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MANAGEMENT DISCUSSION AND ANALYSIS
INDUSTRY AND MARKET OVERVIEW

Looking back at 2024, China’s real estate market remained generally
at a low level, as indicated by weak performance industry data. With
the continued easing of policies, sales gradually rebounded. Despite
the destocking cycle of general inventory for residential sales showed
a downward turning point, the inventory remained at a high level and
inventory reduction continued to be a key focus for the industry in the
short term. Under the prioritised objective of “stabilising the property
market”, promoting stabilisation and recovery of the domestic real estate
market is likely to remain the primary direction of policy optimisation
with continued implementation of favourable policies to be expected.
Nonetheless, people’s income expectations and confidence have not
yet fully recovered. In the first half of 2025, China’s economy continued
to develop steadily amid the complicated and uncertain domestic
and international environment. In the first quarter of 2025, GDP grew
by 5.4% year-on-year, demonstrating the resilience and vitality of
economic recovery. Consequently, the market is generally optimistic
that the decline in sales area in the industry in 2025 will ease, and that
policies to support real estate industry financing will also continue to be
implemented. While the real estate market had been operating at a low
level for an extended period of time, the frequent implementation of loose
policies could only boost market demand for short periods of time. Due
to the current economic pressures and stagnant income expectations,
buyers in Mainland China continued to adopt a wait-and-see approach
with reluctance to increase leverage. Therefore, the time required for the
market to stabilise will be significantly extended.

Currently, financial pressure remains one of the biggest challenges facing
the Company and its subsidiaries (collectively the “Group”). The economic
downturn and previous regulatory measures have tightened financing
channels and increased financing costs, and lack of market confidence
has increased sales pressure and difficulties in capital turnover. Given
the above unfavourable factors, the Group has no choice but to adopt a
more prudent approach to capital management and strictly control every
expenditure to ensure and maintain the safety and stability of its financial
position.

Meanwhile, addressing debt issues has become a top priority for the
Group. In the current environment of financial constraints, debt issues have
become more prominent, necessitating effective measures for proper
resolution. To this end, the Group has been actively communicating with
its lending banks and creditors to seek feasible solutions and make every
effort to expedite debt repayment or refinancing, thereby minimising the
overall financial risks and ensuring the Group’s normal operation.

20255 I HRSR & 5

BB RES T
TERTEHE

CE-—ZE-NF  FEEMETISEENER
87T - ITEBERKRRER  BRBRFER
BT - SHERERELDE  BREEERETE
{LBERIR T RIS - TBIDARREM - &
HMEEAETKRESITENES - R [IBEE
MIMREEET - REB AR ET S LR
EiEsk R AR RBERELNES R  FIFHEE
BHEREN EERKABBHMELEEAR
EREWRE - —_T-RAFL¥F > FEKEL
EHZEBNRINIPIREREE T IEPF R
B —T-RFE—FE ZGDPR LI
£5.4%  BRIF TEOBEEHNEERF N -
I TS REBAA S _REITENNE
HRERIEGTRE - BEFHETERE TH
MBEERINEHERN - A RREMHBEEL
T REBENRAMET  BREBRASEHL R
ER ISR BEIRIR TSR 3K 1B1E B RIS EIRIE
AE - WATBHEHAMENEST » AHER
BB BELE - IEREEETY  mHtER
HiRF AR R -

HRARFIREMB AR (5B AEE DM
5 B2BENNREXBAMHEKRHNRAE 2
— o AREE TTMBERRRZENZE
MERTREEBRE BEXALA T
BEOTRIIEREEENEN - RESFAER
o BERULAZOINEE - EEAKE
TRTEMEEHERES  BITAEE %
R UBHEREGEEESHLEENRE
"o

RE - REHHERS T ARBNEFZ
E- AESBRNAREBERT EFHE
FINZREE - WEREE REHE TR IAZ E /R
R o B AEBERERBR - REFIRITME
RANBEREE  THSHATHERTER -
BOHEEHEEXBREN SN - UFEER
BOMBER - BMIREAEENIESLE

BENEHEEERAE



In addition, ensuring the timely delivery of existing land development
projects is another crucial task for the Group. Given the financial
constraints, timely delivery has become one of the core tasks of the
Group. Project company teams have implemented a series of measures,
including strengthening project management and improving the teams’
execution capabilities, to ensure the timely delivery of projects, thereby
maintaining the consistent trust of customers and the reputation of the
Group.

Looking back on the first half of 2025, the Group firmly capitalised on the
trends in real estate market regulations, made timely adjustments to its
strategies and actively made sales. It expanded its financing channels
to maintain a healthy financial position. project management efficiency
and construction quality were improved to ensure that projects were
completed on time and to the required standards. At the same time
it continued to increase investment on the strategy of “guaranteeing
funds, delivery and operation” to ensure the stable business growth and
sustainable development of the Group.

Business Review

Property development and investment

In the first half of 2025, market conditions and investor sentiment in the
PRC real estate industry showed no significant improvement. Many real
estate enterprises in China continued to face severe challenges in sales,
delivery, investment and debt repayment. The number of suspended
development projects and delayed delivery has been increasing. Liquidity
pressures and declining sales rates resulted in a sharp decline in sales
performance for numerous real estate enterprises. In addition, financing
channels remained tight, and the problem of debt default has not been
substantially resolved.

Currently, the Group has a total of five property development projects in
PRC cities, including Shenzhen, Changsha, Shantou and Yunfu. Such
development projects comprise commercial complexes, boutique high-
class residences, hotels, business apartments, villas, garden houses
and other multi-format and segmented products. As the market remains
in a bottom-out phase and market sentiment is cautious, the industry
continues to face downward pressure, making it challenging for the
Group to meet its expected sales targets for the first half of 2025.
Overall, destocking pressure remains high, and property development
performance is significantly worse than that in the same period last year.

To address liquidity challenges, the Group prudently managed its capital
flows, strengthened capital monitoring, optimised fund allocations and
reasonably formulated its investment and financing plans. In the first half
of 2025, the Group continued to actively engage in debt management,
secured support from financial institutions, and restored its capital
structure, with the aim of lowering the cost of debt to alleviate repayment
pressure.
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In conclusion, in the complex and ever-changing market environment
in the first half of 2025, the Group demonstrated strong resilience and
resolutely resisted the challenge of capital flow. By making delivery
assurance as the core of its operational strategy, the Group has
unswervingly assumed its main responsibility, and promoted the steady
progress of project construction in all respects, ensuring seamless
coordination at every stage to ensure the timely delivery of projects
with high quality. The residential properties of Phase IV of the Shantou
Chaoyang Project were completed in March 2025, with the sales
permits for Block Nos. 9 to 11 issued in May 2025. The commercial and
apartment buildings of Phase lll were completed in January 2025, with
the sales permits for the apartments issued simultaneously in January
2025. Commercial interior decoration is largely completed, with the latest
plan aiming for an official opening by September 2025. In addition, the
Changsha Project, Shantou Financial Center and Yunfu Yuelan Mountain
Project are seizing opportunities amid adversity, by exploring market
demand and actively expanding customer resources to achieve efficient
disposal of existing inventories.

Prospects

The Group anticipates that the national policies targeting the real estate
industry in 2025 will continue to prioritise inventory reduction and market
stabilisation, with demand policies, fiscal policies, and monetary policies
expected to work in tandem. With the supportive policies such as further
optimising purchase restrictions in first-tier cities, accelerating urban
village renovations, increasing support for land acquisition through special
bonds, and lowering interest rates, together with the release of demand,
the decline in real estate sales areas is expected to narrow further in
2025, stabilising at a level in the bottom. On the supply side, property
developers’ interest in land acquisition remains subdued. While there are
intense biddings among developers for a few high-quality land parcels in
some core first- and second-tier cities, resulting in high premiums, most
cities are seeing transactions at the base price. Regional performances
are mixed. Given the weak recovery in sales and limited capital for
property developers, the overall land market is expected to remain
depressed, even though intense competition for high-quality land parcels
continues in the short term.

On the other hand, in order to address the liquidity issues, the Group
continues to exercise strict liquidity control and implement cost saving
measures. These include seeking financing extensions and asset-based
debt settlements, accelerating sales and cash recovery, streamlining
corporate structure as well as reducing non-core operations and
administrative expenses. The Group has been maintaining proactive
communication with lending banks and creditors, aiming to establish
a sustainable long-term capital structure, effectively resolve liquidity
issues, and stabilise the Group’s operations, while properly balancing the
interests of all stakeholders.
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We continue to maintain a prudent and positive approach for 2025,
particularly regarding the real estate industry in China. The Group needs
to carefully assess the impact of various factors in the future and prepare
for appropriate responses. With the continuous improvement of China’s
economy and the frequent implementation of government policies to
stabilise the industry, the Group is confident that we can effectively
solve various problems, overcome difficulties, maintain resilience
and be better prepared for future opportunities and challenges. The
Company’s management will continue to maintain a cautious attitude,
actively responding to market changes, identifying opportunities and
transforming challenges into opportunities, enabling us to move forward
with confidence and stability.

REVIEW OF RESULTS AND OPERATIONS

The Group’s revenue was primarily generated from the business
segments of property development and property investment. During
the six months ended 30 June 2025 (the “Period”), the Group achieved
approximately HK$57,377,000 in revenue, representing a significant drop
of approximately 87.4% from that of approximately HK$455,016,000
during the corresponding period of the last year. The significant drop
in revenue was mainly due to the prolonged downturn in the PRC real
estate market.

Due to the unprecedented challenges faced by the national real estate
market in the Period, the gross loss of the Group was approximately
HK$7,169,000, as compared to the gross loss of approximately
HK$114,777,000 during the corresponding period of the last year,
representing a drop of approximately 93.8%. The gross loss margin was
approximately 12.5% in the Period comparing with the gross loss margin
of approximately 25.2% during the corresponding period of the last year.
The gross loss was mainly attributable to the written-down in the carrying
amount of inventories to the net realisable value under the segment of
property development and property investment.

During the Period, the Group’s selling and distribution expenses
amounted to approximately HK$2,233,000 (six months ended 30
June 2024: approximately HK$4,288,000), representing a decrease of
approximately 47.9%. Meanwhile, administrative expenses decreased
by approximately 87.7% when compared with the corresponding period
of the last year which amounted to approximately HK$3,420,000 (six
months ended 30 June 2024: approximately HK$27,750,000).

The investment properties portfolio of the Group comprised residential
and commercial properties located in Shenzhen and Changsha, as well
as certain properties under construction in Shantou. As at 30 June 2025,
a fair value loss of investment properties amounting to approximately
HK$56,413,000 was recognised (six months ended 30 June 2024:
approximately HK$196,779,000).
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As at 30 June 2025, included in prepayments and other deposits of
approximately HK$950,697,000 (31 December 2024: approximately
HK$1,003,116,000) represented an amount paid for the Property
under the Permit as mentioned under the Note 16 of the Condensed
Consolidated Interim Financial Statements. During the Period, the
Company appointed an independent valuer for carrying out the
valuation of the Property as at 30 June 2025 where an impairment loss
of approximately HK$65,392,000 was recognised as the result of the
relating impairment assessment as made by the management of the
Company.

Finance costs represented mainly interest expenses and other borrowing
costs in relation to bank and other borrowings. During the Period, finance
costs amounted to approximately HK$137,024,000 (six months ended
30 June 2024: approximately HK$115,246,000), the increase was mainly
attributable to lesser capitalisation of interest expense for the remaining
property development projects and the repayment of external borrowings.

Income tax expense for the Period was approximately HK$962,000 as
compared with the corresponding period of the last year of income tax
credit which was approximately HK$31,844,000.

Given the foregoing factors, the Group recorded a net loss of
approximately HK$241,770,000 for the Period, as compared with the
net loss of approximately HK$1,569,918,000 for the six months ended
30 June 2024. The net loss was mainly attributable to the written-
down of inventories, resulting gross loss amounting to approximately
HK$7,169,000 which was approximately HK$107,608,000 less than
the corresponding period last year, the fair value loss on investment
properties of the Group for approximately HK$56,413,000 and also the
impairment loss on the prepayment for redevelopment project made
towards to the demolition works of a land redevelopment project for
approximately HK$65,392,000 as specifically recognized during the
Period.

LIQUIDITY AND FINANCIAL RESOURCES

As at 30 June 2025, the Group had bank and cash balances of
approximately HK$13,870,000 (31 December 2024: approximately
HK$3,266,000), while the pledged and restricted bank deposits
amounted to approximately HK$15,284,000 (31 December 2024:
approximately HK$24,275,000).

Total borrowings of the Group amounted to approximately
HK$3,834,374,000 as at 30 June 2025 (31 December 2024:
approximately HK$3,665,783,000), of which equivalents of approximately
HK$96,147,000 and approximately HK$3,738,227,000 were
denominated in Hong Kong dollars and Renminbi respectively.
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Total borrowings included bank and other borrowings of
approximately HK$3,740,864,000 (31 December 2024: approximately
HK$3,510,894,000), and corporate bond of approximately
HK$93,510,000 (31 December 2024: approximately HK$93,510,000),
and nil notes payable (31 December 2024: approximately
HK$61,379,000). All of the borrowings bore fixed interest rates and
exposed the Group to fair value interest rate risk.

As at 30 June 2025, the Group had a net current liability of approximately
HK$744,418,000, as compared with an amount of approximately
HK$530,926,000 as at 31 December 2024. As at 30 June 2025, the
gearing ratio of the Group was approximately -11.3 (31 December 2024:
approximately -38.0), which was calculated on the basis of the total
borrowings less bank and cash balances and pledged and restricted
bank deposits divided by total equity as at the respective reporting date.

CAPITAL EXPENDITURE

The total spending on the acquisition of property, plant and equipment
and investment properties amounted to approximately HK$8,687,000
for the Period (six months ended 30 June 2024: approximately
HK$4,631,000).

CHARGE OF ASSETS

As at 30 June 2025, the carrying amount of property, plant and
equipment, inventories and investment properties amounted to
approximately HK$3,887,000 (31 December 2024: approximately
HK$3,919,000), approximately HK$2,658,335,000 (31 December 2024:
approximately HK$2,591,839,000) and approximately HK$106,580,000
(31 December 2024: approximately HK$105,112,000) respectively were
pledged as security for the Group’s bank loans and other borrowings
granted in relation to the Group’s property development and property
investment business.

As at 30 June 2025, the carrying amount of investment properties and
properties held for sale amounting to approximately HK$23,336,000
(31 December 2024: approximately HK$23,015,000) and approximately
HK$28,664,000 (31 December 2024: approximately HK$28,269,000)
respectively were pledged as security for bank borrowings in favour of a
former subsidiary which had been overdue.

The Group’s pledged and restricted bank deposits amounting to
approximately HK$15,284,000 (31 December 2024: approximately
HK$24,275,000) were pledged to banks to secure a bank loan granted
to an independent third party, the notes payable granted to the Group
and the guarantee deposits for construction of pre-sale properties.
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LITIGATION UPDATE

As disclosed in the announcements of the Company dated 17 March
2023 and 13 June 2023, the Company received a petition (the “Petition”)
filed by a creditor bank in Shenzhen (the “Shenzhen Creditor”) on the
principal ground that Shenzhen Jitong Industrial Company Limited* (/%
EREEAMR AT (“Shenzhen Jitong”), an indirect non-wholly owned
subsidiary of the Company, had defaulted on its obligations due to its
failure to make timely repayment and other loan covenant under a loan
facility granted by the Shenzhen Creditor to Shenzhen Jitong with an
outstanding principal amount of RMB1,197,000,000 (the “Shenzhen
Jitong Facility”) and the Company, as a guarantor of the Shenzhen
Jitong Facility, was demanded by the Shenzhen Creditor to perform
its guaranteed obligations under the Shenzhen Jitong Facility and the
relevant guarantee contract. Shenzhen Jitong had made application on
11 July 2024 to appeal the judgement of the first hearing dated 28 March
2024 (the “Appeal”). The Appeal was subsequently dismissed and an
order was made by the Guangdong Provincial Higher People’s Court
(the “PRC Court”) on 21 November 2024, approving the dismissal of the
Appeal. The Shenzhen Creditor then made an application for executing
the enforcement order on 28 February 2025. The Company has engaged
a PRC legal adviser to advise on, among other things, (i) the procedural
aspects and timeframe related to the possible enforcement by the
Shenzhen Creditor in the latest judgment handed down by the Appeal
Court; and (i) the impact of the judgment against the other members of
the Group, in the event that the Shenzhen Creditor actually proceeds to
enforce the judgement against Shenzhen Jitong. As at the date of this
report, the Group has not yet received any further response from either
the Shenzhen Creditor or the PRC Court.

Hunan Melian Property Limited* (4 # 35 Bt & % & R 22 7)) (“Hunan
Melian”), an indirect non-wholly owned subsidiary of the Company, had
defaulted on its obligations due to its failure to make timely repayment
under a loan facility granted by a creditor bank in Jieyang of Guangdong
Province (the “Jieyang Creditor”) with an outstanding principal amount
of RMB58,900,000 (the “Hunan Melian Facility”) for which the Jieyang
Creditor petitioned to the Guangdong Jieyang Rongcheng District Court
claiming for the overdue loan principal and interest, and also the related
penalty interest under the Hunan Melian Facility. Hunan Melian had
made application to appeal the judgement of the first hearing dated 13
September 2024 as well as the judgement of the first appeal hearing
dated 15 November 2024 which was however dismissed by the PRC
court on 28 November 2024. The PRC court subsequently issued an
enforcement order on 8 July 2025, seizing and freezing the mortgaged
properties and bank accounts of Hunan Meilian. As at the date of this
report, the management of Hunan Meilian is actively negotiating a
disposal plan with the Jieyang Creditor, and the latter is unlikely to take
further action in the short term.
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As disclosed in the annual report of the Company for the year ended 31
December 2024, certain investment properties were pledged as security
for a bank borrowing granted to a former subsidiary which had been
overdue. The creditor bank has sued Hunan Melian for being jointly liable
to the overdue loan principal amounting to RMB43,500,000 together with
the accrued interest and related penalty interest. The first hearing was
held on 8 August 2024 and Hunan Melian had appealed the judgement of
such first hearing dated 21 October 2024 subsequently. On 10 February
2025, the court issued a second-instance judgment upholding the
original judgment. The court subsequently issued an enforcement order
on 8 July 2025, seizing and freezing the mortgaged properties and bank
accounts of Hunan Meilian. As at the date of this report, the management
of Hunan Meilian is actively negotiating a disposal plan with the creditor
bank, and the latter is unlikely to take further action in the short term.

In addition to the above, the Group is subject to other litigations which
are mainly related to overdue borrowings and outstanding construction
payables. The Directors considered that the respective overdue
borrowings and outstanding construction payables were provided
adequately as at 30 June 2025.

EMPLOYEE AND REMUNERATION POLICIES

The Group had 53 full time employees as at 30 June 2025 (31 December
2024: 46) in Hong Kong and the PRC. The Group reviews remuneration
and benefits of its employees annually according to the relevant market
practice and individual performance of the employees. Save for the social
insurance in the PRC and the mandatory provident fund scheme in Hong
Kong, the Group has not set aside or accrued any significant funds to
provide for retirement or similar benefits for its employees.

FOREIGN EXCHANGE AND CURRENCY RISKS

Most of the Group’s revenue and expenses were generated in the PRC
and were denominated in Renminbi. During the Period, the Group
had not hedged its foreign exchange risk because the exposure was
considered insignificant. Our management will continue to monitor the
foreign exchange exposure and will consider hedging the foreign currency
exposure when it is necessary.

CONTINGENT LIABILITIES

As at 30 June 2025, the Group had no material contingent liabilities (31
December 2024: Nil).
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COMMITMENTS

As at 30 June 2025, the Group’s commitment was approximately
HK$788,550,000 (31 December 2024: approximately HK$822,182,000)
in respect of contracted but not provided for capital expenditures on
properties under development, investment properties under construction
and the acquisition of property, plant and equipment.

CORPORATE GOVERNANCE AND OTHER
INFORMATION

Corporate Governance

The Company emphasizes on corporate governance and is committed
to maintaining high standard of corporate governance which is being
reviewed and strengthened from time to time.

Compliance with Corporate Governance Code

The board (the “Board”) of directors (the “Directors”) and the management
of the Company are of the opinion that, during the Period, the Company
has applied the principles and properly complied with the applicable
code provisions in the Corporate Governance Code (the “CG Code”) set
out in Appendix C1 of the Rules Governing the Listing of Securities on
The Stock Exchange of Hong Kong Limited (the “Stock Exchange”) (the
“Listing Rules”) and there has been no deviation from the code provisions
set out in the CG code for the six months ended 30 June 2025.

Risk Management and Internal Control

The Board has overall responsibilities for maintaining sound and effective
internal control system of the Group. The Board has delegated to the
management the implementation of such systems of internal controls
as well as the annual review of the relevant financial, operational and
compliance controls and risk management procedures. The Board
considers the adequacy of resources, staff qualifications and experience,
training programmes and budget of the Company’s accounting and
financial reporting function. Details of the Group’s risk management
system and procedures were set out in the Corporate Governance
Report of the Annual Report for the year ended 31 December 2024 (the
“2024 Annual Report”) published on 30 April 2025 under the paragraph
headed “Risk Management and Internal Control”.

Model Code for Securities Transactions by Directors
of Listed Issuers

The Company has adopted a code of conduct for securities transactions
and dealing (the “Code of Conduct”) by Directors on terms no less
exacting than the required standard of the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model Code”) as
set out in Appendix C3 of the Listing Rules. Having made specific
enquiry of all Directors, they confirmed that they had complied with the
required standards set out in the Model Code and the Code of Conduct
throughout the Period.
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Change of Directors’ Information

Subsequent to publication of the 2024 Annual Report, there is no change
of Directors’ information, which are required to be disclosed pursuant to
Rule 13.51B(1) of the Listing Rules.

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

During the Period, neither the Company nor any of its subsidiaries
purchased, sold or redeemed any of the Company’s listed securities.

Audit Committee

The Company has established the Audit Committee with written terms
of reference in compliance with the Listing Rules. The primary duties of
the Audit Committee are to review and supervise the financial reporting
process, risk management and internal control system of the Group, and
to review the Company’s annual report and interim report and to provide
advice and comments thereon to the Board. The Audit Committee
comprises of all the three independent non-executive Directors, currently
Mr. Shi Fazhen (Chairman), Ms. Tan Xinyan and Mr. Huang Shubo.

Review of Financial Information

The Audit Committee has reviewed and approved the Group’s unaudited
condensed consolidated financial statements for the six months ended
30 June 2025.

Directors’ and Chief Executive’s Interests and Short
Positions in Ordinary Shares of the Company (the
“Shares”), Underlying Shares and Debentures of the
Company

As at 30 June 2025, the interests and short positions of the Directors
and chief executive of the Company in the Shares, underlying Shares and
debentures of the Company or any of its associated corporation (within
the meaning of Part XV of the Securities and Futures Ordinance (“SFO”))
which were required (a) to be notified to the Company and the Stock
Exchange pursuant to Divisions 7 and 8 of Part XV of the SFO (including
interests or short positions which they were taken or deemed to have
under such provisions of the SFO); or (b) to be recorded in the register
required to be kept under section 352 of the SFO; or (c) to be notified to
the Company and the Stock Exchange pursuant to the Model Code as
set out in Appendix C3 of the Listing Rules, were as follows:
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Interests and short positions in Shares and underlying Shares
and Debentures of the Company

Interests and short positions in Shares and underlying Shares

RAEXTRG REBRRO R ESPHER
158791
R R AR REAR 17 A 6 ikt R JK

Approximate

Capacity/ Number of Shares percentage of
Name of Director Nature of Interest held/interested in Shares in issue
EEpE B REntE BE BEERZ HEBRTRAZ
RBEE BMOBF DL
(Note 1)
(BIzE1)
Mr. John Edward Hunt (“Mr. Hunt”) Interest of a 29,737,837 (L) 27.23%
controlled corporation (Note 2)
John Edward Hunt 4£4 ([Hunt %64 1) NG (FgzE2)
Abbreviation: ” (L)” stands for long position BE L] ZXTRFE
Notes: =
(1) As at 30 June 2025, the total issued share capital of the Company was (1) RZZEZRAFAA=1TH  AARDETR

109,202,495 Shares.

2) As at 30 June 2025, 29,737,837 Shares were held by Da Ming Prime
Limited, which was beneficially wholly-owned by Mr. Hunt. By virtue of the
provisions of Part XV of the SFO, Mr. Hunt was deemed to be interested in
all the Shares held by Da Ming Prime Limited.

Save as disclosed above, as at 30 June 2025, none of the Directors
nor the chief executives of the Company or their respective associates
had or was deemed to have any interests or short positions in any
Shares, underlying Shares and debentures of the Company or any of its
associated corporation (within the meaning of Part XV of the SFO) which
were required (a) to be notified to the Company and the Stock Exchange
pursuant to Divisions 7 and 8 of Part XV of the SFO (including interests
or short positions which they were taken or deemed to have under such
provisions of the SFO), or (b) to be recorded in the register required to
be kept by the Company pursuant to section 352 of the SFO, or to be
notified to the Company and the Stock Exchange pursuant to the Model
Code.
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Interests and Short Positions in the Shares and Underlying
Shares of the Substantial Shareholders

As at 30 June 2025, so far as is known to the Directors, the following
persons or entities, not being a Director or the chief executive of the
Company, had an interest or short position in the Shares or underlying
Shares which would fall to be disclosed to the Company under the
provisions of Divisions 2 and 3 of Part XV of the SFO and were recorded
in the register kept by the Company under section 336 of the SFO:

FERRRBRGORABERGPHER R
=}

RIZBE-RFRNA=ZTH  BREEMH - UT
ATRERE (WIEARFESTHIEBITHRAL)
PBRD BB AR 15 R A IR IR 5 R HR S &4
FEXVEE 2 & 3D EBRESZBAR AR AR &
AR AR RIRIR B 5 R HA & 1611 58 336 1&FT
GEMERMAmERSIOAR

Long positions in the Shares and underlying Shares RO RAEREROPNEFE
Approximate
Capacity/ Number of Shares/ percentage of
Name of Shareholders Nature of Interest underlying Shares held Shares in issue
BENREG, HEBITRG
BRRME BB B REEME HERGEE ZBHABED
(Note 1)
(FHEE1)
Da Ming Prime Limited Beneficial Owner 29,737,837 (L) 27.23%
(Note 2)
BB A
(PF7E2)
Mr. Wang Jian Interest of a controlled 20,807,954 (L) 19.05%
FEAE corporation
(Note 3)
ARk (FIEE3)
Massive Thriving Limited Beneficial Owner 18,507,300 (L) 16.95%
(“Massive Thriving”) (Note 3) (Note 3)
Emia A (fEE3) (PMH5E3)
Interest of a controlled 2,300,654 (L) 2.10%
corporation (Note 3)
(Note 3) (FFZES)
NaElE (FIEE3)
Yunnan Provincial Energy Corporate Interest 6,004,653 (L) 5.50%
Group Investment Co., Ltd. (Note 4) (Note 4)
(“Yunnan”) AR (M5 4) (M4t 4)
THARKREEBERAR ([Eael)
Yunnan Energy Investment Beneficial Owner 6,004,653 (L) 5.50%
(HK) Co. Limited (Note 4) (Note 4)
BEAERBIFIREBR AR BEmmA A (M 4) (f7E4)
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Notes:

(1) As at 30 June 2025, the total issued share capital of the Company was
109,202,495 Shares.

) As at 30 June 2025, 29,737,837 Shares were held by Da Ming Prime
Limited, which was beneficially wholly-owned by Mr. Hunt. By virtue of the
provisions of Part XV of the SFO, Mr. Hunt was deemed to be interested in
all the Shares held by Da Ming Prime Limited.

3) As at 30 June 2025, Shenzhen Changfeng Industrial Company Limited*
(RIIEZEEEBR A7), a direct wholly-owned subsidiary of Massive
Thriving, beneficially owned 2,300,654 Shares. Whilst Massive Thriving, a
company wholly-owned by Mr. Wang Jian, beneficially owned 18,507,300
Shares. Accordingly. Mr. Wang Jian was deemed to be interested in
20,807,954 Shares by virtue of the provisions of Part XV of the SFO.

(4) As at 30 June 2025, Yunnan Energy Investment (HK) Co. Limited, a direct
wholly owned subsidiary of Yunnan, beneficially owned 6,004,653 Shares.
Accordingly, Yunnan was deemed to be interested in 6,004,653 Shares,
representing approximately 5.50% of the total issued share capital of the
Company.

Save as disclosed above, as at 30 June 2025, the Company has not
been notified by any person (other than Directors or the chief executives
of the Company) who had interests or short positions in the Shares or
underlying Shares which would fall to be disclosed to the Company under
the provisions of Divisions 2 and 3 of Part XV of the SFO, or which were
recorded in the register kept by the Company under Section 336 of the
SFO.

Share Option Scheme

On 26 March 2014, the Company adopted a share option scheme which
has been already expired on 25 March 2024.and no new option scheme
has been proposed since then.

Save as disclosed above, at no time during the Period was the Company,
any of its holding companies, subsidiaries or fellow subsidiaries a party to
any arrangements to enable the Directors or the chief executives of the
Company or any of their respective spouses or children under 18 years
of age to acquire benefits by means of the acquisition of shares in, or
debentures of, the Company or any other body corporate.
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Interim Dividend

The Directors do not recommend payment of any interim dividend for the
six months ended 30 June 2025 (six months ended 30 June 2024: Nil).

By order of the Board

Glory Sun Land Group Limited
Fong Ching Kong

for Chairman

Hong Kong, 29 August 2025

* For identification purpose only
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CONDENSED CONSOLIDATED STATEMENT
OF PROFIT OR LOSS AND OTHER

COMPREHENSIVE INCOME

FOR THE SIX MONTHS ENDED 30 JUNE 2025

BRFE R REMEEH

2=

BFE - aFNA=1HI A

Six months ended 30 June
BZX<A=1+HIEARAEA

2025 2024
—E_REF —E N4
Notes HK$’000 HK$’000
P aE FET FET
(unaudited) (unaudited)
(REBER) (RigEZ)
Revenue X 6 57,377 455,016
Cost of sales SHER A (64,546) (569,793)
Gross loss EiB (7,169) (114,777)
Selling expenses SHERMY (2,233) (4,288)
Administrative expenses TER X (3,420) (27,750)
Gain on disposal of subsidiaries HEMB AR - 49,656
Fair value loss on investment properties & & W H A FEE B (56,413) (196,779)
Impairment loss on prepayment for BEEB EMRIERERE
redevelopment project (65,392) (1,174,710)
Reversal of impairment/(impairment SRR AKEERERR
losses) on financial and contract assets ~ CHI{EEE) - JF58
et 1,255 (14,571)
Other income, gains or (losses) — net EmA - Wzssk (B518)
B 7 29,588 (3,297)
Loss from operations REEE (103,784) (1,486,516)
Finance costs BB 8 (137,024) (115,246)
Loss before income tax MRETEBBIATE R (240,808) (1,601,762)
Income tax (expense)/credit Frsfs () % 9 (962) 31,844
Loss for the period AHEEEE 10 (241,770) (1,569,918)
Other comprehensive income, BRE#EM2ENKE
net of tax
Item that will not be reclassified to THEHFHBEEREH
profit or loss: HE :
Fair value changes of equity instruments AT EBEBHME MG
at fair value through other PIER (MR AT EEBEMEE
comprehensive income (“FVTOCI”) WEs5IAR 1) 2 IR
TEMATFEES (105) (160)
(105) (160)
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CONDENSED CONSOLIDATED STATEMENT
OF PROFIT OR LOSS AND OTHER
COMPREHENSIVE INCOME (continued)

FOR THE SIX MONTHS ENDED 30 JUNE 2025

BE - aFNA=1HI A

Six months ended 30 June
BZEX<A=1+HIEAAEA

2025 2024
—E_RE —TEoEF
Notes HK$’000 HK$’'000
B 5T FET FAT
(unaudited) (unaudited)
(REER) (RiCFEZ)
Items that may be reclassified HEGEHF 7 HZEHHER -
subsequently to profit or loss:
Exchange differences on translating BREINETSHIME K Z 5
foreign operations 1,702 (16,300)
Exchange differences reclassified to profit HEHE AR EHHLE
or loss on disposal of a subsidiaries HEGHER =5 - 13,128
1,702 (3,172)
Other comprehensive income for the ZAEIREHNBRIHEE M2 E K
period, net of tax 1,597 (3,332)
Total comprehensive income for the  ANEIR2EURZEEE
period (240,173) (1,573,250)
Loss for the period attributable to: FELZAREA R &1 -
Owners of the Company ZIN/NCIEZ SN (167,387) (1,214,647)
Non-controlling interests JEFE I MERE TR (74,383) (355,271)
(241,770) (1,569,918)
Total comprehensive income for the  FE{LAHIRI 2 EUREEEE :
period attributable to:
Owners of the Company RAREBA (170,048) (1,207,857)
Non-controlling interests FEIE S MR (70,125) (365,393)
(240,173) (1,573,250)
Loss per share attributable to owners Z& 2 T#H A BG A B ERE
of the Company during the period B
Basic and diluted loss per share BIRER M EEIE
(HK cents) (7BL) 12 (153.28) (1,112.29)
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CONDENSED CONSOLIDATED STATEMENT

OF FINANCIAL POSITION

RS MR &

AS AT 30 JUNE 2025 R-IEBE-_AFNA=1+H
30 June 31 December
2025 2024
—E-RE —EUE
~NA=+H +-A=+—H
Notes HK$’000 HK$'000
B F#ET FH&TT
(unaudited) (audited)
(REER) (EZ)
Non-current assets FIREBEE
Property, plant and equipment VI - B MR 13 11,776 15,818
Investment properties REME 14 697,396 736,216
Financial asset at FVTOCI BAVEEBEMEEEE
R ©RYVEE 97 202
709,269 752,236
Current assets REEE
Inventories FE 15 4,188,900 4,109,554
Contract assets BHEE 19,802 19,399
Trade and other receivables B 5N E WA 16 2,167,345 2,196,216
Financial asset at fair value through profit & A FEFE BB HIER ([HRAF
or loss (“FVTPL”) BFEBAERIE] 2emEE 17 124,146 109,548
Current tax assets BIEAFR A& 2= 32,771 32,347
Pledged and restricted bank deposits B R ZREIRITFR 15,284 24,275
Bank and cash balances SRIT IR & 458 13,870 3,266
6,562,118 6,494,605
Current liabilities REBEE
Borrowings (EE 18 3,535,932 3,362,304
Trade and other payables B 5 R EARE IR 19 2,750,607 2,629,010
Contract liabilities BHBE 963,483 967,915
Financial guarantee BITSHEIR 20 3,307 13,047
Lease liabilities HEBE - 297
Current tax liabilities BNEATRIE & & 53,207 52,958
7,306,536 7,025,531
Net current liabilities REBEEREE (744,418) (630,926)
Total assets less current liabilities EEAERRBER (35,149) 221,310
20255 HAR & 21 BN EMEEERAT



CONDENSED CONSOLIDATED STATEMENT

OF FINANCIAL POSITION (continued)

EHRGEMBERRER @

AS AT 30 JUNE 2025 R-FE-AFNA=+H
30 June 31 December
2025 2024
—E-HF —TmE
~NA=+H +=ZA=+—H
Notes HK$’000 HK$’000
{hFsa FET FAT
(unaudited) (audited)
(REEER) (feE%)
Non-current liabilities ERBARE
Borrowings B 18 208,442 303,479
Lease liabilities HEAE - 11,271
Deferred tax liabilities RIETIEAE 2,346 2,324
300,788 317,074
NET LIABILITIES S EFE (335,937) (95,764)
Capital and reserves BEARREE
Share capital (N 21 5,460 5,460
Reserves @ (480,655) (310,607)
Equity attributable to owners of the KRB AR
Company (475,195) (305,147)
Non-controlling interests FEIEHI M R R 139,258 209,383
CAPITAL DEFICIENCIES BARE 4 (335,937) (95,764)

Glory Sun Land Group Limited
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CONDENSED CONSOLIDATED STATEMENT

OF CHANGES IN EQUITY
FOR THE SIX MONTHS 30 JUNE 2025

EREE RSB R

BE —FE_nFENA=THIUNEA

Attributable to equity holders of the Company

KNAREREAES
Share Non-
Share Share  redemption  Statutory Other Shareholder's  Translation FVTOCI  Accumulated controlling Total
capital premium reserve reserve reserve  contribution reserve reserve losses Total interests equity
Bs  BAEE  BOME  iERE  RMRE  RRRE  ENRE ROVEER iR &t RSk RosE
i Eh2ENE 55
RS
HK$ 000 HKS 000 HKS 000 HKS000 HKS'000 HKS'000 HKS000 HKS'000 HKS'000 HK$ 000 HKS 000 HKS 000
T T T T T 1A TER 1A TER T T T
For the six months ended 30 June 2025 B2-ECREAACTALAER
At 1 January 2025 (audited) H-3-RE-E-R(E8H) 5460 3416858 2269 51,706 904419 4149 (225,462) 1y (a4 (305,147) 209,383 (95,764)
Lossforthe period (unaudted) - - - - - (167,381) (167,387) (74383 (241,770)
Fairvalue changes of fnancial asset at FVTOC

(unaudted) - - - - (105) - (105) (105)
Bxchange diferences on translating foreign

operations (unaucted) - - - (2,556) - - (2,556) 4258 1,702
Total comprehensive income for the period ~ ASE2AHRLE (%E5H)

(unaudited) - - - 2,556) (105) (167,361) (170,048) (10,125) (240,173)
Changes in equity for the period (wmaudited)  AHERRSE (xEEH) - - - (2556 (105 (ter3en (170049 (10,125 (40479)
At30 June 2025 (unaudited) W-Z-EFAR=1A(£EEH) 5460 3416858 2269 51,706 904419 4149 (228,018) (21,218 (4610820) 475,195) 139,258 (336,981)
20254 Fh AR &5 23 BEHBHEESRAR



CONDENSED CONSOLIDATED STATEMENT ERGERAEE R @)
OF CHANGES IN EQUITY (Continued)

FOR THE SIX MONTHS 30 JUNE 2024 ECEAFANA=F AR

Attrbutable to equty holders of the Company

RRTREREARR
Share Non-
Share Share redemption Statutory Other  Shareholder’s  Trenslaion AMOCI  Accumulated controling
captal premium eseNe TeSene resene  contrbution Tesene Tesene Josses Total nterests ~ Total equity
e REE  RABE  ERBE  AREE 0 RRM ENER ROATERE BB & FElE B
i B2 it

Tl
HKSOMD  HKSOOD  HKSOOD  HKSOOD  HKSOD  HKSODOD  HKSOOD HKSODD HKBOD  HKSOOD  HKSOD  HKSOM
Tin T Tr Tn Tin T T T T Tin T Tir

Forthe sixmonths ended 30June 2024~ EZ=F-MEAA=TRIAER

At January 2024 (audited) H-E-DE-A-B (B84) 50 341688 29 K6 9440 M QO % TN IR 10%IB 2255
Loss forthe peod Lneuded R (EE) . = - - - - - S (MM (216N pBT) (19919
Felrvelue chenges offnancie assetat TG RATEFEE 2 ANETIE, 28

(unaudisd) EE7DTERS(REEN) - - - - = = = (160) = (160) = (160)
Echange dfeences ontransatng oreign - 25 SRAER 28 (x10E%)

operations (unaucted) - - - - - - 6,178) - - (6,178 (10122) (16,300)
Eichange diferences recassfied o proft oross. £ EMER AR SE R BEEHER

on disposa o subsidares uraudted) EulREEn - - - - - - 1318 - - 13,128 = 13128

Total comprehensive income for the period ~ ABE2AURAE (x8554H)

(unaudited) - - - - - - 6,950 (160 (1214647 (1,207857) (365398 (1.573.250)
Changes in equity for the period (wmaudited)  AHERREE (xE5H) - - - - - - 6,950 (160 (1214647 (0787 G659 (1578250
A¢30 June 202 unaudited) H-BmEARZTA(FEEH) 50 34168 M5B U M9 O L) GIRRY (80 B0 6
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CONDENSED CONSOLIDATED STATEMENT

OF CASH FLOWS

FOR THE SIX MONTHS 30 JUNE 2025

HRGERERER

BE —FE_nFENA=THIUNEA

Six months ended 30 June
BZAA=1+HIEA@EA

2025 2024
—E-RE —E
HK$°000 HK$'000
FET THET
(unaudited) (unaudited)

(REER) (REEZ)

NET CASH GENERATED FROM OPERATING &% EZEfiB5IRE&EHE

ACTIVITIES 10,439 164,010
CASH FLOWS FROM INVESTING RETHEESRE

ACTIVITIES
Disposal of a subsidiaries, net of cash disposed HEMBAT (FIRMHERS) - 25
Withdrawal in pledged and restricted bank EHEA R E R SIRITF R HEE

deposits 8,991 18,533
Payment for investment properties SR EYE (44) (202)
Purchases of property, plant and equipment BEME « BEMERE (610) (4,146)
Proceeds from disposal of property, plantand ~ HEWE - BE KR ERSHKE

equipment - 5
Net cash generated from investing activities KEEBMGIREFE 8,337 14,215
CASH FLOWS FROM FINANCING RETDRERE

ACTIVITIES
Repayment to former related parties BRTRIEER (822) -
Interest paid BRFE (123,275) (46,228)
Proceeds from borrowings RIS eE 260,711 152,739
Repayment of borrowings EEER (143,829) (306,149)
Repayment of principal portion on lease liabilities EE M E & &2 A& 5D (71) (663)
Repayment of interest portion on lease liabilites  EEH & & &2 F 825 (209) (1,449)
Net cash used in financing activities BB REATFEIR 55 (7,495) (201,750)

2025F HHAIR &
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CONDENSED CONSOLIDATED STATEMENT

OF CASH FLOWS (Continued)
FOR THE SIX MONTHS 30 JUNE 2025

BRGRERERER @

BE —FE_nFENA=THIUNEA

Six months ended 30 June
BZEAA=1+HIEA@EA

2025 2024
—E-RE —EF
HK$’000 HK$’000
TFHET FET
(unaudited) (unaudited)
(RE&ERZ) (REEHFZ)
NET INCREASE/(DECREASE) IN CASH AND RE&RIREZEYE M,
CASH EQUIVALENTS (RD) F5 11,281 (23,525)
CASH AND CASH EQUIVALENTS AT HUzHEeRRESEEY
BEGINNING OF PERIOD 3,266 23,843
EFFECT OF FOREIGN EXCHANGE RATE Ezgs o 0E
CHANGES 677) 18,242
CASH AND CASH EQUIVALENTS ATEND HIAZHRERRLZEY  HER
OF PERIOD, REPRESENTED BY 13,870 18,560
Bank and cash balances R1T MRS AR 13,870 18,560
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS FOR THE SIX
MONTHS ENDED 30 JUNE 2025

(THE “CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENT”)

i—w—ﬁﬂz/\ﬁ -i_HJJ:

B A SRR S M R Rk
%E%%ﬁ¢%@%ﬁ%ﬁ

2025%F AR E

General Information

Glory Sun Land Group Limited (the “Company”) was incorporated
in the Cayman Islands with limited liability. The address of its
registered office is Cricket Square, Hutchins Drive, P.O. Box 2681,
Grand Cayman KY1-1111, Cayman Islands. The address of its
principal place of business in Hong Kong is Unit 1002, 10th Floor,
Silvercord Tower 1, 30 Canton Road, Tsim Sha Tsui, Kowloon,
Hong Kong. The Company’s shares are listed on the Main
Board of The Stock Exchange of Hong Kong Limited (the “Stock
Exchange”).

The Company is an investment holding company. The Company
and its subsidiaries (collectively the “Group”) are principally
engaged in property development and property investment,
provision of construction works, trading of commodities and
home appliances and building materials in the People’s Republic
of China (the “PRC”).

Basis of Preparation

(@) Statement of compliance

These Condensed Consolidated Interim Financial
Statements have been prepared in accordance with Hong
Kong Accounting Standard 34 (“HKAS 34”) issued by
the Hong Kong Institute of Certified Public Accountants
("HKICPA”) and the applicable disclosures provision the
Rules Governing the Listing of Securities on The Stock
Exchange (the “Listing Rules”).
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2.

Basis of Preparation (Continued)

(@)

Statement of compliance (Continued)

These Condensed Consolidated Interim Financial
Statements contain condensed consolidated interim
financial statements and selected explanatory notes. The
notes include an explanation of events and transactions
that are significant to an understanding of the changes
in financial position and performance of the Group
since the annual financial statements for the year ended
31 December 2024. These Condensed Consolidated
Interim Financial Statements and notes do not include
all of the information required for a complete set of
financial statements prepared in accordance with HKFRS
Accounting Standards and should be read in conjunction
with the annual financial statements for the year ended 31
December 2024.

These Condensed Consolidated Interim Financial
Statements have been prepared with the same accounting
policies adopted in the annual financial statements for
the year ended 31 December 2024, except for those that
relate to new standards or interpretations effective for the
first time for the period beginning on or after 1 January
2025. Details of any changes in accounting policies are set
out in note 3.

The preparation of these Condensed Consolidated Interim
Financial Statements in compliance with HKAS 34 requires
the use of certain judgements, estimates and assumptions
that affect the application of policies and the reported
amounts of assets and liabilities, income and expenses
on a year to date basis. Actual results may differ from
these estimates. The areas where significant judgments
and estimates have been made in preparing the financial
statements and their effect are disclosed in note 4.

These Condensed Consolidated Interim Financial
Statements are presented in Hong Kong Dollars (“HK$”),
unless otherwise stated.
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2.

Basis of Preparation (Continued)

(b)

Going concern assumption

As at 30 June 2025, the Group incurred a loss of
approximately HK$241,770,000 for the six months period
ended 30 June 2025, and as of that date, the Group had
total borrowings of approximately HK$3,834,374,000 of
which the current borrowings amounted to approximately
HK$3,535,932,000, while, the Group had bank and cash
balances of approximately HK$13,870,000 only.

The above events or conditions indicate the existence
of material uncertainties which cast significant doubt
on the Group’s ability to continue as a going concern,
and therefore, the Group may not be able to realise its
assets and discharge its liabilities in the normal course of
business.

For the purpose of assessing going concern, the directors
of the Company (the “Directors”) have prepared a cash
flow forecast of the Group covering a period of twelve
months from the end of the reporting period (the “Cash
Flow Forecast”) with plans and measures to mitigate the
liquidity pressure and to improve its financial position.
Certain plans and measures have been or will be taken by
the Directors including, but not limited to, the following:

(i) The Group has been actively negotiating with
lenders of defaulted/overdue borrowings for
possible settlement arrangements or to extend the
repayment date;

(i The Group has been actively communicating with
creditors to resolve the pending legal proceedings.
The Group is expecting that it can continue to
reach a solution to the legal proceedings which
may include, among other things, to use assets for
settlement or to extend the repayment date;

(iii) The Group will accelerate the pre-sales of its major
property development projects during the period of
the Cash Flow Forecast;

(iv) The Group has made continuous devoted effort
to resolve the liquidity issue, including but not
limited to realising part of its property development
projects and disposing of asset; and

20255 I HRSR & 29
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2.

Basis of Preparation (Continued)

(b) Going concern assumption (Continued)

(v) The Group has undertaken and will continue to
undertake various mitigating measures to manage
the current business environment, including cost
control to minimise the cash outflow of non-
essential items.

Based on the Cash Flow Forecast, the Directors
considered the Group would have sufficient financial
resources to finance its operations and to meet its financial
obligations within the next fifteen months from the end
of the reporting period. Accordingly, it is appropriate to
prepare the Condensed Consolidated Interim Financial
Statements on a going concern basis.

Should the Group fail to achieve the above plans and
measures as abovementioned, it might not be able to
continue to operate as a going concern, and adjustments
would have to be made to write down the carrying values
of the Group’s assets to their net realisable amounts, to
provide for any further liabilities which might arise and to
reclassify non-current assets and non-current liabilities
as current assets and current liabilities respectively. The
effects of these adjustments have not been reflected
in these Condensed Consolidated Interim Financial
Statements.

Adoption of HKFRS Accounting Standards

In the current period, the Group has adopted all the new and
revised HKFRS Accounting Standards issued by the HKICPA that
are relevant to its operations and effective for its accounting year
beginning on 1 January 2025.

The adoption of the new and amendments to HKFRS Accounting
standards has no material impact on the Group’s Condensed
Consolidated Interim Financial Statements.

Use of Judgements and Estimates

In preparing this Condensed Consolidated Interim Financial
Statements, the significant judgements made by the management
in applying the Group’s accounting policies and the key sources of
estimation uncertainty were similar to those that applied to annual
financial statements for the year ended 31 December 2024.
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Fair Value Measurements

Except as disclosed below, the carrying amounts of the
Group’s financial assets and financial liabilities as reflected in
the condensed consolidated statement of financial position
approximate their respective fair values.

Fair value is the price that would be received to sell an asset or
paid to transfer a liability in an orderly transaction between market
participants at the measurement date. The following disclosures
of fair value measurements use a fair value hierarchy that
categorises into three levels the inputs to valuation techniques
used to measure fair value:

Level 1 inputs: quoted prices (unadjusted) in active markets for
identical assets or liabilities that the Group can access at the
measurement date.

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

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

The Group’s policy is to recognise transfers into and transfers out

of any of the three levels as of the date of the event or change in
circumstances that caused the transfer.
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Fair Value Measurements (Continued) 5. 2AYEFEw@
Disclosures of level in fair value hierarchy at: RTIINABMZAFEERZHEE
At 30 June
2025
R-Z=-HF
~A=TH
Description Level 1 Level 2 Level 3 Total
it £-% B =R st
HK$’000 HK$°000 HK$’000 HK$’000
TAT THET THET THT
Recurring fair value measurements: &% # A PEHE :
Financial assets SREE
Financial asset at FVTOCI BRATEEBEME2ENE
S SREE
Listed equity securities ik AES 97 - - 97
Financial asset at FVTPL BRATEEBER
JEkz & REE
Unlisted equity securities ELmRAESR - - 124,146 124,146
Investment properties RENE
Properties in the PRC NEIETli 0k ES - - 697,396 697,396
Total gt 97 - 821,542 821,639
At
31 December
2024
RZZZF
+=R=1+-A
Description Level 1 Level 2 Level 3 Total
it E—1 Et E=H @t
HK$'000 HK$'000 HK$'000 HK$'000
FAET TET FHEL FET
Recurring fair value measurements: E%# A FEE
Financial assets tREE
Financial asset at FVTOCI RATEEREMEEKE
FEk s S REE
Listed equity securities IikAESs 202 - - 202
Financial asset at FVTPL BATEEBER
JER e mEE
Unlisted equity securities JEERAES - - 109,548 109,548
Investment properties RENE
Properties in the PRC R ERYE - - 736,216 736,216
Total st 202 - 845,764 845,966

Glory Sun Land Group Limited
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5. Fair Value Measurements (Continued)

Disclosures of level in fair value hierarchy at: (Continued)

Reconciliation of assets measured at fair value based on level 3

5. DAY EFE®E
RTHBEHEZAFESERZHEE :

(%)

WRIRE =R Ik N FlEA B Z BELKR

2025
—E-REF
Assets
EE
Financial
Investment asset at
Description properties FVTPL Total
ik BEWE RATEEB st
BmIR2
SWMEE
HK$’000 HK$’000 HK$’000
FHET FET FHET
At 1 January w—A—H 736,216 109,548 845,764
Additions NE 8,077 - 8,077
Fair value losses in recognised in B ER KA FEEE
profit or loss (56,413) 12,864 (43,549)
Exchange difference PE 3 =58 9,516 1,734 11,250
At 30 June MRAB=1H 697,396 124,146 821,542
2024
—EoNEF
Assets Liability
BE afs
Financial Financial
Investment asset at liability at
Description properties FVTPL Total FVTPL
ik "EME BATEEB BT RRATEER
Bmilfkz i=Endll v
TREE SRBE
HK$'000 HK$'000 HK$'000 HK$'000
THT THL THL THT
At 1 January W—B—H 1,358,260 1,436,692 2,794,952 (175,675)
Additions NE 816 - 816 -
Derecognition R FRERR - - - 5,165
Disposal & - (715,246) (715,246) -
Disposal of subsidiaries HEMRBAA (260,480) - (260,480) -
Fair value (losses)/gain recognised  FMEZEFERRH) A F(E
in profit or loss (B8) /W& (341,604) (600,076) (941,680) 169,250
Exchange difference A= (20,776) (11,822) (32,598) 1,260
At 31 December R+=A=1+-H 736,216 109,548 845,764 -
20254 FHEER S 33 ENBHEEERAR



Fair Value Measurements (Continued)

Disclosure of valuation process used by the Group
and valuation techniques and inputs used in fair value
measurements:

The Group’s chief financial officer is responsible for the fair value
measurements of assets and liabilities required for financial
reporting purposes, including level 3 fair value measurements.
The chief financial officer reports directly to the Board of Directors
for these fair value measurements. Discussions of valuation
processes and results are held between the chief financial officer
and the Board of Directors at least twice a year.

For level 3 fair value measurements, the Group will normally
engage external valuation experts with the recognised professional

qualifications and recent experience to perform the valuations.

Level 3 fair value measurements

AFEFE @)

REMET AP EFEREANG
BHEF  HEERTREBABBRE
mr -
AEENERMBEREETUHRE
FIEKMEERBBEATENE B
F_BAFEFE - BEVBEERER
EXQERZFATENE - aREMB
ERESERFELETMRERMAEE
R RERT BT w® ©

RE=ZMAHENEMS - ARE—R
SERAEARERERMIIETR
BEERINIEERZETT

E=RATMEIE

Effect on
fair value for Fair value as at
Observable/ increase of 30 June 2025
Description Valuation technique unobservable inputs Range inputs Assets
it EER TBE/FTBE@aAHE gE WARELHA R-Z-HF
HATHE ~B=1H
E2 2AVE
HK$'000
THET
Investment properties Direct comparison Price per square meter, taking Approximately  Increase 697,396
REME approach into account the differences HK$8,677- &1
ERLEE in time, location, condition, HK$27,045 per
size, age and other square meter
individual factors between FEHK
the comparables and the %18,677%TT
property Z27,04587T
Y HRER - K RA
LB EEZME 2 AT
RHEE - B - G
i - BRMAM
(ERIEESz0pE
Financial asset at FVTPL ~ Asset-based approach Fair value of the unlisted 1%  Increase 124,146
BATEEBERIIE. AEEWRE equity securities 210
PERAE I FTRAZE SN L TE
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5. Fair Value Measurements (Continued)

Disclosure of valuation process used by the Group
and valuation techniques and inputs used in fair value
measurements: (Continued)

Level 3 fair value measurements (Continued)

AFEFE @)

AEEETAFEFEFREANG
EREF  HERTREAZBHE
WmE (&)

FZRINFEE (BB)

Effect on
fair value for Fair value as at
Observable/ increase of 31 December 2024
Description Valuation technique ~ unobservable inputs Range inputs Assets
fi A TR,/ FUREGALE BE  BARELA  NoTops
HAT(E +=A=+-~
e 2ATE
HK$'000
FET
Investment properties Direct comparison Price per square meter, taking Approximately  Increase 736,216
REYE approach into account the differences HK$8,673- &
L3 in time, location, condition, HK$28,119 per
size, age and other square meter
individual factors between BYHR
the comparables and the #18,67378TT
property Z28,119% T
Y HRER - G RA
HBMERZME 2 HE
RHHERE - R - G
s - EERAME
ERAENER
Financial asset at FVTPL ~ Asset-based approach Net assets value 1%  Increase 109,548
BRAVEERERSIR AEEWE BEFE &
SRAE
20254 Fh AR &5 35 BEHBHEESRAR



6. Segment Information

The Group determines its operating segments based on the
reports reviewed by the chief operating decision-maker that are
used to make strategic decisions.

The Group has several operating segments as follows:

Property development property development and
and property property investment
investment

Trading of commodities trading of commodities

Construction - provision of construction works

Others = trading of home appliances and
building materials

The Group’s revenue is principally attributable to a single
geographical region, which is the PRC.

The Group’s reportable segments are strategic business units
that offer different products and services. They are managed
separately because each business requires different technology
and marketing strategies.

Glory Sun Land Group Limited 36
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Segment Information (Continued) 6. DIER @
Segment revenue and results DEPE R EE
Revenue reported below represents revenue generated from TN ERZEEBIEINPEPEEZE
external customers. There were no inter-segment sales in both ¥ RN B FR T _NFRE
periods of 2025 and 2024. BN S B o
The following is an analysis of revenue and results by operating REEREEHHE DN EEBRER
segment of the Group: AT :
For the six months ended 30 June 2025 (unaudited) BE-Z-_RFAA=+HLXEA
(REER)
Property
development
and property Trading of
investment commodities Construction Others Total
MERER ARRS B Hith @t
WERE
HK$'000 HK$'000 HK$000 HK$000 HK$'000
THET TAT TEAL THET THET
Revenue = 2 57,377 - - - 57,377
Segment results NEEE (72,575) 373 130 (1,7111) (73,783)
Fair value loss on investment &AW ERN R FE
properties BB (56,413)
Other income, gains or HiA - Wzask
(losses) - net (B518) - %8 29,588
Finance costs BAKA (137,024)
Unallocated corporate TFREMEERST
EXpPenses (3,176)
Loss before income tax BRETSRIBIEE (240,808)
Time of revenue EEBRANE
recognition
At a point in time RE—EEE 57,377 - - = 57,377
Transferred over time BERS e - - - - -
57,377 - - - 57,377
Revenue from other sources KA E R 2
e - - - - -
57,377 - - - 57,377

2025F R EATRE
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6.

Segment Information (Continued) 6. DIER @
Segment revenue and results (Continued) PTEHEEBERESE (B
For the six months ended 30 June 2024 (unaudited) HE_Z-_WFSA=+HIEAEA
(REHEZ)
Property
development
and property Trading of
investment commodities Construction Others Total
MERER NG BiE Hi @t
MERE
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THL THL FET FET TET
Revenue L 127,413 311,998 - 15,605 455,016
Segment results NENELE (1,304,318) (4,287) (15,588) 1,183 (1,323,010)
Gain on disposal of HENBARINE
subsidiaries 49,656
Fair value loss on investment A MK N FE
properties B (196,779)
Other income, gains or HBA - Wz
(losses) - net (B#B) - %8 (3,297)
Finance costs L ®N (115,246)
Unallocated corporate TFREMEERT
expenses (13,086)
Loss before income tax BRETEHAIEE (1,601,762)
Time of revenue EEERARE
recognition
At a point in time PE—FEE 126,039 311,998 - 2,065 440,102
Transferred over time BERS e - - - 13,540 13,540
126,039 311,998 - 15,605 453,642
Revenue from other sources KA E MR
L 1,374 - - - 1,374
127,413 311,998 - 15,605 455,016
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6. Segment Information (Continued) 6. DIER @
Segment assets and liabilities PHEERAEE
As at 30 June 2025 (unaudited) R=ZZBZRFAA=Z1TH (REEX)
Property
development
and property Trading of
investment commodities  Construction Others Total
MIERRERK ARRS B Hity @t
HK$'000 HK$’000 HK$°000 HK$°000 HK$°000
TET TET TET TET TET
Segment assets AHEE 7,060,497 1,851 19,802 17,015 7,099,165
Unallocated assets ADEBE
- Bank and cash balance - RITRA e EH 738
—Financial asset at FVTIPL - AT EFEHIERT]
ReemBEE 124,146
- Others - Hith 47,338
172,222
Consolidated total RREE 7,271,387
Segment liabilities NEEE 6,572,618 42,814 107,422 2,591 6,725,445
Unallocated liabilities *niat
- Borrowings - {8 631,663
- Others - Hfp 250,216
881,879
Consolidated total REEE 7,607,324
2025%F AR E ENBEHEEERAR



6.

Segment Information (Continued) 6. DIER @
Segment assets and liabilities (Continued) THEEREE (H)
As at 31 December 2024 (audited) R-ZE-NF+=-A=+—A(EER)
Property
development
and property Trading of
investment commodities Construction Others Total
MERER N BiE Hi Bt
MERE
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FET FExT T FET THL
Segment assets DEHEE 7,071,799 4,686 22,356 16,153 7,114,994
Unallocated assets AOWAE
- Bank and cash balance - RITRREEH 935
—Financial asset at FVTIPL - @A T EFEHIERT]
ReemEE 109,548
- Others -Efp 21,364
131,847
Consolidated total RABE 7,246,841
Segment liabilities NEAE 6,373,196 57,339 107,422 41,578 6,579,535
Unallocated liabilities AOWARE
- Borrowings - &% 533,381
- Others -Hfy 229,689
763,070
Consolidated total NGt 7,342,605
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7.  Other Income, Gains or (Losses) — Net

HAb A - sask (B5i8) - F88

Six months ended 30 June

BEAA=1HIEAEA

2025 2024
—E_REF —E-UFE
HK$’000 HK$’000
FET FAT
(unaudited) (unaudited)
(REBERZ) (REE#EZ)
Interest income from bank balances RITEEREAEMA 7 67
Foreign exchange loss — net SN ESIE — JFRE - (9,196)
Fair value gain/(loss) on financial asset at AT {HIBBIERVIRZ SREE
FVTPL MR ENE () 12,864 (4,600)
Fair value loss on financial liability at FVTPL ZA T EFE BRI SfaE
HAFERE - (774)
Gain on termination of lease wIrfEr ks 6,895 =
Loss on disposal of property, LEME - BE KR EE
plant and equipment - 4)
Re-measurement on financial guarantee ~ E ¥zt & 1EHER 9,767 11,054
Others Hth 55 162
29,588 (3,297)
8. Finance Costs L& B A
Six months ended 30 June
BZEAA=1HIEAEA
2025 2024
“BChF —ZTWF
HK$’000 HK$'000
FET FAT
(unaudited) (unaudited)
(REBERZ) (CREEEZ)
Interest on bank borrowings SRITIEFAF B 76,548 48,829
Interest on corporate bonds NEEHFE 4,114 -
Interest on other borrowings HE & REF B 91,925 83,894
Interest on note payables R RIRNF B 846 6,589
Interest on lease liabilities HEBENNE 209 1,449
173,642 140,761
Amount capitalised KER L EHE (36,618) (25,515)
137,024 115,246
41 ENBEHEEERAR
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o

Income Tax Expense/(Credit)

Income tax expense/(credit) has been recognised in the

9. MEHAX(ER)
MRS (ER) ERMALEEE

N

condensed consolidated statement of profit or loss and other =R EHMEEKERAERAT

comprehensive income as follows:

Six months ended 30 June
BZEAA=1+HIEAEA

2025 2024
—E-RHE —E N4
HK$’000 HK$'000
FExT FAET
(unaudited) (unaudited)
(REEERZ) (REEEZ)
Current tax: BIHABLIE :
- PRC Enterprise Income Tax (“EIT”) - PR EMSE ([ EMET]) 962 891
- PRC Land Appreciation Tax (‘LAT”) — R I EF
(T ib3gER 1) - 1,078
962 1,969
Deferred tax: ELEBIE :
— Current period - AN EAfH - (33,813)
Income tax expense/(credit) FisRifs (%) 962 (31,844)
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9.

Income Tax Expense/(Credit) (Continued)

(@)

(b)

(©

EIT

No provision for Hong Kong Profits Tax is required since
the Group has no assessable profits in Hong Kong for the
six months ended 30 June 2025 and 2024.

PRC EIT has been provided at a rate of 25% (six months
ended 30 June 2024: 25%).

PRC withholding income tax

PRC withholding income tax of 10% shall be levied on the
dividends declared by the companies established in the
PRC to their foreign investors out of their profits earned
after 1 January 2008. A lower 5% withholding tax rate
may be applied when the immediate holding companies
of the PRC subsidiaries are incorporated or operated in
Hong Kong and fulfill the requirements to the tax treaty
arrangements between the PRC and Hong Kong.

PRC LAT

LAT is levied at progressive rates ranging from 30% to
60% on the appreciation of land value, being the proceeds
of sales of properties less deductible expenditures
including lease charges of prepaid lease payments and all
property development expenditures, which is included in
the condensed consolidated statement of comprehensive
income as income tax. The Group has estimated the tax
provision for LAT according to the requirements set forth
in the relevant PRC tax laws and regulations. The actual
LAT liabilities are subject to the determination by the tax
authorities upon completion of the property development
projects and the tax authorities might disagree with the
basis on which the provision for LAT is calculated.

20255 I HRSR & 43

0.

FriEsipx (ER)®

(@

(b)

(c)

EMER

BEZ-_AFREZT-NF
ANA=Z+THRLESREAR - BARA
SEEREBTEERFEF
WA BB EHREE -

B ERTERIE 25% (B E
—E-NFERAZ=ZFTBIEAE
A 25%) T R B o

PEIFERATEB

RAEBKINARBER-F
TNF—HA—BZ2ERBEE
AR A SMTE IR B AR S
FEIZ10% K Bt R UM TR IR PR 15
Bio P BB RARREEKX
VHEELTATPBEEEER
VRBRBIERORHFRENEER
ERRABIME - AIERA 5% M
EFBRBRE -

i (B R

A B b G E R B i3 (E (BD
b & Y 2 P15 OB AN BR AT R
BEHY (BEEMTHEER
BrHEBRAKIMBMELRR
F)) 1L 2T E30% £ 60%
A WHREBARE 2| RS
KAFEFEH - XEERE
PEMEREH IS AR REENR
TE ATt T 3G E R E L A B
ERE . BERE L IRER
BESHTEBIIRNDEER
HEEKEETE - i %Elr
A TREREBELEFED
TR ER AT IR -

BENEHEEERAE



10. Loss For The Period

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

following:

10. FAHEEE

AHREED IR (ER) THRE :

Six months ended 30 June

BEAA=tHIELAEA

2025 2024
—E-RHEF —E_OF
HK$’000 HK$'000
FET FAT
(unaudited) (unaudited)
(REEER) (CRIEEZ)
Cost of inventories FERAK 32,181 433,655
Write-down of inventories FEMOR 32,365 126,839
Cost of inventories recognised as R R HFEMAR
expenses 64,546 560,494
Depreciation e
— Owned property, plant and equipment - BEWE « E L& 143 245
— Leasehold land for own use -ERfEE T - 1,657
— Properties leased for own use - HEEBRANME 84 170
Directors’ remuneration ELE A 1,227 1,167
Fair value (gain)/loss on financial asset at R A EFBEFIIFR S REE
FVTPL B DTE (Ka) BB (12,864) 4,606
Fair value loss on financial liability at FVTPL 2A T EFE BRI 2faE
AT EERE - 774
Foreign exchange loss — net SNEEESIE — JFRE - 9,196
Impairment loss on prepayment for BR%IE B BARIEREEE
redevelopment project 65,392 1,174,710
(Reversal of impairment)/impairment CREANEE CRERD),
losses on financial and contract assets RIEREE - 55
—net (1,255) 14,571
Short-term lease expenses EHHEERY - 836
Direct operating expenses arising from BEEAHERANKENE
investment properties that generated MEEEERAY

rental income

11. Dividends

The Directors did not recommend payment of an interim dividend
for the current period (six months ended 30 June 2024: Nil).

Glory Sun Land Group Limited
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12. Loss Per Share 12. SREE

The calculation of basic and diluted loss per share attributable RRARIERREREE ABGERER
to the ordinary equity holders of the Company is based on the NESEEBTIREA TE8EE

following data:

Six months ended 30 June
BZEAA=1HIEAEA

2025 2024
—E-RF —E-F
’000 '000
T’ F %
(unaudited) (unaudited)

(REEZ) (RIEEZ)

Number of shares BE
Weighted average number of ordinary ETEGREA MBS BB A g
shares for the purpose of calculating FHEmREE
basic and diluted loss per share 109,202 109,202

Six months ended 30 June
BZEAA=1HIEAEA

2025 2024
—E-RHF —E_mEF
HK$’000 HK$’000
FHET T
(unaudited) (unaudited)

(REER) (RIEEZ)

Loss for the purpose of calculating basic st EERERNEEAEIE

loss per share (167,387) (1,214,647)
Basic and diluted loss per share BRERREEERE

(HK cents) (&AL (153.28) (1,112.29)
There were no dilutive potential ordinary shares outstanding for BHEZ-AFR-ZZT-_NNFA=1
the six months ended 30 June 2025 and 2024, HIERER  SimBETEINAEE

BErENTBA
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13.

14.

Property, Plant and Equipment

During the six months ended 30 June 2025, the Group incurred
expenditures of approximately HK$610,000 (six months ended 30
June 2024: approximately HK$$4,146,000).

During the six months ended 30 June 2025, the group
derecognised right-of-use assets which included in property,
plant and equipment of approximately HK$4,580,000 (six months
ended 30 June 2024: Nil).

As at 30 June 2025, the carrying amount of property, plant
and equipment amounting to approximately HK$3,887,000 (31
December 2024: approximately HK$3,919,000) was pledged as
security for the Group’s bank borrowings.

Investment Properties

During the six months ended 30 June 2025, the Group incurred
expenditures of approximately HK$8,077,000 (six months ended
30 June 2024: approximately HK$485,000) and had recorded
a fair value loss on investment properties of approximately
HK$56,413,000 (six months ended 30 June 2024: approximately
HK$196,779,000).

During the six months ended 30 June 2025, no disposal of
investment properties. (six months ended 30 June 2024:
HK$260,480,000 were disposed of through disposal of
subsidiaries).

As at 30 June 2025, the carrying amount of investment properties
amounting to approximately HK$106,580,000 (31 December
2024: approximately HK$ HK$105,112,000) was pledged as
security for the Group’s bank borrowings and approximately
HK$23,336,000 (31 December 2024: approximately
HK$23,015,000) was pledged as security for a bank borrowing
granted to a former subsidiary which had been overdue.
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14.

W% - BERRE

BE-_Z-RAFA=+HILXEA -
NEEBEAFRT#610,0008 T (HE
ZE-MENA=THIEANERD B
4,146,000 7T) °

BE-_ZE-_RA&A=+HIEXMEA -
REBRIEERTAYE « RERERE
R Y (5 B B EE 494,580,000 % 7T (B

—7—@&/\)% +E|_|J:/\{.)E]
) o

RZE_RAFA=1+H8 " REEY

3,887,000 t(ZE-_WFE+ =8

=+—H : 43,919,000/ 7T) K% -

JF%E%& SED TR MEARERR
TS KA IR G o

REWE
HE-_Z-_AFA=Z+tHILANAEA
HARS Kﬁlﬁiﬁ;ﬂiiﬁs 077,0007%
ﬁ(@i—?—mfﬁ/\ﬂ +E|JJ:/\
&l A : 49485,000%70) * A RGHIEE
Y % 8215 2 T (A B 18 49 56,413,000 7%
E(%zi_7_E¢/\H +Eﬂ:/\m
A 1 #7196,779,000787T) °

HE_Z-_AFA=1THIEA

MELEREME(BE_SZF X

BA=+H8I17]E A : 260,480,000/5 7T
BEREWNBARLE) -

RZZEZRFANA=Z1+H  REAEY
106,568,000/ 7L (= Z —WMF + = A
=+—H: £105,112,000/8 7T ) H1&%
BEWED TR LMEAXEERTE
FEHE M - BEREE 423,336,000
Br(ZE2-mWF+-_A=+—H:4
23,015,000 L) MK EWHEE T K
e UERAR TRIMEBARRITHER
(BaEs) Mg o
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15.

Inventories

The Group’s inventories represent properties under development
and properties held for sale.

As at 30 June 2025, the carrying amount of properties
under development and properties held for sale amounting
to approximately HK$1,440,198,000 (31 December 2024:
approximately HK$1,390,698,000) and approximately
HK$44,274,000 (31 December 2024: approximately
HK$43,664,000) respectively are pledged as security for the
Group’s bank borrowings.

As at 30 June 2025, the carrying amount of properties held
for sales amounting to approximately HK$1,173,863,000 (31
December 2024: approximately HK$1,157,694,000) is pledged as
security for the Group’s other borrowings.

As at 30 June 2025, the carrying amount of properties held for
sales amounting to approximately HK$28,664,000 (31 December
2024: approximately HK$28,269,000) were pledged as security
for a bank borrowing granted to a former subsidiary which had
been overdue.

According to state-owned land use rights grant contracts
dated in March 2014 (“Land Use Rights Contracts 2014”), the
parcels of land in the PRC for a property development project
of which certain properties under development of approximately
HK$91,079,000 (31 December 2024: approximately
HK$118,588,000) held by a subsidiary namely Yunfu Baoxin
Property Limited (“Yunfu Baoxin”) was required to be completed
by March 2017.

A failure to meet any development milestones contained in the
Land Use Rights Contracts 2014 may lead to a daily penalty of
0.01% of the consideration of the Land Use Rights Contracts
2014 according to the terms of the Land Use Rights Contracts
2014. The Group had made submissions to relevant land
authority to extend the completion of development on the ground
amongst others that such delay has been due to various reasons
beyond its control. In 2021, a written notice had been served to
Yunfu Baonxin by the relevant land authority stating that Yunfu
Baoxin shall accelerate the progress of construction works and
the relevant land authority reserves the right to pursue penalty.
After consultation with the PRC legal advisor, the directors of the
Company consider that the probability for penalty by the relevant
land authority in respect of the possible breach of the Land Use
Rights Contracts 2014 is not material, and therefore no provision
is to be recognised as of the end of reporting period.
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16. Trade and Other Receivables

16.

B5

K E b FE WL FRIR

30 June 31 December
2025 2024
“EC-RF —FPF
~NA=+H +=-A=+—H
HK$’000 HK$'000
FHExT FAT
(unaudited) (audited)
(REEZ) (fe=Zz)
Trade receivables =) e 8,426 9,813
Less: loss allowance for expected credit ¥ : FEEMEE BB 2 Eia 4
losses (6,733) (8,242)
1,693 1,571
Other receivables H th FE U RIR 150,336 127,132
Consideration receivables (note (a)) J—EWT‘U,\ (MF7E (a)) 377,159 388,295
Prepayments and other deposits (note (b)) TET I8 & E iz & (M (b)) 1,620,707 1,661,904
Other tax assets HAth #5118 & 2 17,450 17,314
2,165,652 2,194,645
Total trade and other receivables B 5 N E b IR 2,167,345 2,196,216
Note: PiisE
(@) As at 30 June 2025, consideration receivables represented (@) RZE-_RFA=1+H8 EKA
the balance of the proceeds in connection with the disposal BREEEANBTIFEHENBA
of subsidiaries of approximately HK$377,159,000 (net of AIFTIS RIB A 24 (HIBR R BB 1B 4
impairment losses of approximately HK$8,064,000) in prior year 8,064, OOO/% 7T ) #9377,159,000 7%
(31 December 2024: approximately HK$388,295,000 (net of T(ZEZNF+=ZA=+—8:
impairment losses of approximately HK$8,336,000)). (0 BR BB E5 18 49 8,336,000 %8 7T )
#7388,295,0007T) °
(b) As at 30 June 2025, included in prepayments and other deposits (o) RZE-_RAFANA=Z+H" 5 A
(net of impairment losses) of approximately RMB873,000,000 TERTFRIE R B iR e (R REE
(equivalent to approximately HK$950,697,000) (31 December B) /e L A R873,000,000
2024: RMB934,000,000 (equivalent to approximately T ( *H B 7 #7950,697,000 7 7_E )
HK$1,003,116,000)) represented an amount paid in relation to an ZEZWF+ZA=+— EI
urban renewal project of a land parcel located in Shenzhen (the A R #934,000,000 7T ( #H & 7 'J
“Shenzhen Land”) designated to Jitong Industrial as redeveloper 1 ,003,116,000/7T) ) #ERE— W]aauﬁf\
by the local PRC government (the “Jitong Redevelopment RNz 358 (7 ﬂl\iﬂliﬁj)i&mﬁ%ﬁ
Project”). IE BTS2 508 - iR e A
& BT R /JE? = Lﬁ% HITHMH
B ([HMBRABER]) -
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16. Trade and Other Receivables (Continued)

Note: (Continued)

o)

(Continued)

As at 30 June 2025, the Group had incurred a total
expenditure of approximately RMB2,114,941,000 (equivalent to
HK$2,303,171,000) for the Jitong Redevelopment Project. This
amount included resettlement compensation paid to the original
owner of the Shenzhen Land, demolition works on the Shenzhen
Land, and preliminary construction works for foundation pit
support and earthworks, which had been recognised as
prepayment in the consolidated financial statements. As at 30
June 2025, Jitong Industrial has not yet obtained the state-
owned land use right certificate for the Shenzhen Land. Apart
from the prepayment for Shenzhen Land, the remaining balance
of “prepayments and other deposits” substantially represented
prepayments made to the contractors of other property
development projects.

The Group generally allows an average credit period of 10 days
(31 December 2024: 10 days) for its customers of trading of
commodities and 30 days (31 December 2024: 30 days) for its
customers of trading of home appliances and building materials.

Included in trade receivables are trade debtors (net of impairment
losses) with the following ageing analysis, based on invoice dates,
as of the end of reporting period.

16.

EZREMEWTIIE )
ST : ()

(b) (&)

RZE-_RAFAA=1+H ~X£H
RERBHEEEEEAM A%
#“ A R #2114,041,0007C( 8 &
#2,303,171,000/8 7t ) ° % & %
BERIRREETINEER
BEE  FIRZIFBR IR UK
ERTERT IR ILSERT
B HERGAMEHRRERAE
NEZE - RZE_RAEXA=+

C EREEMANG R
BB i E FEE o BB BRI
B2 B IS - [FaFIE R EA
Be | R BBEE RSO ERE
Y EREIEE 2 EAERERZE
FERIE o

REB—BETFEARRIEFHF
HiEEHA10B(ZZE-_WF+ = A
= +t—H:10R)RETHEEREHR
mREEMBEFPHTFHEERARI0
A(ZE-ZmE+=-A=+—H:30
H) -

RBEREG BIEEE S RUGRIEZE
SRR - RIFEF B HRENRRE
ERE% - AREOTWT

30 June 31 December

2025 2024

—E-RF TE A

ARA=tH +tZ-A=+—H

HK$’000 HK$’000

FET FET

(unaudited) (audited)

(RBER) (f&=%)

0-30 days 0-30H = -
31-60 days 31-60 H - -
61-90 days 61-90 H - -
91-120 days 91-120 H - -
Over 120 days 120 B 1,693 1,571
1,693 1,571
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17.

Financial Asset at FVTPL

BAVEHEBERIIKR 2SR
BE

HK$’000
FET
As at 1 January 2024 R-ZZE-_WE—-HF—AH 1,436,692
Change in fair value N EE (600,076)
Disposals e (715,246)
Exchange difference PEHZRR (11,822)
As at 31 December 2024 and R-BE-WE+=-A=+—HRK
1 January 2025 (audited) “E-HF-A—RH(BER) 109,548
Change in fair value nEEE 12,864
Exchange difference fEN =58 1,734
As at 30 June 2025 (unaudited) REZBEZRFEAA=1H GREER) 124,146

On 22 March 2023, the Group completed the disposal of 51%
equity interest in Shantou Taisheng Technology Limited (“Shantou
Taisheng”), a former indirect non-wholly owned subsidiary of the
Company. Upon completion of the disposal, the remaining 49%
equity interest in Shantou Taisheng has been accounted for as a
financial asset at FVTPL, and such financial asset at FVTPL will be
disposed at any time within twelve months from the completion
disposal date of the 51% equity interest in Shantou Taisheng (the
“2nd Tranche Disposal”).

On 31 July 2024, the Group entered into a second supplemental
agreement and conditionally agrees to downsize the 2nd Tranche
Disposal from 49% to 42.33% of the total equity interest and
actual paid-up registered capital of Shantou Taisheng with revised
consideration of approximately RMB975,689,000 (equivalent to
approximately HK$1,047,890,000) (the “Revised 2nd Tranche
Disposal”). The Revised 2nd Tranche Disposal was completed on
18 November 2024. Upon the completion, 42.33% of the total
equity interest in Shantou Taisheng which was classified as a
financial asset at FVTPL was derecognised.

As at 30 June 2025, the financial asset at FVTPL amounted
to approximately HK$124,146,000 (31 December 2024:
HK$109,548,000).
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RZBEZ=F=A=+=H ~5£EZ
BRHEERARZAIEEIFE BB AR
SETT R ERHE AR AR (LA™ 2=
B2 1) 7 51% R - MIBEERE - Ul
SETI SRS BR T 49% IR HE D A BRTI B
BRATEBBERIECSRMEE - M
ZERATESBEDIE SmEE
R TER HEISET TR 51% RE Y
Af((FE-BEREEDET AR
BERFHE ©

RZE-_WNFELA=+—H8 ' K&
EiIUE_HOh@mrhE BEER
ERFE_BEHERERIILEMNSR
BRELRBERERGEIMER 2
49% PR K £42.33% ' KIEFTRELD
B A R #975,689,0007T (18 8 7 49
1,047,890,000 % 7T ) ([ &£ 5] 28 — B8
BHE] - ST E _BEHEEN =
T FE+—A+\BEK © FEKIE
WBETT R AR AR HE 48 8E 2 42.833% (R E
NEAEATESBERIEZ CRE
E)E TR -

RZE-_RAFAAA=Z1+H BRAF
EFBRE=ZIEZEREENA
124,146,0008 T (ZZ —WMF + = A
=+—H : 109,548,000 T) °
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18. Borrowings 18. AR
30 June 2025 31 December 2024

“E-HEARA=TH ZE-FE+=A=+—H
Current Non-current Current  Non-current
T FRB nE FERE
HK$’000 HK$’000 HK$'000 HK$'000
FTHERT FTHET FAT TAT
(unaudited) (unaudited) (audited) (audited)
(REER) (REER) (&) (f8&=2)

Secured BER
Bank borrowings RITIER 1,916,532 297,353 1,898,725 287,887
Other borrowings HAEK 431,930 - 424,799 =
2,348,462 297,353 2,323,524 287,887

Unsecured mEA
Other borrowings HAETK 1,093,960 1,089 883,891 15,592
Notes payable LANES - - 61,379 =
Corporate bonds NAES 93,510 - 93,510 -
1,187,470 1,089 1,038,780 15,592
3,535,932 298,442 3,362,304 303,479
As at 30 June 2025, included in current borrowings with RZEZRFEANA=+H BXREE
approximately HK$2,994,805,000 (31 December 2024: TBEENEEERASRE R HF
approximately HK$1,189,019,000) became due and repayable BAliERHEMERZHE  REERF
on demand as a result of not making scheduled repayment of F #12,994,805,0008 7L ( —E M F

loan principal and/or interest and breach of other loan covenants,
in which the Group has received repayment notices from the
relevant bank to demand for repayment of total outstanding
of approximately HK$1,535,926,000 (31 December 2024:
approximately HK$1,514,769,000).

2025F HHAIR &

51

+=—A=+—H8 : #1,189,019,000%
TT) BEIERBIRER(EE  AREE
B UL FERR T Z BRURA - Bk
EEREEENE H£41,535,926,000
BL(ZENF+=—A=+—H8: 4
1,514,769,000787T) °

BENEHEEERAE



18. Borrowings (Continued) 18. B¢
As at 30 June 2025 and 31 December 2024, total current and E’%:?:ﬁi/ SA=Z+tBEER - -mEF
non-current borrowings were scheduled to repay as follows: +=—A=+—A8" u&ﬁ EIFTEILEE ¢
B B Em
Borrowings other
Bank borrowings than bank borrowings
RITER BR (FEERTER)
30 June 31 December 30 June 31 December
2025 2024 2025 2024
—E-RE —EoE —ECTE —ToNF
AA=tR  TZA=1+-H AAZTR  TZA=1+-A
HK$'000 HK$'000 HK$'000 HK$'000
TiEx Tir TR THr
(unaudited) (audited) (unaudited) (audited)
(REEHK) (Bz7) (REEH) (B%%)
On demand or within one year REXH—FR 1,916,532 1,898,725 1,619,400 1,463,579
More than one year, but not exceeding two 18— - BT BEBRE
years 297,353 287,887 1,089 15,592
2,213,885 0,186,612 1,620,489 1479171
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19. Trade and Other Payables 19. BEZRHEHMEMNKIE

30 June 31 December

2025 2024
—E-HEF —TmF
ANA=+H +=—A=+—H
HK$’000 HK$'000
FET FAT
(unaudited) (audited)
(REER) (feFZ)
Trade payables B S IR 1,456,664 1,425,481
Wages and salaries payables BNIENES 2,075 1,887
Accruals FEETER 348 2,699
Other tax liabilities HibhFIEaE 82,116 83,545
Interest payables FETAE 860,159 696,156
Secured deposits from contractors BEEMAER NS 7,012 6,073
Other payables HAtb T FRIR 298,410 369,126
Other payables to a non-controlling EAth A SR B 1 M 2 2 SRIE
interest 42,938 42,346
Other payables to a former subsidiary HAib B —RERIMB AR 2 3IE 885 1,697
1,203,943 1,203,529
2,750,607 2,629,010
Note: GEE
Other payables to a non-controlling interest and former related parties are Hun e IEIr | MRS MR E S 2 IE 5
unsecured, non-interest bearing, and repayable on demand. I RS RITENREE -
The credit period of trade payables in relation to trading of EFARXSNE SEMNTKENEE
commodities is ranged from 10 to 360 days (31 December 2024: BN TF10E3608 (ZE—WF+ = A
ranged from 10 to 360 days); provision of real estate and property =+—HB:NF10E360H) : AR
investment is ranged from 7 to 30 days (31 December 2024: HYERELYERENE I ENR
ranged from 7 to 30 days) and trading of home appliances and BREESANF 72308 (2 -ME
building materials is 30 days (31 December 2024: 30 days). +=—A=+—8:N"F7=30H)XE

HMEEREARMEEMENE SER
HIEHNEEHA0R (ZE-_MFE+—
A=+—H :308)-
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19. Trade And Other Payables (Continued) 19.

Included in trade payables are trade creditors with the following
ageing analysis, based on invoice dates, as of the end of the

reporting period:

25 KZE{&EEH%ME%\

RBEERRBEEBEZENFTAZLES
FEAERAR - IRIFHZ A MR RREKR D0
T

30 June 31 December
2025 2024
—E-RE ZEF
AA=+H +=ZA=+—H
HK$’000 HK$'000
FET FiET
(unaudited) (audited)
(REEER) (feE%)
0-30 days 0-30H 350,316 341,409
31-60 days 31-60 H - &)
61-90 days 61-90 H 14,258 14
91-120 days 91-120 H 291 13,565
Over 120 days 120 HIA £ 1,091,799 1,070,490
1,456,664 1,425,481
20. Financial Guarantee 20. HIBER
(@)  Guarantee in respect of borrowings of a former subsidiary: (@) BLATH B A B 2 (BB 2 &
o
30 June 31 December
2025 2024
—E-RHF —EuE
AA=+H +ZA=+—H
HK$’000 HK$'000
FET FAT
(unaudited) (audited)
(REEER) (feE%)
Financial guarantee — current portion BTTSELR — BIERER 3,307 13,047

As at 30 June 2025, the Group issued guarantee to
bank in respect of banking facilities granted to a former
subsidiary. Under the guarantee, the Group and other
independent third parties were jointly and severally liable
for all or any of the borrowings of each of them from
the bank upon failure of the guaranteed entity to make
payments when due.

The maximum liability of the Group at 30 June 2025
under the guarantee is the amount of bank borrowings
drawn under the guarantee at that date of approximately
HK$1,285,363,000 (31 December 2024: approximately
HK$1,285,363,000).
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RZE-_RAFAA=+H &
EEE AT B AR EERERTT
BERIRITEHITER - RIEZ
BR WEXERNZTEI R
REEEN  NEEREMB L
F=HE A K ERRER MR
ITEREMB SR EMERAER
EE-

RZE-_RFA=+H" 'K
EERERBETZE=ETH
RZ BB ZEREBE T ZERT
f& 2% 491,285,363,0007% 7T ( =
E_NFE+—A=+—0: %
1,285,363,000/87C) °
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20. Financial Guarantee (Continued) 20. BIRER @)

(b) Guarantees in respect of mortgage facilities for certain (o) RETASENENE M
purchasers of the Group’s properties: BRARBERERNER
As at 30 June 2025, guarantees amounting to RZZEZRFAA=1H ' AR
approximately HK$1,666,000 (31 December 2024: SEMEBEFFESHIEBE
approximately HK$1,643,000) are given to banks with R MR TIREIR %Y 1,666,000
respect to mortgaged loans procured by the purchasers of BL(ZEZNF+ A =+—
the Group’s properties. Such guarantees will be released H : #91,643,000587T) © $R1715
by banks upon the issuance of the real estate ownership RAE R ELFEERSE A
certificate to the purchasers or the satisfaction of the RIBERE (ARFE BLE) ik
mortgaged loans by the purchasers, whichever is earlier. BRAER - RIBZEFERER
Pursuant to the terms of the guarantees, upon default EEEHB/RIREIA - K&
in mortgage payments by these purchasers, the Group ERaEEEENETRNRT
will be responsible to repay the outstanding mortgage HARBERIRBAS REFFE LA
principals together with accrued interest and penalty owed EEI® - BARKEAREEEH
by the defaulted purchasers to the banks and the Group MEREEREREBRE - AQ
is entitled to take over the legal title and possession of the RIEERAE FHRFIEH T 8L
related properties. The directors of the Company consider MR LAY o
that the likelihood of default in payments by purchasers is
minimal.
21. Share Capital 21. B
2025 2024
ZECRE —E-ME
Number of Number of
shares shares
BRE ey
’000 HK$000 '000 HK$'000
T8 THER T FEL
(unaudited) (audited)
(REER) (5% RZ)
Authorised: y
Ordinary shares of HK$0.05 BREECSET(Z
(31 December 2024: HK$0.05)each ~ Z=MF+—A
=+—H:005%7)
LER
At 1 January and 30 June/ ®—A—H
31 December RRR=tR/
+-A=+—H 8,000,000 400,000 8,000,000 400,000
Issued and fully paid: BEITRER
At 1 January and 30 June/ ®—A—H
31 December RAR=1tR/
+=A=1+—A 109,202 5,460 109,202 5,460
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22.

23.

24.

Commitments 22. E¥E
Commitments contracted for at the end of the reporting period AR HAR B AT AU1E M AR ETHR B RO
but not yet provided are as follows: T
30 June 31 December
2025 2024
—E2-FHF —E N4
A~NAB=+H +=ZA=+—8H
HK$’000 HK$’000
FET FAT
(unaudited) (audited)
(REBER) (feE%)
Contracted but not yet provided for: DET4BEREME -
Property, plant and equipment W - BB KRB 4,316 4,710
Investment properties under EEIEEMELEFEE
construction and inventories 784,234 817,472
788,550 822,182
Related Party Transactions 23. BEIRS
In addition to those related party transactions and balances PR EGEA%R & H BB TS ek H A b 75 AT %
disclosed elsewhere in the Condensed Consolidated Interim BLZEHETR G RERIN ©
Financial Statements.
Key management personnel comprises the Directors and senior FTEEREAERREEERAARSRE
management of the Company. The remuneration of Directors and BE o HINEZERARFHEMKENE
other member of the Company during the period was as follows: Fiian T -
Six months ended 30 June
BEARNA=THLEXREA
2025 2024
—E_RF —E-UF
HK$’000 HK$’000
FET FAT
(unaudited) (unaudited)
(RBER) (REEEZ)
Salaries and other benefits e LEAMRA 1,215 1,821
Retirement benefits scheme contributions R k4@ K5+ 24t 7k 12 47
1,227 1,868
Approval of Condensed Consolidated Interim 24, #t/&fRAFS PHMBHRE

Financial Statements

The Condensed Consolidated Interim Financial Statements were
approved and authorised for issue by the Board of Directors on
29 August 2025.
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