale recognised during the six months ended 30 June 2025
was approximately 18,600 square meters (six months ended 30 June 2024:
approximately 28,500 square meters).

Revenue from leasing of investment properties for the six months ended 30
June 2025 was approximately RMB311.8 million (six months ended 30 June
2024: RMB342.7 million). The Group’s commercial properties are all located
in core areas. The decrease was mainly due to the lower occupancy rate of
investment properties as compared to the corresponding period last year.
The properties are mainly operated under the brands of “Zoll” and “NEQO”. The
occupancy rate of investment properties for the six months ended 30 June
2025 remained at a high level at approximately 72% (six months ended 30
June 2024: 78%). The occupancy rate of Hong Kong LVGEM NEO as at 30
June 2025 was approximately 68% (six months ended 30 June 2024: 73%).

The Group provides comprehensive services to customers and tenants of its
residential and commercial properties. These comprehensive services include
property management services, hotel operations, renovations and others.
During the six months ended 30 June 2025, revenue of comprehensive
services was approximately RMB200.4 million (six months ended 30 June
2024: RMB210.9 million), representing a minor decrease of approximately 5.0%
as compared to the corresponding period last year.

Gross Profit and Gross Profit Margin

For the six months ended 30 June 2025, the Group’s integrated gross
profit was approximately RMB376.3 million (six months ended 30 June
2024: RMB437.7 million), representing a decrease of approximately 14% as
compared to corresponding period last year, and the integrated gross profit
margin for the six months ended 30 June 2025 was approximately 36% (six
months ended 30 June 2024: 23%). The fluctuation of gross profit margin was
mainly caused by the revenue recognised under different project portfolio.

Selling Expenses

For the six months ended 30 June 2025, selling expenses of the Group
amounted to approximately RMB50.1 million (six months ended 30 June
2024: RMB59.7 million), representing a decrease of approximately 16.1% as
compared to the corresponding period last year. The decrease was mainly due
to decrease of revenue from sales of properties held for sale during the current
review period.

Administrative Expenses

For the six months ended 30 June 2025, administrative expenses of the Group
amounted to approximately RMB190.9 million (six months ended 30 June
2024: RMB206.7 million), representing a decrease of approximately 7.6% as
compared to the corresponding period last year.
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Management Discussion and Analysis

Fair Value Changes on Investment Properties

The valuation on the Group’s investment properties as at 30 June 2025 was
conducted by the directors of the Company. There were negative fair value
changes on investment properties of approximately RMB1,070.1 million for the
six months ended 30 June 2025 (six months ended 30 June 2024: RMB951.7
million).

Finance Costs

For the six months ended 30 June 2025, finance costs of the Group
amounted to approximately RMB682.6 million (six months ended 30 June
2024: RMB833.5 million), representing a decrease of approximately 18.1% as
compared to the corresponding period last year.

The Group’s average finance costs of interest-bearing loans was approximately
7.9% for the six months ended 30 June 2025 (six months ended 30 June
2024: 7.9%).

Income Tax Credit (Expense)

For the six months ended 30 June 2025, income tax credit of the Group
amounted to approximately RMB145.4 million (six months ended 30 June
2024: income tax expense of RMB9.9 million). The Group’s income tax credit
(expense) mainly included payments and provisions made for EIT and LAT and
the deferred tax provided for the change in fair value of investment properties
during the period.

Operating Results

For the six months ended 30 June 2025, the loss attributable to owners of the
Company was approximately RMB1,837.9 million (six months ended 30 June
2024: RMB1,528.2 million), representing an increase of approximately 20.3% as
compared to the corresponding period last year.

Liquidity, Financial Resources and Gearing

Bank balances and cash as at 30 June 2025 amounted to approximately
RMB1,961.7 million (including restricted bank deposits and pledged bank
deposits) (31 December 2024: RMB3,303.8 million). The Group’s bank
balances and cash are denominated in RMB, Hong Kong Dollar (‘HK$”) and
United States Dollar (“‘US$”).

The Group had total borrowings of approximately RMB32,185.5 million as
at 30 June 2025 (31 December 2024: RMB33,578.7 million). Borrowings
classified as current liabilities were approximately RMB29,592.5 million as at 30
June 2025 (31 December 2024: RMB30,905.3 million).
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Breakdown of total borrowings HIEEHMA
By currency denomination Bt EE%E 5
At 30 June At 31 December
2025 2024
R-B-HF R-T -4
~B=+HB +=ZA=+—H
RMB’000 RMB’000
AR¥TFT AREFT
(Unaudited) (Audited)
(REBER) (EEZ)
Denominated in RMB UARKEHE 22,007,418 23,289,842
Denominated in HK$ LB TEHE 6,404,804 6,502,835
Denominated in US$ AZETTEHE 3,773,284 3,785,999
32,185,506 33,578,676
By fixed or variable interest rates BB ERZFEFEE S
At 30 June At 31 December
2025 2024
R-B-RHE RZZE-NF
AB=+H +ZA=+—H
RMB’000 RMB’000
AR¥FT AREFT
(Unaudited) (Audited)
(REER) (EEZ)
Fixed interest rates & 7E FI| & 7,216,551 7,966,080
Variable interest rates FEF R 24,968,955 25,612,596
32,185,506 33,578,676

The Group’s gearing ratio as at 30 June 2025 was 136.8% (31 December AEBR T -_FAFNA=Z+HNEARBBELR (LFE
2024: 126.2%), which was based on net debt (total interest-bearing loans net B(EREFEERIRTESR IS (BREZRERHIEITER
of bank balances and cash (including restricted bank deposits and pledged RERRITFER)) RABEZTE) A136.8%(ZF =1
bank deposits)) over total equity. F+-_A=+—8 :126.2%) -
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Management Discussion and Analysis

Current, Total and Net Assets

As at 30 June 2025, the Group had current assets of approximately
RMB63,271.1 million (31 December 2024: RMB62,624.4 million) and
current liabilities of approximately RMB60,568.8 million (31 December 2024:
RMB59,441.1 million), which represented a decrease in net current assets from
approximately RMB3,183.4 million as at 31 December 2024 to approximately
RMB2,702.3 million as at 30 June 2025. Such decrease was mainly due to the
decrease of properties held for sale, current portion of restricted bank deposits
and pledged bank deposits, the increase of accounts payable, contract
liabilities, accruals, deposits received and other payables, which was partially
offset by the increase of properties under development for sale and decrease
of current portion of borrowings.

As at 30 June 2025, the Group recorded total assets of approximately
RMB103,110.0 million (31 December 2024: RMB103,586.7 million) and
total liabilities of approximately RMB81,011.7 million (31 December 2024:
RMB79,605.5 million), representing a liabilities to assets ratio of 78.6%
(81 December 2024: 76.9%). Net assets of the Group were approximately
RMB22,098.4 million as at 30 June 2025 (31 December 2024: RMB23,981.2
million).

For the six months ended 30 June 2025, the Group was able to utilise
its internal resources and debt and equity financing to meet the funding
requirements for the development of real estate projects.

Charge on Assets

For the six months ended 30 June 2025, loans of approximately RMB29,634.2
million (31 December 2024: RMB30,893.1 million) were secured by properties
under development for sale, properties held for sale, investment properties,
property, plant and equipment, equity instruments at FVTOCI and pledged
bank deposits of the Group respectively in the total amount of approximately
RMB22,601.0 million (31 December 2024: RMB23,350.3 million) and the
equity interests of subsidiaries of the Group.

Material Acquisition and Disposal

On 16 January 2025, LVGEM Hotel Corporation (an indirect wholly-owned
subsidiary of the Company) entered into a sale and purchase agreement with
a buyer pursuant to which LVGEM Hotel Corporation agreed to sell its entire
interest in certain hotel assets in Los Angeles to the buyer at a consideration of
US$20 million. For details, please refer to the announcement of the Company
dated 31 March 2025.

Save for the above, during the six months ended 30 June 2025, the Group did
not enter into any material acquisition or disposal of subsidiaries, associates or
joint ventures.
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EEENWED

Contingent Liabilities

As at 30 June 2025, the Group had financial guarantee contracts relating to
guarantees in respect of mortgage facilities for certain purchasers amounting to
approximately RMB6,894.0 million (31 December 2024: RMB7,007.4 million).

Pursuant to the terms of the guarantees, if there is default on the mortgage
payments by these purchasers, the Group is responsible to repay the
outstanding mortgage loans together with any accrued interest and penalty
owed by the defaulted purchasers to the banks.

The Group’s guarantee period commences from the dates of grant of the
relevant mortgage loans and ends upon the earlier of the buyer obtaining the
individual property ownership certificate or the full settlement of mortgage loan
by the buyer.

The Directors consider that it is not probable for the Group to sustain a loss
under these mortgage guarantees as during the periods under guarantees,
the Group can take over the ownerships of the related properties and sell the
properties under default to recover any amounts paid by the Group to the
banks. The Group has not recognised these guarantees as their fair value
at initial recognition is considered to be insignificant by the Directors. The
Directors also consider that the fair market value of the underlying properties
is able to cover the outstanding mortgage loans guaranteed by the Group in
the event that the purchasers default payments to the banks for their mortgage
loans.

Exposure to Fluctuations in Exchange Rates and Related
Hedges

Almost all of the Group’s operating activities are carried out in the Mainland
China with most of the transactions denominated in RMB. The Group is
exposed to foreign currency risk arising from the exposure of HK$ and US$
against RMB as a result of certain cash balances and loans in HK$ or US$.

The Group does not have a foreign currency hedging policy. However, the
Directors monitor the Group’s foreign exchange exposure closely and may,
depending on the circumstances and trend of foreign currency, consider
adopting appropriate foreign currency hedging policy in the future.

Treasury Policies and Capital Structure

The Group adopts a prudent approach with respect to treasury and funding
policies, with a focus on risk management and transactions that are directly
related to the underlying business of the Group.

Employees

As at 30 June 2025, the Group had a staff roster of 2,067 (30 June 2024:
2,073), of which 2,035 (30 June 2024: 2,042) employees were based in the
mainland China and 32 (30 June 2024: 31) employees were based in Hong
Kong. The remuneration of employees was in line with the market trends and
commensurate to the levels of remuneration in the industry. Remuneration of
the Group’s employees includes basic salaries, bonuses, retirement scheme
and long-term incentives such as share options within an approved scheme. In
addition, training and development programmes are provided to the Group’s
employees on an on-going basis throughout the Group.
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Events After the Reporting Period

Please see below a list of events after the reporting period:

1)

A winding-up petition (the “Petition”) dated 4 February 2025 was filed
by a lender at the High Court of the Hong Kong Special Administrative
Region (the “High Court”) against the Company, in connection with
certain financial obligations guaranteed by the Company in the principal
amount of approximately US$210,000 plus accrued interest. On 4
August 2025, the High Court has further adjourned the hearing for
the Petition to 3 November 2025. Further update will be made by the
Company as and when appropriate in accordance with the Listing
Rules.

The Group has been negotiating with its banks on extending the banking
facilities and repayment and on any other feasible solutions to improve
the liquidity position of the Group. The Company has received positive
feedback from certain banks to extend maturity date of the banking
facilities.

The Company has also been actively negotiating with other creditors
for debt restructuring. As of the date of this report, the Company has
entered into support letters with certain creditors in respect of the
Company’s attempt to advance the restructuring and more creditors are
actively considering signing up to a support agreement. The Company
will continue to engage in constructive communications with the
creditors.

Except for the matters disclosed above under the “Management Discussion
and Analysis” section of this report, the Board is not aware of any significant
event requiring disclosure that has taken place subsequent to 30 June 2025
and up to the date of this report.

Other Information
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Other Information

Hftt &

Share Option Scheme

The share option scheme adopted by the Company on 14 November 2005
expired on 13 November 2015. The Company adopted a new share option
scheme (the “Scheme”) at the annual general meeting of the Company held
on 2 June 2016 for the purpose of recognising and acknowledging the
contributions or potential contributions of eligible participants to the Company
and/or any of its subsidiaries.

Pursuant to the Scheme, the Board may, at its discretion, invite any executive
or non-executive Directors including independent non-executive Directors or
any employees (whether full-time or part-time) of the Company, its subsidiaries
and associated companies; any discretionary objects of a discretionary
trust established by any employees, executive or non-executive directors of
each member of the Group or its associated companies; any consultants,
professional and other advisers to each member of the Group or its associated
companies (or persons, firms or companies proposed to be appointed for
providing such services); any chief executives or substantial shareholders of
the Company; any associates of any Director, chief executive or substantial
shareholder of the Company; and any employees (whether full-time or part-
time) of substantial shareholders of the Company, provided that the Board
may have absolute discretion to determine whether or not one falls within the
above categories, (together, the “Participants” and each a “Participant”), to
take up options (“Option(s)”) to subscribe for shares at a price determined in
accordance with the Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”).

In determining the basis of eligibility of each Participant, the Board would
take into account such factors as the Board may at its discretion consider
appropriate.

The Scheme has a validity period of 10 years commencing on the date on
which the Scheme is adopted, and upon the expiry of such period no further
Options may be granted but the provisions of the Scheme in all other respects
shall remain in full force and effect, and Options which have been granted
during the life of the Scheme may continue to be exercisable in accordance
with their terms of grant.

The total number of shares, which may be issued upon the exercise of all
Options that may be granted under the Scheme and any other share option
scheme of the Company shall not in aggregate exceed 10% of the total
number of shares in issue on the date of the adoption of the Scheme, or
where such limit has been refreshed, 10% of the Shares in issue as at the
date of passing the relevant resolution for its refreshment. Options lapsed in
accordance with the terms of the Scheme will not be counted for the purpose
of calculating such 10% limit.
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Share Option Scheme (Continued)

The total number of Shares which may be issued under the Scheme when
the Scheme was adopted was 469,358,279 Shares, representing 10% of the
issued Shares on the date of the annual general meeting on 2 June 2016. Such
scheme mandate limit was refreshed on 21 June 2017 to 469,358,279 Shares,
representing 10% of the issued Shares on the date of the annual general
meeting on 21 June 2017 and approximately 7.75% of the issued Shares as at
the date of this report.

The exercise price of a share in relation to each Option granted under the
Scheme shall be determined by the Board in its absolute discretion, save that
such price will not be less than the highest of: (i) the official closing price of
the shares as stated in the daily quotation sheets of the Stock Exchange on
the relevant offer date, which must be a day on which the Stock Exchange
is open for the business of dealing in securities; (i) the average of the official
closing prices of the shares as stated in the daily quotation sheets of the Stock
Exchange for the 5 trading days immediately preceding the relevant offer date;
and (i) the nominal value of a share. On 28 June 2016, the Company granted
a total of 285,800,000 Options, entitling the grantees to subscribe for a total of
285,800,000 Shares at an exercise price of HK$1.846 per share.

Notwithstanding any other provisions of the Scheme, the maximum number
of the Shares which may be issued upon exercise of all outstanding Options
granted and yet to be exercised under the Scheme and any other share option
schemes of the Company shall not exceed 30% of the total number of Shares
in issue from time to time.

Unless approved by the shareholders, the total number of Shares issued and
to be issued upon exercise of the Options granted to each Participant (including
both exercised and outstanding Options) in any 12-month period shall not
exceed 1% of the total number of Shares in issue.

Offer of an Option (“Offer”) by the Company shall be deemed to have
been accepted by any Participant (the “Grantee”) who accepts an Offer
in accordance with the terms of the Scheme and the Option to which the
Offer relates shall be deemed to have been granted and to have taken effect
when the duplicate of the offer letter comprising acceptance of the Offer duly
signed by the Grantee together with a remittance in favour of the Company of
HK$1.00 by way of consideration for the granting thereof is received by the
Company within 14 days from the date upon which the Offer is made.

As at 30 June 2025, the number of Shares that could be issued upon exercise
of (i) all outstanding Options; and (i) all Options that could be granted under
the then available scheme mandate limit were 225,340,000 and 222,718,279,
respectively, which represented approximately 3.72% and 3.68% of the total
number of issued Shares as at 30 June 2025, respectively. Assuming all said
outstanding Options were exercised as at 30 June 2025, the total number of
issued Shares as at 30 June 2025 would be 6,282,832,861.
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Share Option Scheme (Continued) B8 (&
Details of the movements in Options during the period are as follows: REREREZESFBENT -
Number of Options
BREHE
Balance at Granted Exercised  Cancelled Lapsed Balance at  Exercise
1 January during during during during 30 June  price per
Date of grant  Exercisable period 2025  theperiod  theperiod  the period  the period 2025 Share
R-ZBZ1% R-E-E%
-A-H AA=TH  SRE®H
BREAH TEHE &% RERRE RERTHE RErdE R & fifE
dd/mm/yyyy dd/mm/yyyy HK$
R/R/& B/A/% B
Directors
Bz
Ms. HUANG Jingshu 28/06/2016 28/06/2016 - 27/06/2026 4,500,000 - - - - 4,500,000 1.846
WAL (Note 1)
(Hizt1)
Mr. YE Xingan 28/06/2016 28/06/2016 - 27/06/2026 10,000,000 - - - - 10,000,000 1.846
ERTEE (Note 1)
(Hiit1)
Mr. HUANG Hao Yuan ~ 28/06/2016 28/06/2016 - 27/06/2026 4,500,000 - - - - 4,500,000 1.846
BEREE (Note 1)
(His1)
Ms. HU Gin Ing 28/06/2016 28/06/2016 - 27/06/2026 3,000,000 - - - 3,000,000 - 1.846
ALt (Note 1)
(Note 2)(fi2) (Hit1)
Senior managements, 28/06/2016 28/06/2016 - 27/06/2026 206,340,000 = - - - 206,340,000 1.846
employees of the (Note 1)
Group and others (Hiz#1)
rEESHRERAS
EEREM
Total 228,340,000 - - - 3,000,000 225,340,000
@3t
Notes: /}/75_%- -

1, The Options are exercisable in the following manner for a period of 10 1. BRI AR L BB+ FHREIE T A X176
years from the date of grant:

0] 30% of the Options shall be exercised on the date of the grant 0] BRI 230%Mm XL ABMEE T - F A
and up to 27 June 2026; —+tB81k:

(i)  30% of the Options shall be exercised upon the expiry of one year (i) BREZONE -—FEBREBER-ZZ-XRERX
during the period from 28 June 2016 and up to 27 June 2026; R+ N\BEZZE-R"FAAZTHHIEHHE:
and X

(i)  40% of the Options shall be exercised upon the expiry of two (i) FEREZIONBEMFEREBER 2T —RFN
years during the period from 28 June 2016 and up to 27 June A+ N\BEZZ- X EXNA=-+tBLHRE -
2026.

2. Ms. HU Gin Ing resigned as an independent non-executive Director with 2. R E LT EOHEBYERTES B R F
effect from 14 February 2025. —“ A+ BRAER -
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Directors’ and Chief Executives’ Interests in the EZERIZTRASRALRANRKRG - ¥
Shares, Underlying Shares and Debentures of the FBRBREFTEENER

Company

As at 30 June 2025, the Directors and the chief executive of the Company M -Z-FHENA=1+H KA RFREE S LB EIEH)
had the following interests in the Shares, underlying shares and debentures of ([BHREBEED]) F3526 R EMEBEFTHNELMA R -
the Company which were recorded in the register required to be kept by the EERARABEZITHRAEBRARA Z RS, - HERHD X
Company pursuant to section 352 of the Securities and Futures Ordinance BEHTEE TR BB RATES EmRA
(the “SFO”), or as otherwise notified to the Company and the Stock Exchange ([ LA MISRCFTEl LB ITAESHTELRRIHN
pursuant to the Model Code for Securities Transactions by Directors of Listed #2257 Bl ([122 57 Al |) 78 A E A 75 A1 S AR A 7] R B 2 Fr
Issuers (the “Model Code”) as set out in Appendix C3 of the Rules Governing TXFTHIE RS ©

the Listing of Securities on the Stock Exchange (the “Listing Rules”).

Interest in shares and underlying shares of the Company REATRGRAEBRG 2 ER
Number of Approximate
underlying shares percentage of
(under equity the issued share
Long position/  Capacity/Nature of Number of derivatives of the Aggregate capital of the
Name of Directors Short position  interests shares held Company) held interests Company
R EERA#E
(RAA TR ERATERT
BEEpgg BE/KE 5/ ERME RGOSR fTEIAT) BREE REAZBOEIL
Ms. HUANG Jingshu Long Position Beneficiary of a trust 2,400,000,000 (Note 1) - 2,400,000,000 39.62%
BHATR L e EEA:IEEZIN (Hizt1)
Long Position Interests of spouse 959,788,386 (Note 2)  1,366,273,606 (Note 2) ~ 2,326,062,492 38.40%
55-) [t 5 (Hist2) (Hzt2)
Long Position Beneficial owner - 4,500,000 (Note 3) 4,500,000 0.07%
e ERHEA (H#3)
Mr. YE Xingan Long Position Beneficial owner = 10,000,000 (Note 5) 10,000,000 0.17%
ERpfE 55-) ExAAA (H5t3)
Mr. HUANG Hao Yuan Long Position Beneficiary of a trust 2,400,000,000 (Note 1) - 2,400,000,000 39.62%
BEREE e EEA:IEEIN (Hizt1)
Long Position Beneficial owner S 4,500,000 (Note 3) 4,500,000 0.07%
55-) ERAAA (H5t3)
Ms. LI Yufei Long Position Beneficial owner 20,000 - 20,000 0.00%
X TEN ] e ERHEA
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Directors’ and Chief Executives’ Interests in the EEZERIZTBRABSRELTNKRG -8
Shares, Underlying Shares and Debentures of the FROREFHEENER (8)
Company (Continued)

Interest in shares and underlying shares of the Company RADQB D RABBERG 2 E=R ()

(Continued)

Notes: Hiat -

1. Ms. HUANG Jingshu and Mr. HUANG Hao Yuan are deemed to be 1. HRERTFREIREBEREERERBEEZRKIERE

interested in 2,400,000,000 Shares by virtue of them being beneficiaries ANEZRA BEREFRABKRIAEXVEmS @ ®F
of the family trust of Mr. WONG Hong King for the purpose of Part XV of W15 4 %5 2,400,000,0008% B {5 2 #E2% -
the SFO.

2. Ms. HUANG Jingshu is deemed to be interested in 959,788,886 shares 2. REHFRAEGOIEXVEME @ EREFZTEEAR

in the Company and 1,366,273,606 convertible preference shares held HEBFTIE = S EFTIF B 2 72959,788,886/% 7~ A A)
by Mr. XU Jun Jia, her spouse, for the purpose of Part XV of the SFO. %15 % 1,366,273,606% AT 2 i (B L A% B ax ©

3. Details of the Options granted under the Scheme are set out in the 3. BIEZFEARE 2 BREFBEDEARNBREN[HER
section headed “Share Option Scheme” in this report. WERTE| ] —&AR o

Save as disclosed above, as at 30 June 2025, none of the Company’'s KB EXHEEEIN  R-Z-AFNA=1TH AQFAIzE
Directors, chief executives of the Company and their associates, had any % AR AIEBITHAB MBS 2 BEAMER AR Ak
interests or short positions in the shares, underlying shares or debentures of HEAEMAEEE (E&REHFMBEKROIZEXVER) 2 &M
the Company or any of its associated corporations (within the meaning of Part RN EHEETMERIAE  MEBERELSLHE
XV of the SFO) that was required to be recorded pursuant to section 352 of the &0 FE3521% F AL &% ©

SFO.
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Substantial Shareholders’ Interests in Shares and FERRAAQXTNRGO RIEERD D E#E
Underlying Shares of the Company BRI

The register of substantial shareholders required to be kept under section 336 RIRFEF R EEHI EXVE L3R ETHFENEZERR
of Part XV of the SFO shows that as at 30 June 2025, other than those of the ERMAT RZZTE_AFAA=+H BAQARIEER
Company’s Directors or chief executives of the Company, the Company had ARABEBITHRABUIN  ARBIZ2EERREBAARA
been notified of the following substantial shareholders’ interests, being 5% or AEMzERD (RARAEEITREAMNSRKIA L) - FI1F

more of the Company’s issued share capital: R
Ordinary shares TER
Approximate
percentage
of the issued
Number of ordinary share
Long position/ Number of underlying Aggregate capital of
Name of Shareholders short position ~ Capacity shares held shares held interests  the Company Notes
HEAR
BT
FisRe0  MSRERGH BERRAZ
BREEE/ £ 8/ %A 5 #A B ERgE  goEob
China LVGEM Property Holdings Limited - Long position Beneficial owner 1,265,766,583 - 1,265,766,583 20.91% 1
(China LVGEM") HE EnBEBA
HEGRHERRERAR
((HE&R]) Long position ~ Interests of controlled corporation 107,142,511 = 107,142,511 1.77% 1
A XA RS
Short position Interests of controlled corporation = 598,000,000 598,000,000 9.87% 1
/&E\ X I/£ .f’E
Go Great International Limited Long position Interests of controlled corporation 1,372,909,094 - 1,372,909,094 22.66% 1
(Go Great”) A XEEEER
BRERERAR (R%])
Short position Interests of controlled corporation = 598,000,000 598,000,000 9.87% 1
/&E\ X I/£ .f’E
Mr. WONG Hong King (“Mr. WONG") Long position Interests of controlled corporation 1,372,909,094 - 1,.372,909,004 22.66% 1
BEREAE(ERE)D e REEERR
Short position Interests of controlled corporation = 598,000,000 598,000,000 9.87% 1
/&E\ X I/£ .f’E
Long position Founder of a trust 2,400,000,000 - 2,400,000,000 39.62% 2
A {EREMAIZA
Kinson Group Limited Long position Beneficial owner 2,400,000,000 - 2,400,000,000 39.62% 2
SEEBERAA e ERBBA
Evergreen Holdings Limited Long position Interests of controlled corporation 2,400,000,000 - 2,400,000,000 39.62% 2
A XA RS
Cantrust (Far East) Limited Long position Interests of controlled corporation 2,400,000,000 - 2,400,000,000 39.62% 2
H% X I/£ .f’E
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Substantial Shareholders’ Interests in Shares and EZRRRVAQANKRM RAEABERD + %
Underlying Shares of the Company (Continued) W R (8)
Ordinary shares (Continued) LTiER (&)
Approximate
percentage
of the issued
Number of ordinary share
Long position/ Number of underlying Aggregate capital of
Name of Shareholders short position  Capacity shares held shares held interests  the Company Notes
HEAT
BT
PRGN FiSEBRRAH ERRRA
BRREE,/EB /%R L) #A ¥R EE8E  BHEAR WH
Poly Platinum Enterprises Limited Long position Person having a security interest - 1,032,830,000  1,032,830,000 17.05% 3
in shares
e BARGHREERNHA
Long position Beneficial owner = 177,124,000 177,124,000 2.92% 8
e ERBBA
Greater Bay Area Homeland Long position Interests of controlled corporation - 1,209,954,000  1,209,954,000 19.97% 3
Development Fund (GP) Limited i7e XEEEER
Greater Bay Area Homeland Investments  Long position Interests of controlled corporation - 1,209,954,000  1,209,954,000 19.97% 3
Limited A REEB RS
ANERARFEREERAA
Lexus Sharp International Limited Long position Beneficial owner - 1,166,789,698  1,166,789,698 19.26% 4
e ERBBA
ARTE Special Situation Fund, L.P. Long position Interests of controlled corporation - 1,166,789,698  1,166,789,698 19.26% 4
35 ) REERRR
ARTE Capital | GP Limited Long position Interests of controlled corporation - 1,166,789,698  1,166,789,698 19.26% 4
e REFEER
ARTE Holdings Limited Long position Interests of controlled corporation - 1,166,789,698  1,166,789,698 19.26% 4
35 ) REERRR
Mr. Chan Tak Ho Long position Interests of controlled corporation - 1,166,789,698  1,166,789,698 19.26% 4
BREREE e REZEER
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Substantial Shareholders’ Interests in Shares and EZRRRVAQANKRH R AEBERD %
Underlying Shares of the Company (Continued) BRI RS (8)
Ordinary shares (Continued) LiER (&)
Approximate
percentage
of the issued
Number of ordinary share
Long position/ Number of underlying Aggregate capital of
Name of Shareholders short position  Capacity shares held shares held interests  the Company Notes
AR
BRI
RGN FiSEBERAH ERRRA 2
BREE/ 2B 8/ %R 5% #A #R ERgE  goEat
Glorious Castle International Limited Long position Beneficial owner 959,788,886 - 959,788,886 15.84% )
RRERERAA e EREBA
Grand Beyond Limited Long position Interest of controlled corporation 959,788,386 S 959,788,886 15.84% )
RBARAF #E REZEER
Mr. Xu Jun Jia Long position Interests of spouse 2,404,500,000 - 2,4404,500,000 39.67% 6
FRELE 35} fBEm
Long position Interests of controlled corporation 959,788,386 S 959,788,886 15.84% )
#E REZEER
Mr. Aaron Luke Gardner Long position Joint and several receivers - 959,788,886 959,788,886 15.84% 7
Aaron Luke Gardnerst 4 [S5=) HE R AEBEE A
Mr. Fok Hei Yu Long position Joint and several receivers = 959,788,886 959,788,886 16.84% 7
EZREE HRe HEREREE A
China Construction Bank (Asia) Long position Beneficial owner 459,788,886 - 459,788,886 7.59% 8
Corporation Limited
FEERRT (M RHERRT  HE ERHAA
China Construction Bank Corporation  Long position Interests of controlled corporation 459,788,886 - 459,788,886 7.59% 8
HERRBITROERAA e REEERE
Central Huijin Investment Ltd. Long position Interests of controlled corporation 459,788,886 = 459,788,886 7.59% 8
PRESREBREMERA 35} REERRR
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Substantial Shareholders’ Interests in Shares and
Underlying Shares of the Company (Continued)

Ordinary shares (Continued)

Notes:

1. China LVGEM is owned as to 100% by Go Great, which is in turn owned
as to 100% by Mr. WONG. Accordingly, Go Great and Mr. WONG are
deemed to be interested in the 1,372,909,094 Shares in which China
LVGEM is interested.

2. Kinson Group Limited is owned as to 100% by Evergreen Holdings
Limited, and Evergreen Holdings Limited is owned as to 100% by
Cantrust (Far East) Limited, acting as the trustee for the family trust of
Mr. WONG.

3. Poly Platinum Enterprises Limited is indirectly owned as to 100% by
Greater Bay Area Homeland Development Fund (GP) Limited, which is
indirectly owned by Greater Bay Area Homeland Investments Limited as
to 100%. Accordingly, Greater Bay Area Homeland Development Fund
(GP) Limited and Greater Bay Area Homeland Investments Limited are
deemed to be interested in the 1,209,954,000 Shares in which Poly
Platinum Enterprises Limited is interested.

4. Lexus Sharp International Limited is owned as to 100% by ARTE Special
Situation Fund L.P., which is in turn controlled as to 100% by ARTE
Capital | GP Limited. ARTE Capital | GP Limited is owned as to ARTE
Investment Partners Limited as to 90%, which is indirectly owned by
ARTE Holdings Limited, which is owned by Chan Tak Ho as to 50%.
Accordingly, ARTE Special Situation Fund L.P., ARTE Capital | GP
Limited, ARTE Holdings Limited and Mr. Chan Tak Ho are deemed
to be interested in the 1,166,789,698 Shares in which Lexus Sharp
International Limited is interested.

58 Glorious Castle International Limited is owned as to 100% by Grand
Beyond Limited, which is in turn owned as to 100% by Mr. XU Jun Jia.
Accordingly, Grand Beyond Limited and Mr. XU Jun Jia are deemed
to be interested in the 959,788,886 Shares held by Glorious Castle
International Limited.

6. Mr. XU Jun Jia is deemed to be interested in 2,404,500,000 Shares held
by Ms. HUANG Jingshu, his spouse, for the purpose of Part XV of the
SFO.

7. Mr. Aaron Luke Gardner and Mr. Fok Hei Yu have been appointed as
joint and several receivers in respect of certain interests in the Company
held by Glorious Castle International Limited. Mr. Aaron Luke Gardner
and Mr. Fok Hei Yu are deemed to be interested in the 959,788,886
Shares held by Glorious Castle International Limited.

8. China Construction Bank (Asia) Corporation Limited is indirectly owned
as to 100% by China Construction Bank Corporation, and China
Construction Bank Corporation is owned as to 57.14% by Central Huijin
Investment Ltd.. Accordingly, Central Huijin Investment Ltd. is deemed
to be interested in the shares and derivative interests held by China
Construction Bank (Asia) Corporation Limited.
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AEEETREZSI00% 2 En (MELEHREERS S
100%.2 #25) » Hitt - =R R E R EWR AR P EL
SHA R 21,372,909,094 8% i 1) A #E 25 -

Evergreen Holdings Limited# B S =& EHR A A
100% 2 # 25 » fCantrust (Far East) LimitedfE & &
%A 7 Rk 15 5L 8 X 5T A # B Evergreen Holdings
Limited 100% 2 ## 2 °

Greater Bay Area Homeland Development Fund (GP)
Limited # # A Poly Platinum Enterprises Limited
100% 2 #am MAEBEBHXFAKXEREBR 2 AL
] #% ¥ & Greater Bay Area Homeland Development
Fund (GP) Limited 100% 2 # & ° E It * Greater Bay
Area Homeland Development Fund (GP) Limited & X
EEIERREIREBRARWR ARPoly Platinum
Enterprises Limited# & # = 2 1,209,954,000% A% {5 =
AR -

ARTE Special Situation Fund L.P.# B Lexus Sharp
International Limited 100% 2 # z (MARTE Capital
| GP Limited#% H|ARTE Special Situation Fund L.P.
100% 2 # %) ° ARTE Investment Partners Limited
% B ARTE Capital | GP Limited 90% 2 # 2 +
ARTE Investment Partners LimitedBl] HARTE Holdings
Limited (AR E S AS50%E s ) MEHES - Bt -
ARTE Special Situation Fund L.P. * ARTE Capital |
GP Limited * ARTE Holdings Limited 5 B 12 5% % 4 4%
% A K Lexus Sharp Intemational Limited# B # @ 2
1,166,789,698 % ik 15 R EH 7= ©

ESUERAREEZERERERAE100%.2 # = (i
FREZLEEREZHERAAI00%Z ) o Bt
EHERARRTBELEWEARZERARARA
AIFT# 8 2959,788,886 IR 1D HE A HEE -

HEFRBAEKRAEXVBME  TRELXEFERAR
H B EWMET L T AT A 22,404,500,0000% B 17 H
G o
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BREBRERARRARGMFENSE TS &
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Substantial Shareholders’ Interests in Shares and
Underlying Shares of the Company (Continued)

Convertible preference shares

Other Information
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DA IR G R AHE R

Approximate
percentage

Number of of the issued
convertible ordinary share
Long position/ preference  capital of the
Name of Shareholders short position Capacity shares held Company  Notes
ERRTEE
) FRETAR  TEERRE ‘
eSS BE/ KA =L BERBE ZHHEIE  ME
China LVGEM Long position Beneficial owner 693,043,478 11.44% 1
PRI R A EEHAA
(io Creat Long position Interests of controlled corporation 693,043,478 11.44% 1
Sh e RIEEEER
Proud Pine Limited Long position Beneficial owner 284,000,000 4.69% 2
HIRBERAR A EEHAA
Shor’[ position Other 284,000,000 4.69% 2
/)\F' ﬁﬁﬂ
Mr. WONG Long position Interests of controlled corporation 977,043,478 16.13% 142
BRE 55} XErEER
All Group Wise International (Holdings) Limited Long position Beneficial owner 1,060,000,000 17.50% &)
BEBR (BR) BRAR e BEEBAA
Glorious Castle International Limited Long position Beneficial owner 306,273,606 5.06% 4
ZRERERAF HAE EElAA
Grand Beyond Limited Long position Interests of controlled corporation 306,273,606 5.06% 4
FHARRE e LB R
Mr. XU Jun Jia Long position Interests of controlled corporation 1,366,273,606 22.56% 384
FRERE A RIEEBER
Mr. Aaron Luke Gardner Long position Joint and several receivers 306,273,606 5.06% 5
Aaron Luke Gardnerst 4 55~ HREREREE A
Mr. Fok Hei Yu Long position Joint and several receivers 306,273,606 5.06% 5
EZREE e HEREREEA
Notes: Biat -
1, China LVGEM is owned as to 100% by Go Great, which is in turn owned 1, [SRCE o) EP & E100% 2 Em (MBELXEEERE
as to 100% by Mr. WONG. Accordingly, Go Great and Mr. WONG 100% 2 35) o Bl » 558 R % % 4 8 AR E g
are deemed to be interested in the convertible preference shares and RATRBEZTRBREERRITEEER A S -

derivative interests held by China LVGEM.

Proud Pine Limited is owned as to 100% by Mr. WONG. Accordingly,
Mr. WONG is deemed to be interested in the convertible preference
shares and derivative interests held by Proud Pine Limited.

All Group Wise International (Holdings) Limited is owned as to 100% by
Mr. XU Jun Jia. Accordingly, Mr. XU Jun Jia is deemed to be interested
in the 1,060,000,000 convertible preference shares held by All Group
Wise International (Holdings) Limited.

Glorious Castle International Limited is owned as to 100% by Grand
Beyond Limited, which is in turn owned as to 100% by Mr. XU Jun Jia.
Accordingly, Grand Beyond Limited and Mr. XU Jun Jia are deemed to
be interested in the 306,273,606 convertible preference shares held by
Glorious Castle International Limited.

Mr. Aaron Luke Gardner and Mr. Fok Hei Yu have been appointed as joint
and several receivers in respect of certain interests in the Company held
by Glorious Castle International Limited. Mr. Aaron Luke Gardner and Mr.
Fok Hei Yu are deemed to be interested in the 306,273,606 convertible

preference shares held by Glorious Castle International Limited.

HEEHABRARAT00%2 #2E - Bt BELE
WRBNMRERDFTMEEA 2 TRARE SR RITE
B EEEE -

Eﬁfl&%%ilﬁﬁ@%ﬂlﬁ(%ﬂﬁ) R 2 A1100% 2 1
meo Al FEREEAEHEENBRER l"‘(l %) B ®R
Tﬁﬁ%ﬁﬁ 060,000,0008% AT B SR B 2 ©

RAaE %A 5 RERARAE100%2 #a (M
Z AR ﬁ;étﬁlﬁ AI100% 2 #Ew) © At -
RARIRFTBEEERE AR EEEABRERA
ETFﬁ?—*rﬁZSO(S 273,6060% A A PR (B S AR R G M s o

Aaron Luke Gardnert A R EZRLLECEZ T AR
BEBRERARREAARMFEAENE THRIZERK
fE R4 & A ° Aaron Luke Gardnerst £ R E &S &4
WR AN EEBERE AR AR ARFHE 2306,273,6068%
AR EL R -

#Z2 (PE)MEREERLA
- hFHRHRE

33



34

Other Information
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Purchase, Sale or Redemption of the Company’s
Listed Securities

Neither the Company nor any of its subsidiaries had purchased, sold or
redeemed any of the Company’s listed securities (including sale of treasury
shares (as defined under the Listing Rules) during the six months ended 30
June 2025. As at 30 June 2025, the Company did not hold any treasury shares
(as defined under the Listing Rule).

Significant Investments, Acquisitions and Disposals

Save as disclosed in this report, the Group did not make any other significant
investments, acquisitions or disposal that would constitute a discloseable
transaction under Chapter 14 of the Listing Rules during the six months ended
30 June 2025.

Changes in Directors’ Information

Changes in directors’ information since the date of the 2024 annual report
of the Company and up to the date of this report which are required to be
disclosed pursuant to Rule 13.51B(1) of the Listing Rules are as follows:

= Ms. WONG Ting Dan has been appointed as an independent non-
executive Director, a member of the audit committee of the Company
and the chairman of the remuneration committee of the Company with
effect from 13 May 2025.

= Ms. LI Yufei was appointed as a director of True Vantage Group Limited,
a company indirectly wholly-owned by the controlling shareholder of the
Company, Mr. WONG Hong King, on 14 July 2025.

- Ms. JIAO Jie was appointed as an independent director of Amber
International Holding Limited (a company listed on the Nasdaqg with
stock code of AMBR) on 3 July 2025 and resigned as an independent
non-executive director of China Sunshine Paper Holdings Company
Limited (a company listed on the Hong Kong Stock Exchange with stock
code of 2002) with effect from 29 August 2025.

Save as disclosed above, there was no change to the Directors’ information as
required to be disclosed pursuant to Rule 13.51B(1) of the Listing Rules.

Compliance with the Code on Corporate Governance
Practices

The Company is committed to the establishment of good corporate
governance practices and procedures. The corporate governance principles of
the Company emphasise a quality board, transparency and accountability to all
shareholders of the Company.

With effect from 31 March 2024, Ms. HUANG Jingshu serves as both the
Chairman and the Chief Executive Officer of the Company, such practice
deviates from the code provision C.2.1 of the Corporate Governance Code (the
“CG Code”) as set forth in Appendix C1 of the Listing Rules, which requires
that the roles of chairman and the chief executive officer should be separate
and should not be performed by the same individual. However, the Board
considers that this structure will not impair the balance of power and authority
between the Board and the management of the Company.

*
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LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED
INTERIM REPORT 2025

BE - HEIWMEEXAQRT LHES

ARRREEFAMBARRBE_E_AFXA=THLL
ANEARTEED  HEXBRIARFERN LHES (B
FHEEFRG (EXRLTRR)) -RZF-_RFRA
=+A - ARFLESFE EAEFRS (ERR LHRAD) -

EARE WBRHESHE

RAREMFEREIN REZE-ZT_RFA=+THIEN
BARN > AEEHEETEMBR ETRUF4TRTZ
ATHRERH 2 HEMERRE WBIHESFER -

EEEREH

BARR _ZE-NFEFRAGHBEARS AL - REL
MHRANEIBEIBOGREATHRENESTENEBHNT ¢

- IEMKICEZRERBIUFATES ARQAE
REREEKBRARAFNEZREEETRE B=-F
“ThERAT=HBEXK-

- ZFaRMER-ZEAFEATHNBEEZERNE
SEERAFR (—HAXRRARAZERBRRERRELE
WEE2ERB AR ZESE -

- HERBRZITR-_ZT-_AFtA=HEZTEAmMber
International Holding Limited(— R 4 7 iE 55 £
227 (BMHARSE :AMBR)) 2 BYEERE - F
—REFNAZ=Z+h B BEChina Sunshine Paper
Holdings Company Limited (/R B8 5 ¢ 4% % 12 f% & R
RE ) (—REREBBZA LMz AR (BHARE:
2002)) B IEHITES ©

BREXFEEEIN  BESEEHNESHERE ETHRANE
13.51B(MIE T LA R -

BIEEERERTR

ARBHNBIRFEEELATRLERF - ARB 2%
ERRAZEEFCEEE  BRHERAARRMARR

ME -

BE-ZME=A=+—HE FHFLLRAFEELR
AEFHRITREE  WLREE EHHRAMRCIAE 2 (D
ZERTADTEEREARTAD WTAEXEC211E &
TREIFRETREENACEARD X TEH— AR
RRET- AT EFFRA URABTSEETEFGER
REEREZHOEN R ETE -



The Board believes that vesting the roles of both the Chairman and the Chief
Executive Officer in the same person can facilitate the execution of the Group’s
business strategies and boost effectiveness of its operation. Therefore, the
Board considers that the deviation from the code provision C.2.1 of the CG
Code is appropriate in such circumstance. In addition, under the supervision
of the Board which is comprised of four executive Directors and three
independent non-executive Directors, the Board is appropriately structured
with balance of power to provide sufficient checks to protect the interests of
the Company and the shareholders of the Company.

Following the resignation of Ms. HU Gin Ing and Mr. MO Fan on 14 February
2025, the Board comprises four executive Directors and two independent
non-executive Directors. As a result of the foregoing, the Company is not
in compliance with (i) Rule 3.10(1) of the Listing Rules, which stipulates that
the Board must include at least three independent non-executive directors;
(i) Rule 3.21 of the Listing Rules, which stipulates that the audit committee
must comprise a minimum of three members; and (jii) Rule 3.25 of the Listing
Rules, which stipulates that the remuneration committee must be chaired by
an independent non-executive director and comprise a majority of independent
non-executive directors. Nevertheless, the Company promptly identified a
suitable candidate, Ms. WONG Ting Dan, to fill the vacancy with effect from
13 May 2025, and as such, the Company has been able to re-comply with the
relevant Listing Rules as mentioned above since then.

Save as disclosed above, throughout the six months ended 30 June 2025, the
Company complied with all code provisions of the CG code.

Compliance with the Model Code for Securities
Transactions by Directors

The Company has adopted the Model Code as its own code of conduct
regarding directors’ securities transactions. The obligation to follow the Listing
Rules is set out in the terms of the service agreements of each executive Director
and the letters of appointment of each independent non-executive Director.
Having made specific enquiry with all the Directors, all Directors confirmed that
they had complied with the required standards as set out in the Model Code for
the six months ended 30 June 2025.

Directors’ Service Agreements

Each of the executive Directors has entered into a service agreement with the
Company and is subject to termination by either party in the manner as set out
in the service agreement.

Each of the independent non-executive Directors has entered into a letter of
appointment with the Company for a term of one year or two years, which is
subject to termination by either party in the manner as set out in the letter of
appointment.

None of the Directors had a service agreement or letter of appointment with
the Company which was not determinable by the Company within one year
without payment of compensation, other than statutory compensation.
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REVIEW OF INTERIM RESULTS BY AUDIT
COMMITTEE

The audit committee of the Company has discussed with the management the
accounting principles and policies adopted by the Group, and has reviewed
the Group’s unaudited interim consolidated financial statements for the six
months ended 30 June 2025. The unaudited condensed consolidated interim
results of the Group for the six months ended 30 June 2025 presented herein
has not been reviewed or audited by the auditor of the Company.
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Condensed Consolidated Statement of Profit or Loss

%%'HH%F\AEEEE

For the six months ended 30 June 2025 &, & —

—HFEANA=ZTHIEAEA

Six months ended 30 June

BEAA=tRHILAEA

2025 2024
—E-RE T HF
NOTES RMB’000 RMB’000
HtaE AR¥FT ARBETFr
(Unaudited) (Unaudited)
(REEER) (R EZ)
Revenue &= & 1,039,691 1,942,823
Cost of sales SHER A (663,395) (1,505,091)
Gross profit EF 376,296 437,732
Other income H A KA 18,521 35,326
Other gains and losses, net Hah s kBB FE 4 (105,108) (21,905)
Impairment losses recognised on properties held  BL 13 & ) 3 i 52 69 6l (B 5 18
for sale (471,228)
Selling expenses HERX (50,113) (59, 726)
Administrative expenses THAX (190,934) (206,673)
Fair value changes on investment properties BEMENRAAREEZE) 10(a) (1,070,050) (951,714)
Finance costs B AR 5 (682,597) (833,526)
Loss before tax R B A B 18 6 (2,175,213) (1,600,486)
Income tax credit (expense) s fiE e (Fs) 7 145,428 (9,933)
Loss for the period HREE (2,029,785) (1,610,419)
Loss for the period attributable to: AT AT EMEAERE :
Owners of the Company ViN/NE i &8 (1,837,931) (1,528,224)
Non-controlling interests JEVE IR R = (191,854) (82,195)
(2,029,785) (1,610,419)
Loss per share attributable to the owners of the B RZAN A &) J% 3R B (L B AL & 1B
Company during the period 9
_ Basic (RMB cents) N NOV-A. > (31.25) (29.98)
- Diluted (RMB cents) —#E (AREKS) (31.25) (29.98)
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income

FRGEEEREMEZENER

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

Six months ended 30 June

BEAA=tHILAEAR

2025 2024
—E-HF —ZT_F
RMB’000 RMB’000
AR¥FT ARETFT
(Unaudited) (Unaudited)
(REEER) (CREEEZ)
Loss for the period HRNEE (2,029,785) (1,610,419)
Other comprehensive income (expense): Hiemmkas () :
Item that may be subsequently reclassified to profit or loss: el @ EF P B E 8 THH -
Exchange differences arising on translation EHEENKREZRE 84,520 (24,882)
Item that will not be reclassified subsequently to profit or BT EE R B s A -
loss:
Fair value changes on investments in equity instruments at ~ Z AR BEFAEM 2B ([ZEA
fair value through other comprehensive income (‘FVTOCI”), A EBETAEMEmEUE]) 2 KA
net of tax TAREZ AR EEES (NRTHE) 62,438 55,168
Other comprehensive income for the period BRI E b 2 W s 146,958 30,286
Total comprehensive expense for the period HRN2HER 258 (1,882,827) (1,580,133)
Total comprehensive expense attributable to: ATATEEEZEASZAEE :
Owners of the Company AR RIARER (1,691,096) (1,497,373)
Non-controlling interests FEPERR R 2 (191,731) (82,760)
(1,882,827) (1,580,133)

38 LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED
INTERIM REPORT 2025



Condensed Consolidated Statement of Financial Position

AR & M B IR T =

At30June 2025 R —HFA=1H

At 30 June At December 31
2025 2024
R-B-HF RZTZMEF
~NAE=1+H +=—A=+—H”

NOTES RMB’000 RMB’000
k=3 AR¥FiT ARBETFr
(Unaudited) (Audited)
(REER) (EEZ)
Non-current assets REBEE
Investment properties "EME 10 37,330,765 38,258,781
Property, plant and equipment %% BB K& 10 606,382 799,449
Interests in joint ventures NN LR 2 6,051 6,051
Amount due from a joint venture U —MR& &R RIFIE 501,179 501,179
Equity instruments at FVTOCI EBEARBEFAEMEERREZRA 11
THE 607,554 524,303
Restricted bank deposits and pledged bank 2R BRI 717 R R R ERITIE K
deposits 169,765 259,602
Deferred tax assets FIEFIBE & 617,244 612,893
39,838,940 40,962,258
Current assets REEE
Properties under development for sale BEPSEME 51,420,109 49,071,485
Properties held for sale FEME 3,987,961 4,594,435
Other inventories HEEE 696 733
Accounts receivable JFE L2 B K 12 87,083 68,174
Deposits paid, prepayments and other EfES  TE 5RIE K E U RIE
receivables 5,775,562 5,637,356
Prepaid income taxes A TSR 207,742 208,015
Restricted bank deposits and pledged bank ZBR G ERITIF R R RITER
deposits 1,449,487 2,446,765
Bank balances and cash WITHEHRER® 342,458 597,456
63,271,098 62,624,419
Current liabilities REEE
Accounts payable FESBR K 13 4,922,460 4,444,260
Accruals, deposits received and other payables [EFtE R - B Uiz & K H Mt fE 5118 9,340,445 9,034,281
Contract liabilities ARBRE 10,435,246 8,926,083
Lease liabilities HEAE 60,141 55,951
Tax liabilities HIEAE 2,475,431 2,475,815
Borrowings e 14 29,310,883 30,633,249
Domestic corporate bonds BERNRRES 15 129,878 129,821
Bond/debt component of convertible bond &5 AR EHFEE LD 17(@) 151,762 142,213
Derivative component of convertible bond AMRESFITETEE D 17(b) - =
Other current liabilities HEns&aE 3,742,504 3,599,392
60,568,750 59,441,065
Net current assets REBEEFE 2,702,348 3,183,354
Total assets less current liabilities REERTBAR 42,541,288 44,145,612
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Condensed Consolidated Statement of Financial Position

GRS P BRI =

At 30 June 2025 W=FE=RF,NA=1+H

At 30 June At December 31
2025 2024
R-B-HF RZTZMEF
ANA=+H +=ZA=+—H
NOTES RMB’000 RMB’000
i3 AR¥FT AREFr
(Unaudited) (Audited)
(REER) (EZ)
Non-current liabilities ERBEE
Borrowings B8 14 1,747,351 1,828,128
Domestic corporate bonds BARARES 15 845,632 845,265
Lease liabilities HEBE 286,161 317,414
Deferred tax liabilities EEHIBEEE 3,485,319 3,633,509
Other non-current liabilities Hib3emsaE 14,078,449 13,540,093
20,442,912 20,164,409
Net assets EERE 22,098,376 23,981,203
Capital and reserves BAR#E
Share capital A&7 16 54,836 46,702
Reserves i 16,293,682 17,992,912
Equity attributable to owners of the Company AN A AR R FE (G HE = 16,348,518 18,039,614
Non-controlling interests JEE AR A 2 5,749,858 5,941,589
Total equity ERBAE 22,098,376 23,981,203

INTERIM REPORT 2025
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Condensed Consolidated Statement of Cash Flows

BRGRESHSRER

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

Six months ended 30 June

BEAA=tHILAEAR

2025 2024

—E-REF —ZE_F

RMB’000 RMB’000

AR¥FT ARETFT

(Unaudited) (Unaudited)

(REER) (CREEEZ)

Net cash from operating activities RETEEESTHE 1,161,374 972,686

Investing activities RETH
Advances to related parties MR BAEE 5 ST # K (534,952) (64,000)
Repayment from related parties B T E K 218,064 61,000
Withdrawal of restricted bank deposits IREVE R H R 1T F 3K 3,158,124 4,397,104
Placement of restricted bank deposits TR B RITIE R (2,073,354) (4,323,610)
Purchase of property, plant and equipment BEME  BERXE (702) (544)
Additions to investment properties NEREMEHE (278,605) (270,648)
Disposal of investment properties HEREYHE 18,908 775,113
Disposal of property, plant and equipment HEME - BE K& 5 -
Interest received B S 2,789 34,056
Net cash from investing activities RETE SRS THE 510,277 608,471
Financing activities AEES

Proceeds from new borrowings HEEEMSHRIE 220,000 3,243,531
Repayment of borrowings EEEE (1,509,798) (2,986,581)
Interest paid B FE (646,425) (1,244,284)
Repayment of lease liabilities BERAEEE (27,062) (14,181)
Repayment to related parties [m) BAHEE 77 B K - (1,076,402)
Advances from related parties KRBT 28R 7,497 795,719
Net cash used in financing activities METBHMARSTEE (1,955,788) (1,282,198)
Net (decrease)/increase in cash and cash equivalents RERBELZSEY CHL), 1 iNFE (284,137) 298,959
Effect of foreign exchange rate changes SNEERESEHHTE 29,139 27,046
Cash and cash equivalents at beginning of the period HHBRERBREEEY 597,456 486,345
Cash and cash equivalents at end of the period HARESRESZEY 342,458 812,350
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Notes to the Condensed Consolidated Financial Statements

5 BA A & B 7% 3R 3R B =

For the six months ended 30 June 2025 HiZE —ZT - AF A=+ H I/~ @A

BASIS OF PRESENTATION

The condensed consolidated financial statements 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 (“HKICPA”) as well as with the applicable disclosure
requirements of Appendix D2 to the Rules Governing the Listing of
Securities (the “Listing Rules”) on The Stock Exchange of Hong Kong
Limited (the “Stock Exchange”).

The directors of the Company have, at the time of approving the
condensed consolidated financial statements, a reasonable expectation
that the Group has adequate resources to continue in operational
existence for the foreseeable future. Thus, they continue to adopt
the going concern basis of accounting in preparing the condensed
consolidated financial statements.

The condensed consolidated financial statements have been prepared
on the going concern basis which assumes the continuity of normal
business activity and the realisation of assets and the settlement of
liabilities in the normal course of business. Management continues
to closely monitor the liquidity position of the Group, which includes
the sensitivity analysis of forecast bank and cash balances for various
factors (including the quantity and selling price of residential properties
and commercial buildings sold) over the short and medium term to
ensure adequate liquidity is maintained.

During the six months ended 30 June 2025, the Group incurred a
net loss of RMB2,030 million. As at 30 June 2025, the Group has
borrowings amounting to RMB29,593 million (including bank and
other borrowings of RMB29,311 million, bond of RMB152 million and
domestic corporate bonds of RMB130 million) that are repayable within
one year at the end of the reporting period, of which RMB29,139
million becoming immediately repayable on demand due to defaults or
cross defaults triggered. At the same date, the Group has cash and
cash equivalents amounted to RMB342 million. In addition, a winding-
up petition was filed by a lender (“A Lender”) at the High Court of the
Hong Kong Special Administrative Region (the “High Court”) against the
Company on 4 February 2025 due to default in certain notes issued by a
subsidiary of the Company and certain financial obligations guaranteed
in connection to the notes provided by the Company.

In view of such circumstances, the directors of the Company have
undertaken a number of plans and measures to improve the Group’s
liquidity and financial position, to restructure the existing borrowings and
to oppose the winding-up petition with the A Lender, including:
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Notes to the Condensed Consolidated Financial Statements

BLE LR

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

1. BASIS OF PRESENTATION (Continued)

U

(i)

(i)

the Group is seeking the legal advice from a legal advisor in
respect of the winding-up petition as to resolutely oppose the
winding-up petitions in order to avoid winding-up petition being
confirmed by the High Court with consequence of liquidation;

the Group has appointed a financial advisor and a legal advisor
(collectively, the “Advisors”) to assist the Group on restructuring
of its offshore bank and other borrowings, in order to reach a
consensual solution with all the stakeholders (including A Lender)
as soon as practicable;

the Group has been actively negotiating with existing lenders for
renewal or extension for repayment of the Group’s borrowings
until the Group is able to secure sufficient funding to repay. The
Company has received positive feedback from certain banks to
extend the maturity date of the banking facilities. The Company
has also been actively negotiating with other creditors for debt
restructuring. As of the date of these condensed consolidated
financial statements, the Company has entered into a support
agreement with one of its creditors in respect of the Company’s
attempt to advance the restructuring and more creditors are
actively considering signing up to a support agreement. The
Company will continue to engage in constructive communications
with the creditors;

=

==

@

(i)

(i
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(v)  the Group will continue to draw down necessary funding from vy AEEREEREACDEMEFREERR
the loan facilities granted and actively negotiating with several FRiEs WERGEETEmMEBER - A
financial institutions to obtain new loans for completing/starting of BEHERTK EBREEG FHNEER
existing/new property development projects; HE

(v)  the Group will continue to actively make efforts to achieve the v) AEEBEEESESIGEREEREREBEBEMN
latest budgeted sales and pre-sales volumes at current market EAMEERGNNBEEHEREEHE
price for its existing development projects;

(v  the Group will maintain continuous communication with the V) AEEBRFEEZEBAHEBRIFFER
major constructors and suppliers to arrange payments to these B RHRZEERSERENR
business partners;

(vi)  the Group will continue to seek opportunity to dispose of its (i) AEERESESKESHEHEENELS

assets to generate more cash inflows to improve its liquidity. In
March 2025, the Group completed the sale of the hotel property
that situates in California, the United States (as referred to and
disclosed in the Company’s announcement of 31 March 2025) for
the consideration of US$20 million (equivalent to approximately
RMB144 million) in cash to reduce the outstanding indebtedness
of the Group and improve its financial position; and
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Notes to the Condensed Consolidated Financial Statements
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For the six months ended 30 June 2025 HiZE —ZT - AF A=+ H I/~ @A

BASIS OF PRESENTATION (Continued)

(vii)  the Group will continue to take appropriate measures to control
its costs, including reducing certain administrative and financial
costs.

Taking into account all assumptions and plans as described above,
the directors of Company are of the opinion that the Group will have
sufficient working capital to maintain its operations and to pay its
financial obligations as and when they fall due for at least twelve months
from the end of the reporting period. The directors of the Company are
satisfied that it is appropriate to prepare these condensed consolidated
financial statements on a going concern basis.

Should the Group fail to achieve a combination of the above-mentioned
plans and measures, it might not be able to continue to operate as
a going concern, adjustments would have to be made to reduce the
carrying values of the Group’s assets to their realisation amounts, to
provide for financial liabilities which might arise, and to reclassify non-
current assets and non-current liabilities as current assets and current
liabilities respectively, if applicable. The effects of these adjustments
have not been reflected in these condensed consolidated financial
statements.

The condensed consolidated financial statements are presented in
Renminbi (‘RMB”), which is also the functional currency of the Company.

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, as appropriate.

Other than additional accounting policies resulting from application of
amendments to HKFRS Accounting Standards, the accounting policies
and methods of computation used in the condensed consolidated
financial statements for the six months ended 30 June 2025 are the
same as those presented in the Group’s annual financial statements for
the year ended 31 December 2024.

Application of amendments to HKFRS Accounting Standards

In the current interim period, the Group has applied the following
amendments to HKFRS Accounting Standards issued by the HKICPA,
for the first time, which are mandatorily effective for the Group’s annual
period beginning on 1 January 2025 for the preparation of the Group’s
condensed consolidated financial statements:

Amendments to HKAS 21 Lack of Exchangeability

The application of the amendments to a HKFRS Accounting Standards
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 these condensed consolidated
financial statements.
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Notes to the Condensed Consolidated Financial Statements

R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

3. REVENUE AND SEGMENT INFORMATION 3. WakosBEEH
An analysis of the Group’s revenue for the period is as follows: BARSEE 2 WS THT ¢
Six months ended 30 June
BEANA=1+RHILAXEAR
2025 2024
—E-HEF —ET_F
RMB’000 RMB’000
AR¥FT AR Fr
(Unaudited) (Unaudited)
(REEER) (CREE&EZ)
Revenue Wzs
Sales of properties ek 527,497 1,389,244
Revenue from hotel operation, property management R B/E/EES - MEE RS L HA
service and other services PR 7S By W 2k 200,367 210,871
Revenue from contracts with customers KRERP &AM k= 727,864 1,600,115
Rental income el A 311,827 342,708
1,039,691 1,942,823
Timing of revenue recognition from contracts with SR 5 F A A, s B R
customers
At a point in time I B R B R RR 527,497 1,389,244
Over time BiE 2 By AR 200,367 210,871
727,864 1,600,115

In identifying its operating segments, the executive directors of the
Company, being the chief operating decision makers, generally follow
the Group’s service lines, which represent the main products and
services provided by the Group. The Group has identified the following
reportable segments under HKFRS 8 Operating Segments:

- Real estate development and sales: sales of properties

- Commercial property investment and operations: lease of
commercial properties, office premises, apartments and car parks

— Comprehensive services: hotel operation, property management
service and other service income

Each of these operating segments is managed separately as each of
these products and service lines requires different resources as well as
marketing approaches.
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Notes to the Condensed Consolidated Financial Statements
EHHES IR RM
For the six months ended 30 June 2025 B ZE —ZE - AFE A=+ HIL/N@EA

3. REVENUE AND SEGMENT INFORMATION 3. WamkosEER (&)
(Continued)

Segment revenue and results PENR R EE
The following is an analysis of the Group’s revenue and results by UTRERERZREERAZEFHHE O KT R E
operating and reportable segment: BRI DT
For the six months ended 30 June 2025 BE_FT_aFANA=1HILNEA
Commercial
Real estate property
development investmentand Comprehensive
and sales operations services Total
Eih ER R BEMERE
REE B e R et
RMB’000 RMB’000 RMB’000 RMB’000
AREFT ARMFT AR¥TFT AR¥TFT
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEEX) (REEER) (REEX) (REEEZR)
Revenue: W%
From external customers REINBES 527,497 311,827 200,367 1,039,691
Inter-segment revenue R lEll e - 12,508 63,754 76,262
Total segment revenue DU AR 527,497 324,335 264,121 1,115,953
Reportable segment profit T 2K 2 \ERF| 20,094 301,235 54,967 376,296
For the six months ended 30 June 2024 BE2_F_NENA=+HIENEA
Commercial
Real estate property
development investment Comprehensive
and sales and operations services Total
B Hb EE R B EEMERE
RIHE ERAR RE R et
RMB’000 RMB’000 RMB’000 RMB’000
AREFT AR FiT ARETFT AREFor
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REHEZ) (REHEZ) (REEHEZ) (REEEZ)
Revenue: Yz
From external customers DEEENS 1,389,244 342,708 210,871 1,942,823
Inter-segment revenue R lEl & - 13,001 68,005 81,006
Total segment revenue DA AA%E 1,389,244 355,709 278,876 2,023,829
Reportable segment profit A 2MDEAF] 24,474 334,946 78,312 437,732
Inter-segment sales are at mutually agreed terms. DR HE R IR E 2 RFETT
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Notes to the Condensed Consolidated Financial Statements

R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

3. REVENUE AND SEGMENT INFORMATION 3. WmkosBER(E)
(Continued)
Reconciliations of reportable segment revenue and profit or loss 2K EREREBERZHE
The Group does not allocate recognition of change in fair value changes AEBVERTELERRERHZERSRERE
on investment properties, other income, other gains and losses, net, R EMBREMEN AR EBEZE - EMlA -
impairment losses recognised on properties held for sale, depreciation of Eblas RES1BIFRE - A EYERRNRERSE
property, plant and equipment, finance costs and corporate expenses to M BERBETE BEKARATRAI 2#
individual reportable segment profit or loss for the purposes of resource BERPMEBLAIZRMOBECBEN  MREY
allocation and performance assessment by the chief operating decision FAMERSPEEENME(HEYHEREHRLE
makers while the investment properties are allocated to the segment okl

of “commercial property investment and operations” for presenting
segment assets.

The accounting policies adopted in preparing the reportable segment AT 2RO EERMIRAZ SETBRARER 2
information are the same as the Group’s accounting policies. FETBURAER ©

Six months ended 30 June
BZEASA=1tHILLAKEA

2025 2024
—E-FHEF —ZE_pUFE
RMB’000 RMB’000
AR FT AR TFr
(Unaudited) (Unaudited)
(REEERZ) (CREEZ)

Revenue 2

Reportable segment revenue ] 2R 5 Ak 1,115,953 2,023,829
Elimination of inter-segment revenue HiE o EMAKE (76,262) (81,006)
Consolidated revenue e WS 1,039,691 1,942,823
Profit or loss B

Reportable segment profit A 2FH D EAF 376,296 437,732
Fair value changes on investment properties BEMENA R EEE (1,070,050) (951,714)
Other income HAb A 18,521 35,326
Other gains and losses, net H ez & B 18 F 5 (105,108) (21,905)
Impairment losses recognised on properties held for sale Bt 13 & ¥ 2 tE 2 80 (B 5 18 (471,228) -
Depreciation of property, plant and equipment Y BEREZBITE (30,136) (30,540)
Finance costs b & PR AN (682,597) (833,526)
Corporate expenses NG (210,911) (235,859)
Consolidated loss before tax MRELRIAR & B (2,175,213) (1,600,486)
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REVENUE AND SEGMENT INFORMATION 3.

(Continued)

Segment assets

The following is an analysis of the Group’s assets by reportable and
operating segment, no liabilities are presented as the information is
not reportable to the chief operating decision makers in the resource

allocation and assessment of performance:

Notes to the Condensed Consolidated Financial Statements

5 BA A & B 7% 3R 3R B =

For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

TREE

AT RAEEIR A 25 %
BHRBARERDERFERAEANEREERKE
2REE AT E2FZFERH:

WERk o BER (&)

T AL K
DR

SDWMEEDN

At 30 June At 31 December
2025 2024
R-ZE-HF g vis =2
ANA=t+tA +=—A=+—H
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Unaudited)
(REHER) (REEEZ)
Reportable segment assets 2RI FEE
Real estate development and sales FEHERE RIHE 62,056,352 61,215,269
Commercial property investment and operations [EEIVES§- =4 38,066,648 39,131,259
Comprehensive services A RIS 197,079 361,943
Reportable segment assets AIZ2HRDEEE 100,320,079 100,708,471
Equity instruments at FVTOCI EBARBEFAEMEERRE ZBRA
TAH 607,554 524,303
Bank balances and cash RITHEBERS 54,881 166,407
Restricted bank deposits and pledged bank deposits 5% IR #ll $R 1717 5k M K 38R 1T 17 3¢ 256,938 705,415
Deferred tax assets RETIEE E 617,244 612,893
Interest in a joint venture and amount due from ajoint R —E& & QA Al MR LER—BE
venture EVNCIE 5] 507,230 507,230
Deposits paid, prepayments and other receivables EES - T 5RIE & E e U R IE 16,850 17,871
Amounts due from related parties FE U BRESE A 5K IE 96,325 95,780
Amounts due from non-controlling interests FE UL R 2 5K TE 10,006 10,006
Corporate assets NAEIEE 622,931 238,301
Consolidated total assets REBEE 103,110,038 103,586,677

For the purposes of segment performance and allocating resources
between segments, all assets are allocated to operating segments
other than equity instruments at FVTOCI, certain bank balances and
cash, certain restricted bank deposits and pledged bank deposits,
deferred tax assets, interest in a joint venture and amount due from a
joint venture, certain deposits paid, prepayments and other receivables,
amounts due from related parties, amounts due from non-controlling
interests and corporate assets.

Geographical Information

The Group’s operations are located in the Mainland China, Hong Kong,
the United States of America and the Kingdom of Cambodia. Revenue
from external customers is mainly generated from the Mainland China
for the six months ended 30 June 2025 and 2024.
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Notes to the Condensed Consolidated Financial Statements

R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

4. OTHER GAINS AND LOSSES, NET

4. HtWEREEFHE

Six months ended 30 June

BEAA=tHILAEA

2025 2024

—E-FHEF —EF

RMB’000 RMB’000

AR¥TFT ARETFT

(Unaudited) (Unaudited)

(REEER) (CREE&EZ)
Foreign exchange loss, net SNBE 5 185 58 (78,342) (23,871)
Loss on disposal of properties, plant and equipment LEWE - BEREHHER (26,940) =
Others HAl 174 1,966
(105,108) (21,905)

5. FINANCE COSTS

5. ®ERA

Six months ended 30 June
BZEARA=THLAEA

2025 2024
—E-REF —T_UF
RMB’000 RMB’000
AR¥FT ARETFT
(Unaudited) (Unaudited)
(REEER) (CREE&EZ)
Interest expense on bank and other borrowings RITREMEENF S 1,177,775 1,352,462
Interest expense on convertible bond AR ES R SR 10,170 11,806
Interest expense on domestic corporate bonds BERRAREFFERAY 42,117 41,532
Interest expense on lease liabilities HEaBENFERX 16,272 11,625
Interest expense on contract liabilities ARABENFERX 304,914 154,712
Less: Amount capitalised in investment properties B BAREREREMERERPHE
under development and properties under MEE Nz 88 (M)
development for sale (note) (563,737) (5683,899)
Interest of contract liabilities capitalised aRAaENEERL (304,914) (154,712)
682,597 833,526
Note: The finance costs have been capitalised at rates ranging from Biat - AR TIRF B R4.85%E6.62%(HE=Z

4.85% to 6.62% (six months ended 30 June 2024: 4.50% to
7.50%) per annum.

ZWHEANA=ZTHIEANMER : 450%%F7.50%)
= ZN A
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Notes to the Condensed Consolidated Financial Statements

5 BA A & B 7% 3R 3R B =

For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

6. LOSS BEFORE TAX 6. BRFAIEE

Six months ended 30 June

BEAA=tRHLAEA

2025 2024
—B-hHF —ZT[NF
RMB’000 RMB’000
AR¥FT ARETFT
(Unaudited) (Unaudited)
(REEER) (CREEEZ)

Loss before tax is arrived at after charging (crediting):  BR %1 Al B 18 T & 0Bk (5t A) -

Cost of properties held for sale recognised as expense #7245 X 15 & W 2 KA 507,403 1,364,770
Depreciation of property, plant and equipment Y - BE LBRETE 30,136 30,579
Less: Amount capitalised in investment properties B BEREEREMERBEREYF

under development and properties under EMEER LS
development for sale - (39)
30,136 30,540
Gross rental income from investment properties KEMEMSHSKRABE (311,827) (342,708)
Direct operating expenses incurred in respect of HRENEEHSRA ZREYZE
investment properties that generated rental income FEENEERLERS
during the period 10,592 7,762
(301,235) (334,946)
Expense relating to short-term leases HHAEMREER - 1,927
7. INCOME TAX (CREDIT) EXPENSE 7. FIBSB(ER)MAX
Six months ended 30 June
BZAXA=+HLAEA
2025 2024
—EBE-HE —E_UF
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Unaudited)
(RE&ERZ) (R &EZ)

PRC Enterprise Income Tax RE TSR 1,293 117,625

Mainland China Land Appreciation Tax R B A b £ b 1 (E 26,625 99,386

Deferred taxation EER IR (173,346) (207,078)

Total ek (145,428) 9,933
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Notes to the Condensed Consolidated Financial Statements

AR S MMk Bﬁ%

For the six months ended 30 June 2025 HE —Z —AF,NA=1+H I ~EA

8. DIVIDENDS 8. RE
No dividends were paid, declared or proposed during the interim period. FEERE Y IR ERFEZREMRE - XA F]
The directors of the Company have determined that no dividend will be BEEERESTERAT HHRERMEMRMABRE °
paid in respect of the current interim period.
9. LOSS PER SHARE 9. BREE
The calculation of the basic and diluted loss per share attributable to the ARRRREEERERNRESEBDERTE
owners of the Company is based on the following data: BAtHE
Six months ended 30 June
BEAA=1+RHILXEAR
2025 2024
—EB-FF —T-F
RMB’000 RMB’000
AR¥FT AR TFor
(Unaudited) (Unaudited)
(REEER) (CREEZ)
Loss [F]
Loss for the purpose of basic and diluted loss per share AR F & &A% & A I #5855 1B a9 E5 18 (1,837,931) (1,528,224)
Number of shares RHEE
Weighted average number of ordinary shares of the AR ESRERNRESEENAR
Company for the purpose of basic and diluted loss A AR hnfE 19
per share 5,882,214 5,097,704

The computation of diluted loss per share for the six months ended 30
June 2025 does not assume the conversion of outstanding convertible
preference shares (six months ended 30 June 2024: convertible bond
and convertible preference shares) of the Group as the conversion would
result in a decrease in loss per share. Moreover, the computation of
diluted loss per share does not assume the exercise of the Company’s
share options because the exercise price of those share options was
higher than the average market price for ordinary shares of the Company
during the six months ended 30 June 2025 and 2024.

10. MOVEMENTS IN INVESTMENT PROPERTIES
AND PROPERTY, PLANT AND EQUIPMENT

(a) Capital expenditure

During the current interim period, the Group incurred capital
expenditure of approximately RMB702,000 and RMB278,605,000
for property, plant and equipment and investment properties,
respectively (six months ended 30 June 2024: RMB544,000
and RMB270,648,000, respectively). The Group disposed
certain investment properties with aggregate carrying amount
of RMB22,329,000 (six months ended June 30 2024:
RMB1,279,400,000) for cash proceeds of RMB18,908,000 (six
months ended 30 June 2024: RMB775,113,000) during the six
months ended 30 June 2025.
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5 BA A & B 7% 3R 3R B =

For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

10. MOVEMENTS IN INVESTMENT PROPERTIES
AND PROPERTY, PLANT AND EQUIPMENT
(Continued)

(@)

(b)

Capital expenditure (Continued)

The loss on fair value change on investment properties
was approximately RMB1,070,050,000 (including a loss
on fair value change on investment property amounting to
approximately RMB3,421,000 (six months ended 30 June 2024:
RMB504,286,000) upon the sale of the investment property)
for the current interim period (six months ended 30 June 2024:
RMB951,714,000).

Valuation

For completed investment properties, the valuations have been
arrived at using income capitalisation approach and direct
comparison approach.

For income capitalisation approach, the market rentals of all
lettable units of the properties are assessed by reference to the
rentals achieved in the lettable units as well as other lettings of
similar properties in the neighbourhood. The capitalisation rate
adopted is made by reference to the yield rates observed by the
directors of the Company for the similar properties in the locality
and adjusted based on the directors’ knowledge of the factors
specific to the respective properties.

Direct comparison approach is arrived at by reference to
comparable market transactions and suppose that evidence of
relevant transactions in the market place can be extrapolated to
similar properties, subject to allowance for variable factors.

For investment properties under development that are measured
at fair value, the valuations have been arrived at residual approach
and direct comparison approach assuming that the investment
properties will be completed in accordance with the development
proposals and the relevant approvals for the proposals have been
obtained.

The key inputs in the residual approach include the market value
of the completed investment properties, which are estimated with
reference to sales evidence of similar properties in the nearest
locality, with adjustments made to account for differences in
locations and other factors specific to the respective properties
based on the directors’ judgement. Costs of development are
also taken into account including construction costs, finance
costs and professional fees, as well as developer’s profit
margin which reflects the remaining risks associated with the
development of the properties at the valuation date and the return
that the developer would require for bringing them to completion
status, which is determined by the directors based on its analyses
of recent land transactions and market value of similar completed
properties in the respective locations.

C)

(b)

10. 55%%»1&%% HBERRERE

m
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951,714,0007T) °
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R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

10. MOVEMENTS IN INVESTMENT PROPERTIES 10. BREYMEURYE BERREEH
AND PROPERTY, PLANT AND EQUIPMENT (&)
(Continued)
(b) Valuation (Continued) (b) fHEE)

Direct comparison approach is arrived at by reference to
comparable market transactions and suppose that evidence of
relevant transactions in the market place can be extrapolated to
similar properties, subject to allowance for variable factors.

In estimating the fair value of the investment properties, the
highest and best use of the investment properties is their current
use. The fair values of certain investment properties have been
adjusted to exclude prepaid or accrued operating lease income to
avoid double counting.

EEUEANSETEURT SRS HE
R ARIE T B R ERR 5 ROIH B L R
R BAEEE A EEE -

BrFEEMEN LA EER  KEMEZH
MAgEARSARERSE HETREVED
AR BEERMRIANREEEHERA
EHBE  NRREEAE -

11. EQUITY INSTRUMENTS AT FVTOCI 1. BAABEFARMEZEKS 2KRA
I

=

/

At 30 June At 31 December
2025 2024
R=ZB-RF R-ZT_NF
ANA=+H +=ZA=+—H

RMB’000 RMB’000
AR¥TFT ARETFT
(Unaudited) (Unaudited)
(REER) (CREE&EZ)
Investments in: RTIEEZEFEE
— Equity securities listed in the Mainland China (note () ~ — A B A, £
2 MRRERE = (BT at() 604,989 521,738
— Equity interests in certain unlisted companies (note (i) ~ —HAETIE LT A A
2 R HE (K 7)) 2,565 2,565
607,554 524,303
Notes: it -

(i): The above listed equity investment represents 0.4% equity (i) =
interests in an entity listed in the Mainland China.

(i):  The amount represents 10% unlisted equity interests in a bank in (if) =

the PRC and 1% equity interest in a fund management company
in the PRC. These investments are not held for trading, instead,
they are held for long-term strategic purposes. The directors of
the Company have elected to designate these investments in
equity instrument as FVTOCI as they believe that recognising
short-term fluctuations in these investments’ fair values in profit
or loss would not be consistent with the Group’s strategy of
holding the investment for long-term purposes and realising their
performance potential in the long run.
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Notes to the Condensed Consolidated Financial Statements

5 BA A & B 7% 3R 3R B =

For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

12. ACCOUNTS RECEIVABLE 12. EEUWRERFX
At 30 June At 31 December
2025 2024
R=-ZB-RF R-ZTZHE
AA=+HB +=-—A=+—H
RMB’000 RMB’000
ARBTFT ARBETFr
(Unaudited) (Audited)
(RBER) (fEZ)
Accounts receivable from: FEWER TR A -
— Contracts with customers —BE&HX 52,025 38,372
— Lease receivables —HERWEIE 40,654 35,490
Accounts receivable JEURR 3k 92,679 73,862
Less: Allowance for credit losses B EEEERE (5,596) (5,688)
87,083 68,174
Accounts receivable represent receivables arising from sales of FEWRRIESHEY X  HEMENESBARGE
properties, rental income from leasing properties and comprehensive fR#% (BIEHIEEERYEER) M EIRIE -
services (including hotel operation and property management).
The aging analysis of the Group’s accounts receivable, based on invoice AEERKEFHNRRZEAEEYENHS WA
dates for rental income from leasing properties and comprehensive RizERGEHZABURBEMEEEEE MR
services and the terms of relevant sales and purchases agreements for RAHBREEEBREEN AT

sales of properties, net of allowance of credit losses, is as follows:

At 30 June At 31 December
2025 2024
R-ZEBE-HF N POF
ANA=t+tA +=—A=+—H

RMB’000 RMB’000

AR FT AREFT

(Unaudited) (Audited)

(REEZR) (&%)

Within 1 month 1A AR 17,325 24,217
1 to 12 months 121218 A 49,665 33,501
13 to 24 months 132 241E A 20,093 10,456
87,083 68,174
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Notes to the Condensed Consolidated Financial Statements

R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

13. ACCOUNTS PAYABLE 13. EFERR
Based on invoice dates, the aging analysis of the Group’s accounts REERMERNREZEZERSTAT
payable is as follows:
At 30 June At 31 December
2025 2024
R=BZHF RITEZMEF
NA=+H +=ZA=+—H
RMB’000 RMB’000
AR FT AREFr
(Unaudited) (Audited)
(REER) (fE#E%)
Within 1 month 1@ AR 997,984 1,903,996
1 to 12 months 1£121@ A 2,585,973 1,872,320
13 to 24 months 13Z 2418 A 1,139,048 530,660
Over 24 months HBiB241E A 199,455 137,284
4,922,460 4,444 260
14. BORROWINGS 14. B €&
At 30 June At 31 December
2025 2024
R=ZZBZ-RF RZZTZMF
NA=+H +ZA=+—H
RMB’000 RMB’000
AR¥TFT ARETFT
(Unaudited) (Audited)
(REER) (fEZ)
Borrowings comprise: BERE
— Variable rate bank loans —FERITER 24,968,955 25,612,596
~ Fixed rate bank loans —EEFERITER 1,537,485 2,267,563
— Fixed rate other borrowings —BEEMEHMEE 4,551,794 4,581,218
31,058,234 32,461,377
Analysed as: DT
— Secured — B 29,634,190 30,893,130
— Unsecured —EEH 1,424,044 1,568,247
31,058,234 32,461,377
Borrowings are repayable within a period of: BEEARNA T HERERS :
— Within 1 year ——FR 314,595 289,223
— More than 1 year, but not exceeding 2 years — BB —FEIRRF 174,693 163,173
— More than 2 years, but not exceeding 5 years —EBAmMFERILRAF 655,780 665,340
— More than 5 years —RFLAE 916,878 999,615
2,061,946 2,117,351
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14. BORROWINGS (Continued)

For the six months ended 30 June 2025 &, & —

5 BA A & B 7% 3R 3R B =

T-_RFEXNA=+tHIEAREA
14. 15%("‘5.)

At 30 June At 31 December
2025 2024
R-B-FE RZZE_HF
ANA=tRA +=ZA=+—H
RMB’000 RMB’000
AR¥FT ARBETFr
(Unaudited) (Audited)
(REER) (fEZ)
Borrowings that contain a repayment on demand BERERKEREERZEBE GIARE
clause (shown under current liabilities) but AfE) AR TS EBEAERE :
repayable:
— Within 1 year ——&RK 1,217,690 983,915
— More than 1 year, but not exceeding 2 years —BR—FEIRME - 251,139
1,217,690 1,235,054
Borrowings that are repayable on demand due to HERERZANMERERKEEZE
breach of loan covenants (shown under current BEGIARBEE)
liabilities) 27,778,598 29,108,972
Total borrowings BEE 31,058,234 32,461,377
Less: Amount due within one year shown under B ORBBEEE TR —FARE KB
current liabilities (29,310,883) (30,633,249)
Amount due after one year R — & 1% 5 B 2 3B 1,747,351 1,828,128

As at 30 June 2025, the secured borrowings with aggregate amount of
RMB29,634,190,000 (31 December 2024: RMB30,893,130,000) are
secured by the various assets of the Group as disclosed in note 19,
the equity interests of subsidiaries of the Group and/or certain equity
instruments held by Mr. Wong, the ultimate controlling shareholder.

As at 30 June 2025, the unsecured borrowings with aggregate amount
of RMB1,424,044,000 (31 December 2024: RMB1,568,247,000) are
guaranteed by the Company and/or its subsidiaries, Mr. Wong, Ms. He
Yaxing, spouse of Mr. Wong, executive directors of the Company, Ms.
Huang Jingshu, Mr. Huang Hao Yuan and/or a non-controlling interest

of a subsidiary of the Group.

The effective interest rate ranged from 4.60% to 18% per annum for the
six months ended 30 June 2025 (six months ended 30 June 2024: from

4.85% to 18% per annum).

RZZE_RAFEANA=1+H BERBESESEAR
#29,634,190,000c (=T —WFE+=-_A=+—H :
A R #30,893,130,0007T) 1 MI E19F7 # & AN 55 @
ZEBEE - AEBEMBARZRER,SHREE
AR E R EATIFEE 25 TRAT AT -

RIE-AFENA=+H EXFESELESEAR

#1,424,044,000c (ZE-_WFE+-_A=+—H :

A R #1,568,247,0007T) H A A 7 &,k H i 8 A

Al mAE WmAAEBMRELZLE AABNT

§$,ﬂﬂ§%ﬁt BEREE R, E E—REK
AR Z IR *“*M‘*{%o

HE_Z-_AFA=1tHILNER  EEIEN
FTHF460%E18%(HE_ZT_MWFA=1+THIt
NEA : FF4.85%E18%) °
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R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA
15. DOMESTIC CORPORATE BONDS 15. BER A EES

At 30 June At 31 December
2025 2024
R=ZB=-RF KT _NF
ANA=+H +=ZA=+—H

RMB’000 RMB’000
AR¥FT ARETFT
(Unaudited) (Audited)
(REER) (f&EZ)
Analysed as: DT
— Current —mE 129,878 129,821
— Non-current —JEmE 845,632 845,265
975,510 975,086
16. SHARE CAPITAL 16. R4
At 30 June 2025 At 31 December 2024
R-B-HZEXA=1+H RZZZME+=RA=+—H
000 HK’000 RMB’000 ‘000 HK'000 RMB’000
Fi FET AREFR F& FET AREFT
Authorised share capital of the Company: AR BIAERA :
Ordinary shares of HK$0.01 each FREEO.0178 7o A & B Ak 30,000,000 30,000 240,000 30,000,000 30,000 240,000
Issued and fully paid share capital of the AR FEEITRARHKA :
Company:
Ordinary shares of HK$0.01 each FREEOB T L &R 6,057,493 60,575 54,836 5,597,704 55,978 46,702
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(a)

5 BA A & B 7% 3R 3R B =

For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

17. BOND/DEBT COMPONENT OF CONVERTIBLE
BOND

Bond/debt component of convertible bond

17.

&% HRRESEEHS

(@ @Ex TRREFEESHS

2025 2024

—E-REF —E_UF

RMB’000 RMB’000

AR¥FT ARBETFr

(Unaudited) (Audited)

(REER) (EZ)

Net carrying amount as at 1 January R—A—BREREFE 142,213 119,898
Interest expense FEFX 10,170 24,561
Interest paid BERTFLE - (4,264)
Exchange difference fE N =5 (621) 2,018

Net carrying amount as at 30 June 2025/31 December R —Z - FHEXA=+H~
2024 classified as current liabilities —ZE-NE+ZA=+—H%

HARDAEENERDFE 151,762 142,213

On 6 November 2016, the Company entered into a Convertible
Bonds Subscription Agreement (the “Agreement”) with an
independent third party, Chance Talent Management Limited (the
“CB Subscriber”). Pursuant to the Agreement, the CB Subscriber
agreed to acquire the Convertible Bond (the “2018 CB”) with
aggregate principal amount of US$100 million (equivalent to
RMB686 million) at interest rate of 5.5% per annum, payable by
the Company semi-annually in arrears from the issue date, with
initial conversion price of HK$2.76. The maturity date is on the
second anniversary of the issue date. The 2018 CB were issued
to the CB Subscriber on 18 November 2016.

The holder of the 2018 CB (the “Bondholder”) has the right to
convert the 2018 CB in whole or in part into shares at any time
on or after the issue date of the 2018 CB up to the respective
maturity date. 264,946,889 new shares will be issued upon full
conversion of the 2018 CB. An adjustment had been made to the
conversion price from HK$2.76 to HK$2.695 on 21 July 2017 as
a result of the dividends paid since the convertible bonds were
issued.

On 17 January 2018, the Company received a notice from the CB
Subscriber, requesting for the conversion of the 2018 CB in the
principal amount of US$10,000,000. Accordingly, the Company
has allotted and issued 28,794,063 conversion shares to the CB
Subscriber at the conversion price of HK$2.695 per conversion
share.

RZE—RF+—HARB ARAIE-—ZHILE
= J3Chance Talent Management Limited ([ 7] 3 % {&
FREBAD L —HOARKRESFRBE R ([ZH
&) c RIEZGE  IBRREFREARBREAR
cRBERIEET HERARKE86ET)  1REF
M ZE56%T B AT MIRES ([ZF—/\F Ak
BHEDWFHBRER276ETT) MEBEITHE
BREBFFREARLAIXZNM - BIE R AETHEE
FIRMAE c —T— \FAIMRESFR T —RF
T—RTN\BETTARRESREA °

—E-N\FUBRBREFZEEATEFFBEADE
BERZE—N\FRBREFFITHHERSZEE
HERIZIER B LR 2 ek p =T — N\ FE Rl
BEAEE AR - 264,946,889 F IR M BN ==
—N\Frl R EFERBEREB T - B RRE
FEHIMIMOREEIN T —tFtA=-+—
B XA ER2.76/8 L E2.695/8 T

R_FB—NF—A++tH ANRAREEBRKES
REBA 2B - B3R5 AE 510,000,000 7T 2 =
T N\FA B EFETRR Bt - ARREM
AR EH R ARSI AR D X (E2.6057%
T D 3% & %4 1728,794,0030% K. ¥ f& 1D ©

B2 (hE)WEREERAT
—E_RFRHBRE
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BLE S

For the six months ended 30 June 2025 &= —

17.

%ﬁﬁ%%%

BOND/DEBT COMPONENT OF CONVERTIBLE
BOND (Continued)

Adjustments had been made to the conversion price from HK$2.695
to HK$2.636 as a result of allotment of ordinary shares, allotment of
convertible preference shares and the dividends paid during the year
ended 31 December 2018.

Adjustments had been made to the conversion price from HK$2.636
to HK$2.574 as a result of the dividends paid during the year ended 31
December 2019.

On 3 October 2018, the CB Subscriber, the Company and Mr. Wong
entered into the Deed of Extension to extend the maturity date of the
2018 CB to 18 November 2020.

The 2018 CB will be redeemed on maturity at a value equal to the
amount equal to the aggregate of (a) the aggregate principal amount
of such outstanding 2018 CB; (b) any accrued but unpaid interest on
such outstanding 2018 CB on the redemption date (other than default
interest); and (c) (if the sum of the amounts referred to above (a) and (b)
fall short of making up an internal rate of return of 8% on the aggregate
principal amount of 2018 CB) such additional amount which would
make up an internal rate of 8% on the aggregate principal amount of
2018 CB.

On 18 November 2020, the CB Subscriber, the Company and Mr.
Wong entered into the 2020 Deed of Extension to further extend the
maturity date of the remaining outstanding 2018 CB to 18 May 2022
and amend certain terms of the 2018 CB (the “2018 CB Amendments”),
including amendments to maturity date, certain amendments regarding
the undertaking given by the Company to the CB Subscriber. Save for
the 2018 CB Amendments, all other terms and conditions of the 2018
CB shall remain in full force and effect.

Under the 2020 Deed of Extension, the parties thereto agreed to,
amongst others, the following principal amendments:

i) the maturity date of the 2018 CB will be changed from the date
falling on the fourth anniversary of the issue date to the date falling
on the sixty-sixth month from the issue date;

(ii) the undertaking given by the Company to the CB Subscriber
and the Bondholder that the shareholders’ equity of the
Company should not be less than RMB10,000,000,000 (or its
equivalent in any other currency) will be changed to not less than
RMB11,500,000,000 (or its equivalent in any other currency); and

(i) the undertaking given by the Company to the CB Subscriber and
the Bondholders that the ratio of the Company’s total assets to
shareholder’s equity is not more than 3.6:1 will be changed to
the ratio of the Company’s total debts (excluding contract liability
arising out of sale of properties) to the Company’s total assets is
not more than 75%.
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Notes to the Condensed Consolidated Financial Statements

17.

For the six months ended 30 June 2025 &, & —

17.

BOND/DEBT COMPONENT OF CONVERTIBLE
BOND (Continued)

The 2018 CB Amendments was effective on 18 November 2020.
Based on the conversion price according to 2018 CB Amendment and
assuming full conversion of the new Convertible Bonds (the “New 2018
CB”), an aggregate of 216,846,307 new shares will be allotted and issued
by the Company.

Adjustments had been made to the conversion price from HK$2.574
to HK$2.505 as a result of allotment of ordinary shares, allotment of
convertible preference shares and the dividends paid during the year
ended 31 December 2020.

On 18 May 2022, the CB Subscriber, the Company and Mr. Wong
entered into the 2022 Deed of Extension to further extend the maturity
date of the remaining outstanding New CB 2018 to 18 May 2023
and amended certain terms of the New 2018 CB (the “New 2018 CB
Amendments”). Save for the New 2018 CB Amendments, all other terms
and conditions of the New 2018 CB shall remain in full force and effect.
The New 2018 CB Amendments include but not limited to the following
terms: (i) the redemption of US$20,000,000 (equivalent to approximately
RMB130,895,000) of the outstanding principal amount of the New
2018 CB, together with the corresponding applicable internal rate of
return pursuant to the terms and conditions of the convertible bond
subscription agreement (the “CB Subscription Agreement”) in an amount
of US$3,116,216 (equivalent to approximately RMB20,914,000), by the
Company from the CB Subscriber being completed on or before 18
May 2022; (ii) the first instalment of the administrative fee pursuant to the
terms and conditions of the CB Subscription Agreement in an amount
of US$375,000 (equivalent to approximately RMB2,517,000) being paid
in full by the Company to the CB Subscriber on or before 18 May 2022
and (iii) the payment of the accrued interest on the New CB 2018 in an
amount of US$1,909,178 (equivalent to approximately RMB12,813,000)
by the Company to the CB Subscriber on or before 18 May 2022. The
amendments under the 2022 Deed of Extension become effective as
from 18 May 2022. Conditions above have been fulfilled during the year
ended 31 December 2022.

Under the 2022 Deed of Extension, the parties thereto agreed to,
amongst others, the following principal amendments:

(@) the payment arrangement of the administrative fee will be
changed from being payable annually in arrears from the second
anniversary of the issue date to the administrative fee on the
outstanding principal amount of the New 2018 CB held for the
relevant period being payable on 18 May 2022 and 18 November
2022; and
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For the six months ended 30 June 2025 &= —

17.

%ﬁﬁ%%%

BOND/DEBT COMPONENT OF CONVERTIBLE
BOND (Continued)

(b)  the maturity date of the New 2018 CB will be changed from the
date falling on the sixty-sixth month from the issue date to the
date falling on the seventy-eighth month from the issue date.

Further details of the terms and conditions of the 2018 CB, New
2018 CB and New 2018 CB Amendments were disclosed in the
announcements of the Company dated 6 November 2016, 8 November
2016, 18 November 2016, 3 October 2018, 18 November 2020 and 18
May 2022, respectively.

The New 2018 CB contains two components, debt component
and derivative component. The effective interest rate of the debt
component is 14.09% per annum as at 31 December 2022. The
derivative component is measured at fair value with changes in fair
value recognised in profit or loss. The fair value of conversion option is
HK$2,968,000 (equivalent to RMB2,651,000)) as at 31 December 2022,

On 11 May 2023, the Company entered into a Convertible Bonds
Subscription Agreement (the “CB 2025 Agreement”) with the CB
Subscriber. Pursuant to the CB 2025 Agreement, the CB Subscriber
agreed to acquire the Convertible Bond (the “CB 2025”) with aggregate
principal amount of US$20,000,000 (equivalent to RMB139,142,000) at
interest rate of 6% per annum, payable by the Company semi-annually
in arrears from the issue date, with initial conversion price of HK$2.00.
The maturity date is on the second anniversary of the issue date. The
CB 2025 were issued to the CB Subscriber, the same subscriber of
New CB 2018, on 18 May 2023.

During the year ended 31 December 2023, New CB 2018 with
principal amount of USD$50,000,000 (equivalent to approximately
RMB342,255,000) have been matured. According to the CB 2025
Agreement, the principal amount of US$20,000,000 (equivalent to
approximately RMB139,142,000) of CB 2025 would be settled by
repayment of New CB 2018 which constituted a non-cash transaction.
The remaining principal amount of New CB 2018 of USD$30,000,000
(equivalent to approximately RMB203,113,000) has been converted
into a new borrowing with the same subscriber which also constituted a
non-cash transaction.

The holder of the CB 2025 has the right to convert the CB 2025 in
whole or in part into ordinary shares of the Company at any time from
after the issuance date of the CB 2025 up to the respective maturity
date. 78,500,000 new ordinary shares of the Company will be issued
upon full conversion of the CB 2025.

Further details of the terms and conditions of the CB 2025 were
disclosed in the announcements of the Company dated 11 May 2023.
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For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

17. BOND/DEBT COMPONENT OF CONVERTIBLE
BOND (Continued)

(b) Derivative component of convertible bond

17.

&% TRRESELEHD (&)

(b) FRRESTEIABS

2025 2024

—EBE-RE —EUFE

RMB’000 RMB’000

AR¥FT ARBETFr

(Unaudited) (Audited

(REEER) (fEZ)

Net carrying amount as at 1 January R—A—BXEREFEE - 2,479
Net gain arising on changes in fair value ARBEEEZBMESN TR - (2,488)
Exchange difference ME 5 =R - 9

Carrying amount as at 30 June/31 December WNA=+RH/+=-A=+—H5%8¥A

classified as current liabilities mEaENEREE

Note: During the six months ended 30 June 2025, CB
2025 with principal amount and interest amount
of USD$21,200,000 (equivalent to approximately
RMB151,762,320) have been matured, and the fair value of
conversion option is zero at 30 June 2025 (31 December
2024: RMB145).

18. SHARE-BASED EMPLOYEE COMPENSATION

On 2 June 2016, the Company adopted a share option scheme (the
“Scheme”) at the annual general meeting of the Company held on 2
June 2016.

On 28 June 2016, the Company granted share options under the
Scheme to certain participants which will enable the grantees to
subscribe for a total of 285,800,000 ordinary shares of HK$0.01 each in
the share capital of the Company.

18.

Biat - REBE_E_RAF~A=+HIENEA -
N4 % N F B4 % A21,200,0005 7T (17
ERHOARE151,762,3207T) | = F
—hEABRRESFCDEE  SiniEg
DABER-ZE_AFAA=1tHAZ
(Z2EZmWFE+=—A=1+—H: AR®
1457T) ©

BURR 43 32 44 9 1 & % T

RZZB—REXAZH RARARRZZE—RFRA
ZHRBTZARRBRRBEFEAE LRAB RS
(IZ&t8)) -

REZZE—AREANAZTN\R  ARRREZTER
HET2EERLBRE FERBEALHRERAR
& AN A & ££285,800,0008% & X EI{E0.0178 Ty 8
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R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

18. SHARE-BASED EMPLOYEE COMPENSATION 18. KRB FHESFHM (&)

(Continued)
Details of the share options granted by the Company pursuant to the RRARBBZTERENERERR =S _RF
Scheme and the share options outstanding as at 30 June 2025 and 31 R=E+BREZZ_ME+ZA=+T—HRHRITED
December 2024 were as follows: BREFIROT :
Exercised Forfeited
Balanceat  Transfer during Granted during during the during the Balance at  Exercise price
Date of grant Exercisable period 1 January 2025 the period the period period period 30 June 2025 per share HKS
(Note (i)
WZB=1% RZB-1E
—-R-Af AB=TAN
REEE  OREE &s RERER  REARE  REAGE  REARK g SREEER
(Hitty)
Directors Note f)) 28/06/2016  28/06/2016 to 27/06/2026 6,600,000 - - - (900,000) 5,700,000 1.846
B2 (W) 28/06/2016.27/06/2026
Directors (Note fj) 28/06/2016  28/06/2017 to 27/06/2026 6,600,000 - - - (900,000) 5,700,000 1.846
52 () 28/06/2017%27/06/2026
Directors (Note i) 28/06/2016  28/06/2018 to 27/06/2026 8,800,000 - - - (1,200,000) 7,600,000 1.846
B2 (i) 28/06/201827/06/2026
Employees and others (Note () and i) 28/06/2016  28/06/2016 to 27/06/2026 63,750,000 - - - - 63,750,000 1.846
BEREL MW 2R ) 28/06/2016.27/06/2026
Employees and others (Note fjland i)~ 28/06/2016  28/06/2017 to 27/06/2026 61,110,000 - - - - 61,110,000 1.846
BEREM (Hnkhy) 28/06/2017%27/06/2026
Employees and others Note fijand/fiy) ~ 28/06/2016  28/06/2018 to 27/06/2026 81,480,000 - - - - 81,480,000 1.846
BEREMHZEN) 28/06/2018%27/06/2026
228,340,000 - - - (3,000,000 225,340,000
Exercisable at the end of the period
BRI 228,340,000 225,340,000
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R AR & B 5 AR Y =

For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

18. SHARE-BASED EMPLOYEE COMPENSATION 18. UM ESEHM (&

(Continued)
Forfeited
Balanceat  Transferduring  Granted during  Exercised during during the Balanceat  Exercise price
Date of grant  Exercisable period 1 January 2024 the year the year the year period  30June 2024 per share HKS
RIZ-ME RIBZME
—A—A# ~AZTA Bk
REAE  AFHE &5 RERER  REARL  REROE  RERRK MEs  AREET
Directors Motz ) 28062016 28/06/20161027/062026 10,500,000 - - - (390000 6600000 1846
52 () 28/06/2016%27/06/2026
Directors (Nota fj) 28/06/2016  28/06/2017 to 27/06/2026 10,500,000 - - - (3,900,000) 6,600,000 1846
ES (W) 28/06/2017%27/06/2026
Directors (ot /i) 28/06/2016  28/06/2018 o 27/06/2026 14,000,000 - - - (5,200,000) 8,800,000 1.846
2 (i) 28/06/2018%27/06/2026
Employees and others (\ote () and fiy) 28/06/2016  28/06/2016 to 27/06/2026 64,650,000 - - - - 64,650,000 1.846
BEREM Hitnkiy) 28/06/2016%27/06/2026
Employees and others Note fjand fiy) ~ 28/06/2016  28/06/2017 to 27/06/2026 62,010,000 - - - - 62010000 1846
RS REM (Hnk ) 28/06/2017227/06/2026
Employees and others (Nota (i) and (i) 28/06/2016  28/06/2018 o 27/06/2026 82,680,000 - - - - 82,680,000 1.846
RERE M2 Y) 28/06/2018%27/06/2026
244,340,000 = = = (13,000,000 231,340,000
Exercisable at the end of the period
BRAFE 244,340,000 231,340,000
Notes: HtaF -
():  The option was vested immediately on the date of grant. (i): BREAELBHEESS -
(i):  The options granted are subject to the vesting period from the (i): FIBREMNBREZSERLAHPRE=Z—tF
date of grant up to 27 June 2017. NAZTERIEZEBHARR -
(i):  The options granted are subject to the vesting period from the (i) : FIREMEREXGRLBBEE_T—\F
date of grant up to 27 June 2018. NAZTHERIEZEBHABAR -
(iv):  Others include grantees who were eligible participants other than (iv): EteEREZTEBRESRESUNINEBEE
directors and employees pursuant to the Scheme. BBBEERERA °
(v):  The options were forfeited due to the resignation of an (v): BREE-EZBIFNTESHEMELIK -
independent non-executive director.
During the six months ended 30 June 2025 and 2024, no ordinary share HE_T-_RFER-Z_MEA=THIEAEAR -
options were exercised. L EE R T
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R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

19. PLEDGE OF ASSETS 19. EEEKH
The following assets were pledged to secure certain banking and other AEBRBEHREEBPUATEE  tEARTASE
facilities granted to the Group at the end of the reporting period: B E TRIT R E AR E A HELR
At 30 June At 31 December
2025 2024
R=ZF-RHF RITEZMEF
AA=+H T+TZA=1+—H
RMB’000 RMB’000
AR¥FT AR TFor
(Unaudited) (Audited)
(REEER) (fE#E%)
Properties under development for sale BERPSEME 4,353,194 4,330,409
Properties held for sale FEME 1,108,093 1,178,283
Equity instruments at FVTOCI BARBEFAEMEERREZ
fE AR T A 604,989 521,738
Investment properties "EME 15,602,654 15,901,447
Pledged bank deposits EIRIRITER 290,479 592,846
Property, plant and equipment Wz - WERZE 557,248 753,694
Dividend receivables on equity instrument at FVTOCI £ A #2 BE T A E b 2 E U a8 2 IR
(shown under other receivables) TAZEWARE (B A EKIE) 84,390 71,846
22,601,047 23,350,263
The Group’s equity interests in certain subsidiaries, which hold certain AEEEEENE THEAR (XBE EXA#E 2
pledged properties under development for sale included above, ETEHBERPEGEEMSE) 2RE EAETA
have been pledged to secure certain banking facilities granted to the SEETROMEZER RZZE_RFA
Group. As at 30 June 2025, except for assets pledged above, the =tH KREAEBZEEN  BRFEELSE
secured borrowings with aggregate amount of RMB4,551,794,000 AR #4551,794,000c (ZE=—WF+=-A=+—
(31 December 2024: RMB4,581,218,000) are secured by the equity H: AR®4,581,218,0007T) HASBWBE AR 2
interests of subsidiaries of the Group. A% e VEHC AR o
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5 BA A & B 7% 3R 3R B =

For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

20. FINANCIAL GUARANTEE CONTRACTS AND

COMMITMENTS

As at 30 June 2025, the Group had financial guarantee contracts relating
to guarantees in respect of mortgage facilities for certain purchasers
amounting to approximately RMB6,893,981,000 (31 December 2024:
RMB7,007,382,000).

Pursuant to the terms of the guarantees, if there is default on the
mortgage payments by these purchasers, the Group is responsible
to repay the outstanding mortgage loans together with any accrued
interest and penalty owed by the defaulted purchasers to the banks.

The Group’s guarantee period commences from the dates of grant
of the relevant mortgage loans and ends upon the earlier of the buyer
obtaining the individual property ownership certificate or the full
settlement of mortgage loan by the buyer.

The directors of the Company consider that it is not probable for the
Group to sustain a loss under these mortgage guarantees as during the
periods under guarantees, the Group can take over the ownerships of
the related properties and sell the properties under default to recover
any amounts paid by the Group to the banks. The Group has not
recognised these guarantees as their fair value at initial recognition is
considered to be insignificant by the directors of the Company. The
directors of the Company also consider that the fair market value of
the underlying properties is able to cover the outstanding mortgage
loans guaranteed by the Group in the event that the purchasers default
payments to the banks for their mortgage loans.

As at the end of the current interim period, the Group has capital and
other commitments amounting to RMB11,650,923 (31 December 2024:
RMB9,152,360) contracted but not provided for in relation to investment
properties under development, properties under development for sale
and compensation for demolition.

0. MBERENRERE

R-ZE-_HFEFANA=1TH AEERETERN
REREREERNVBERGONNAARE
6,893,981,000c (ZZ-—MF+=_A=+—H : A
R #7,007,382,0007T) °

RIBERGT - WREETBRIZIBMNR - AIARE
BABEEENARENNZBERERZNEDR
NERTTHEM M E REE

AEENERABABRZBERRHOBHE  BE
BEXBBEAFEMAREXERTBEEEZER
KUARFEERE)FRL -

ARAEERB/AKERERPBRAKAERZF
BREERMEXER MAKBEENNER T
BEEAMMENMERLFZHE KRB AREE
FIRITXMNNEMNESE - ARARBEEREZE
BREVNGEREN AL BERTEE  RAEHE
WERRZSER ARBEENAR  HEHE
RIEBRITIRIBE - HENENR AR TER AR
BARKEMAERNAREERIBEN

RARHEEER  AEERABEERREDE - %
BHREFEMERFBERERERS DT NERBEED
BN K E b A HE A R #11,650,9237C (ZE M FE
+=A=1+—8: AR¥09,152,3607T) °
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R AR & B I 3R 2R B &

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

21. RELATED PARTY DISCLOSURES

(a) Balances with related parties

The Group had the following balances with related parties:

21. EBAEE

(a)

BARE T 2 AEBR
ANEEHEBEM D 2 AT

At 30 June At 31 December
2025 2024
R-B-HF e icfe
AA=+tA +-A=+-AH

RMB’000 RMB’000
AR¥FT AR TFT
(Unaudited) (Audited)
(REER) (f&HE%)
Included in deposits paid, prepayments and FTABEIRE B FUEREAM
other receivables: JFE U RRIE
— Amounts due from related parties (note (i) — JiE Wk BRSO FR 3R (B A7) 96,325 96,378
— Amounts due from non-controlling — & WS FE 1R AR AR 2 RRIE (A a2 (i)
interests (note (i) 10,006 10,006
Included in accruals, deposits received and AR ER - BWIES REM
other payables: FEATRRIE
— Amounts due to related parties (note (i) — FE A~ BB 5 SR 3B (B 52i)) 6,663,180 7,036,235
— Amounts due to non-controlling — PE A FE ¥R AR AR 2 RRIE (A 22 (i)
interests (note (i) 2,143 2,176

Notes:

(i): Mr. Wong has beneficial interests with these related parties
and these balances are non-trade nature, unsecured,
interest-free and repayable on demand.

(i):  As at 30 June 2025, amounts due from non-controlling
interests amounting to RMB10,006,000 (31 December
2024: RMB10,006,000) is secured by equity interests held
by the non-controlling party, interest bearing at 6.37%
(81 December 2024: 6.37%) per annum and repayable on
demand. The remaining balances of amounts due from (to)
non-controlling interests are unsecured, interest-free and
repayable on demand.

(b) Key management personnel compensation

The remuneration of directors who are the Group’s key
management personnel during the current interim period
amounting to RMB2,136,000 (six months ended 30 June 2024:
RMB2,807,000).
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(b)

Kt -

() =EEBRZEEBIEEERER M
RERBRBHERHEE  BER 28
RARBRER -

i): R=ZTEZRAFA~NA=+8 BUkEZE
B% # %5 5 18 A A R #10,006,0007T (=
T_NME+-_A=+—H: ARK
10,006,0007T) * #&% K H A FEER 75 75
B2 BREERE  REFNEREI37TH(=ZF
“ZHHE+ZA=+—H :6.37T%)iTE &
AR BERIEE - U (F) SEE IR 25 3K
BZHR T EHAERE 2ENRARE

FTEEE ASEHH
AEBETEEEAR (BNES) RAH HERHE

B3 B 5 A R 62,136,000 (BIE —Z — 1Y
FRA=ZTHIENEAR : AR¥2,807,0007T) °
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5 BA A & B 7% 3R 3R B =

For the six months ended 30 June 2025 HiZ —Z - AF XA =1+ HIL/EA

FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS

This note provides information about how the Group determines fair
values of various financial assets and financial liabilities.

Fair value measurements and valuation processes

In estimating the fair value of an asset or a liability, the Group uses
market-observable data to the extent it is available. For instruments
with significant unobservable inputs under Level 3, the Group engages
independent qualified professional valuers to perform the valuation and
works closely with the valuers to establish the appropriate valuation
techniques and inputs to the model, or the directors of the Company
performed the valuation with reference to the valuation techniques and
inputs used by the valuers as at 31 December 2024.

Some of the Group’s financial assets and financial liabilities are
measured at fair value at the end of each reporting period. The
following table gives information about how the fair values of these
financial assets and financial liabilities are determined (in particular, the
valuation technique(s) and inputs used), as well as the level of the fair
value hierarchy into which the fair value measurements are categorised
(Level 1 to 3) based on the degree to which the inputs to the fair value
measurements is observable.

o Level 1 fair value measurements are those derived from quoted
prices (unadjusted) in active market for identical assets or
liabilities;

o Level 2 fair value measurements are those derived from inputs

other than quoted prices included within Level 1 that are
observable for the asset or liability, either directly (i.e. as prices) or
indirectly (i.e. derived from prices); and

o Level 3 fair value measurements are those derived from valuation
techniques that include inputs for the asset or liability that are not
based on observable market data (unobservable inputs).

22,

ETMIAENQIAEETE

AMEREAMASENTET 2 B RAERS
WAL A BEOEH -

ARBEFERMGERRE

EEFRBEEERRBENAAREER  AEEER
SHEENERM S EREE - HNE=RE
TEREANAUEBEEGABBENT A  AEEE
FEUSEREXGEMETRE  LRAEBEME
Al BURLER 2 BERMN KRR 2 8 A
B HARAER2EBEMN T _NFE+ A
=+ BAERNGERMN A ABBETHEE -

AEERHPECHEEHSHBBREREHRER
AEENE - TRESEHNAUEECZSSMEE
keMBEAABENER (CERMEANGE
B R@ABIR)  UWEBREBEAABEFEZHA
BEZIERBEAABEFEMRFAZAAEE
ER(E—Z=H) -

. E-RARBEAEBEHEREEREENE
B 52 ME CREHE) FH

. E-RARBEABANE Rt AZRE
BASNAT B (BNE1R) s (BIEREL) 8
REEXABEMSREABBRSE &

. FZRARBEAESBRALEREAER
MZHE (TABREABER) BECEER
BEBABRZGERMAEH

B2 (hE)WEREERAT
—E_RFRHBRE
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For the six months ended 30 June 2025 &= —
22. FAIR VALUE MEASUREMENT OF FINANCIAL

INSTRUMENTS (Continued)

Fair value of the Group’s financial assets and financial liabilities

that are measured at fair value on a recurring basis

Fair value as at

RUATRHHNAAEE

22 eWMIANAAEBETE (E)

BREMEEUNABEAENFIEEEREER

TRAENQAEE

At30June At 31 December Fair value
Financial assets/financial liabilities 2025 2024 hierarchy Valuation technique(s) and key input(s) Significant unobservable input(s)
RZBZEF RIZZRFE AR
SHEE/SRaR RAZTR TZR=T-H BESER HERGRIERDAHE FETABERALE
RMB'000 RMB000
AREFR AEEFL

Equity instruments at FVTOCI -equity 604,989 521,738 Level 1 Quoted bid price in an active market N/A
securities listed in the Mainland
China
BRABEFALMEANS 2 £—& RNEETSEABRE TR
RATA R EIR £k
P

Equity instruments at FVTOCI - 2,565 2,565 Level 3 Market approach by applying market multiples The ratio of market capital to net book value from
equity interests in certain unlisted such as the ratio of market capital to net comparable companies is determined by the mean
companies book value from comparable companies and of comparable companies as at the valuation date

adjusted by discount for lack of marketabilty. (Note (i)

BRARBEFAEMRZENGEZ E=8& s EPRAAELBRAR AR  AENRARTHEABHREFEL LR
BRATA-RNETHEEHAAM (B AEHREFELR) YRRz  AENRAARGERRz THEER (W)
g mmnm e TR o

Discount for lack of marketability taking into account
the directors’ estimate on the length of time and
effort required by the management to dispose of
the equity interest which is determined as 15% to
20% (Note (j)

B RESFHEREHEREMT 2B R R
M2 BNELZEE  BZTERBIE iR
BT B15%E20%H )

Derivative component of convertible - - Level3 Binomial option pricing model. The fair value is Volatility of the share prices determined by reference
bond estimated based on the risk free interest rate, to the historical share prices of the

discount rate, share price, volatility of the share ~ Company (Note (ij).
prices of the Company, expected dividend
yield and exercise price.
HRREFTELASH E=8 “EABREER AR BENRERRT E2EZARNAELREEETHRERE Hi)) o
B BRE . RE ARARERE B
REERTREETMH -
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Notes to the Condensed Consolidated Financial Statements
EHHES IR RM
For the six months ended 30 June 2025 B ZE —ZE - AFE A=+ HIL/N@EA

22. FAIR VALUE MEASUREMENT OF FINANCIAL 22, eWMITANAAEESE ()
INSTRUMENTS (Continued)

Fair value of the Group’s financial assets and financial liabilities REEMHEENRAAEBEFENFTEESREER

that are measured at fair value on a recurring basis (Continued) SHMEENAAEE (B

Notes: Biat -

():  The higher the ratio of market capital to net book value from () FAIBELERAFRZMSEEAEHRTIFELER
comparable companies, the higher the fair value of the equity = RATENARBEANAS  RZTFA -
instrument, and vice versa. The higher of the discount for lack of BREmERBEZTRDS  RATIEMNAR
marketability, the lower the fair value of the equity instrument, and BERAE  RZIFA -
vice versa.

(i):  The higher the volatility of the share price of the Company, the (ii) = $ AIREREDRS  AIBRREFITEIAS
higher the fair value of the derivative component of convertible APHARBEIIES  RZMTA - BRETHRR
bond, and vice versa. For the volatility of the share price of the BHETETATD AR BEAEMFEANER
Company used in the fair value measurement for derivative AIRERIE - BFLEMFE17(0) ©

component of convertible bond, please refer to note 17(b).

No sensitivity is presented as the directors of the Company considered HARARREERABEREEASIE 2 SMESHET
that the slight change in relevant inputs would not have a significant EHANBEELAETATLE  WHEZIIHRE -
impact to the fair values.
There is no transfer between different levels of the fair value hierarchy RRERRS RN - AR BESRSRZEMESER -
during both reporting periods
Reconciliation of Level 3 fair value measurements FERALEBHEGTEHEH K
Equity
instruments at
FVTOCI
BRAARBETA
Hit 2wk
ZBRATE
RMB’000
AR FT
At 1 January 2024 R-ZZTZE—HF—H 29,661
Fair value gain recognised in other comprehensive income R HE fth 2 E WS FE R A 72 EE WS 26,654
Disposal of an equity instrument HERATA (53,750)
At 31 December 2024 and 30 June 2025 RZBEZWNFE+_A=1T—BR=ZZT_HF
~NA=+H 2,565
Details of reconciliation of Level 3 fair value measurement of the AIMBRESPTET AR, FE=R AL BETENE
derivative component of convertible bond are set out in note 17(b). BRFFIBE R E17(0)
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Notes to the Condensed Consolidated Financial Statements

BLE LR

For the six months ended 30 June 2025 & Z —Z - A& XA =1+HIE/NEA

22. FAIR VALUE MEASUREMENT OF FINANCIAL 22 eWMIANAAEBETE (E)
INSTRUMENTS (Continued)
Fair value of financial assets and financial liabilities that are not WHRKEMEENAABETENEREERS
measured at fair value on a recurring basis BREENAAEE
Except for domestic corporate bonds, the directors of the Company BRIBRNRARIESIIN RAREERA  EEHELEE
consider that the carrying amounts of other financial assets and financial MIEMEANIRBHRAARZEthEREER SR
liabilities recorded at amortised cost in the condensed consolidated BEZEABEEEAREBEES -
financial statements approximate to their fair values.
The fair value of such financial assets and financial liabilities are EHcHEERSRBENA R BEDENRKRE
determined based on discounted cash flow analysis, with the most EREBENONMETE AP HEZNHAZRR AR
significant inputs being the discount rate that reflects the credit risk of SEFEERRMALIRE -
counterparties.
The fair value of the domestic corporate bonds with carrying amount BRMEE A AR%975,510,000t (Z T —WF+ =
of RMB975,510,000 (31 December 2024: RMB975,086,000) as at 30 A=+—H8 : AR%0975,086,0007T) HE KN Q&) E
June 2025 is RMB956,901,000 (31 December 2024: RMB956,901,000) AR _ZE_AFANAZTHNAABEAARE
with reference to the quoted market price on the Shenzhen Stock 956,901,000 (ZZE=ZMFE+=ZA=+—H: AR
Exchange at the end of the reporting period (the last trading day prior to #056,901,0007T) W2 ERBEHR (RZF=A
30 June 2025). FRNA=THAZHERZH) RINBHFZHH

3% MW ME °
23. EVENT AFTER REPORTING PERIOD 23. {EHEWEE

1) A winding-up petition (the “Petition”) dated 4 February 2025
was filed by a lender at the High Court against the Company, in
connection with certain financial obligations guaranteed by the
Company in the principal amount of approximately US$210,000
plus accrued interest. On 4 August 2025, the High Court has
further adjourned the hearing for the Petition to 3 November
2025. Further update will be made by the Company as and when
appropriate in accordance with the Listing Rules.

2) The Group has been negotiating with its banks on extending
the banking facilities and repayment and on any other feasible
solutions to improve the liquidity position of the Group. The
Company has received positive feedback from certain banks to
extend maturity date of the banking facilities.

3) The Company has also been actively negotiating with other
creditors for debt restructuring. As of the date of this report, the
Company has entered into support letters with certain creditors in
respect of the Company’s attempt to advance the restructuring
and more creditors are actively considering signing up to a
support agreement. The Company will continue to engage in
constructive communications with the creditors.
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1) EBEFAR-_Z-_AF-ANHRSF AR
HEARANERERE ([ZE2H])  FEA
N RFTER AN & 58 4210,0003 TT i R fE 5T F
BRETHHER RN_ZT_RF/\AWA -
BEERERZEFNRME—SLEHEZ
Z_AF+—A=0 - ARABREEEE
BRI ET AR — 2B H -

2) AKE-ETERBITEE R MERHIA
BT E M R 1T AR R Ty SRR IR THE T TRERS -
UHERERZRBESMR - RRBEE
EBETRTHERRTREINHBA(EHZIE
] (= &

3)  ARFI—EEBEAREEAMERE AL
ERER - BERAREEH  ARAFRERE
ERHESARE TERA LR M
EZERAEEREEBREXFHHE - AR
Al AR A ETTIERIEEA -
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