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CORPORATE PROFILE
1)

China SCE Group Holdings Limited (“China SCE” or the “Company”),
together with its subsidiaries (collectively, the “Group”), was
established in 1996 and with its shares listed on the Main Board of
The Stock Exchange of Hong Kong Limited (the “Hong Kong Stock
Exchange”) in February 2010 (Stock Code: 1966). The Group’s major
businesses include property development, commercial management,
property management and long-term rental apartments business. The
Company is headquartered in Shanghai for its business operations,
while implementing regional focused development strategy in the
Yangtze River Delta Economic Zone, the Bohai Rim Economic Zone,
the Guangdong-Hong Kong-Macao Greater Bay Area, the West
Taiwan Strait Economic Zone and the Central Western Region.

The Group's property projects are distributed in 55 cities, including
Beijing, Shanghai, Tianjin, Chongging, Chengdu, Suzhou, Hangzhou,
Nanjing, Zhengzhou, Qingdao, Jinan, Xiamen, Nanchang and
Kunming, etc. Its products cover a wide range of properties including
high-rise residential buildings, offices, shopping malls and long-term
rental apartments. The Company upholds “We Build to Inspire”
as its key value proposition, “Creating Smart Living to Help Seize
Happiness” as its mission.

As of 31 December 2025, the Group together with its joint ventures
and associates owned a land bank with an aggregate planned
gross floor area (“GFA") of approximately 21.15 million square
metres (“sg.m.”). In the future, China SCE will continue to secure
the regional leading position by implementing more proactive and
prudent development strategies.
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BOARD OF DIRECTORS

Executive Directors

Mr. Wong Chiu Yeung (Chairman)

Mr. Chen Yuanlai (resigned on 24 January 2025)
Mr. Cheng Hiu Lok

Mr. Huang Youquan

Ms. Zhang Haitao

Independent Non-executive Directors

Mr. Ting Leung Huel Stephen
Mr. Dai Yiyi
Mr. Mao Zhenhua

COMPANY SECRETARY
Mr. Li Siu Po

AUTHORISED REPRESENTATIVES

Mr. Wong Chiu Yeung
Mr. Li Siu Po

AUDIT COMMITTEE

Mr. Ting Leung Huel Stephen (Chairman)
Mr. Dai Yiyi
Mr. Mao Zhenhua

REMUNERATION COMMITTEE

Mr. Dai Yiyi (Chairman)
Mr. Wong Chiu Yeung
Mr. Ting Leung Huel Stephen
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CORPORATE INFORMATION

TEER

NOMINATION COMMITTEE

Mr. Dai Yiyi (Chairman)
(redesignated on 23 June 2025)
Mr. Mao Zhenhua
Ms. Zhang Haitao (appointed on 23 June 2025)
Mr. Wong Chiu Yeung (ceased on 23 June 2025)

CORPORATE GOVERNANCE
COMMITTEE

Mr. Huang Youquan (Chairman)
Mr. Ting Leung Huel Stephen
Mr. Mao Zhenhua

AUDITOR

Prism Hong Kong Limited
Certified Public Accountants
Registered Public Interest Entity Auditor

LEGAL ADVISORS AS TO
HONG KONG LAWS

Chiu & Partners

REGISTERED OFFICE

Cricket Square

Hutchins Drive

P.O. Box 2681

Grand Cayman, KY1-1111
Cayman Islands

PRINCIPAL PLACE OF BUSINESS AND

HEAD OFFICE IN THE PRC

SCE Tower

No. 2, Lane 1688, Shenchang Road
Honggiao Business District, Shanghai
China
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PRINCIPAL PLACE OF BUSINESS IN
HONG KONG

Room 2502-03A, Landmark South
39 Yip Kan Street

Wong Chuk Hang

Hong Kong

CAYMAN ISLANDS PRINCIPAL SHARE
REGISTRAR AND TRANSFER OFFICE

Conyers Trust Company (Cayman) Limited
Cricket Square

Hutchins Drive

P.O. Box 2681

Grand Cayman, KY1-1111

Cayman Islands

HONG KONG SHARE REGISTRAR

Computershare Hong Kong Investor Services Limited
Shops 1712-1716

17/F, Hopewell Centre

183 Queen’s Road East

Wanchai

Hong Kong

PRINCIPAL BANKERS

Industrial and Commercial Bank of China Limited
Agricultural Bank of China Limited

Bank of China Limited

China Construction Bank Corporation

China Merchants Bank Co., Ltd.

Ping An Bank Co., Ltd.

Industrial Bank Co., Ltd.

Shanghai Pudong Development Bank Co., Ltd.

The Hongkong and Shanghai Banking Corporation Limited

Hang Seng Bank Limited
BOC Hong Kong (Holdings) Limited
The Bank of East Asia, Limited
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CORPORATE INFORMATION
EXREFR

INVESTOR RELATIONS

Email: ir@sce-re.com
Fax: (852) 2342 6643

STOCK CODE
The Stock Exchange of Hong Kong Limited: 1966

COMPANY WEBSITE

WWW.sCe-re.com
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SUMMARY OF STATEMENT OF PROFIT OR LOSS

FINANCIAL HIGHLIGHTS
MBHRE

BERME

For the year ended 31 December

BE+t-A=1t—-HLHEE

2025 2024 Change
—ECRF —E - E bk
RMB’000 RMB'000 (%)
AR®T ARBTT
Revenue Wz 37,114,102 40,770,075 (9.0)
Gross profit EH 6,548,624 6,235,537 5.0
Loss attributable to owners NARHE AEGERE
of the parent (7,446,681) (7,863,349) (5.3)

Loss per share BlEE
— Basic and diluted — EARNEE RMB(176.3) cents RMB(186.2) cents
AR¥(1763)7 AR (186.2)% (5.3)
SUMMARY OF STATEMENT OF FINANCIAL FBRARBE
POSITION
31 December 31 December
2025 2024 Change
—E_RE —EIOF
+=A=+—-H t-A=+—H g2k
RMB’000 RMB’000 (%)
AR¥T T ARETF T
Total assets BERTE 88,624,159 128,285,226 (30.9)
Cash and bank balances e RIRTT AR 3,259,279 4,045,017 (19.4)
Total debts B (33,086,525) (35,418,566) (6.6)
Total liabilities BELHE (86,564,444) (117,715,353) (26.5)
Total equity 1B EE 2,059,715 10,569,873 (80.5)

China SCE Group Holdings Limited / Annual Report 2025
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CHAIRMAN'S STATEMENT
B

RESULTS

In 2025, the real estate industry in the People’s Republic of China
(the "PRC") remained in its bottoming-out phase. Facing severe
operational challenges, China SCE united in purpose, adopting
a business-oriented approach to vigorously fulfill its strategic
commitment to “Ensure Delivery”. Sparing no effort in advancing
project construction and delivery, delivering approximately 2.71
million sq.m. of property area during the year, thereby delivering
on its promises to homeowners. In the commercial management
segment, the Group demonstrated robust innovation and
development resilience. The influence of Kunshan Huagiao
and Fuzhou SCE Funworld continued to grow within their
respective regions. In the long-term rental apartment segment,
the Group continued to deepen its presence in core cities during the
year. The grand opening of its first apartment project in Chengdu
marked a solid first step in expanding the Group’s apartment business
into the Central Western Region. In the residential management
segment, the Group deepened its refined operations, continuously
optimised its service and operational systems, thereby enhancing
resident satisfaction.
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During the year ended 31 December 2025, the Group recorded
revenue of approximately RMB37.114 billion, representing a year-
on-year decrease of approximately 9.0%. The Group took a more
prudent attitude in making additional impairment provisions for
property projects and recognising fair value losses on investment
properties due to the decrease of selling price of properties, and as a
result, the Group recorded a loss attributable to owners of the parent
of approximately RMB7.447 billion during the year.

CONTRACTED SALES

In 2025, demand in the real estate market remained sluggish, with
sales in third- and fourth-tier cities particularly affected. Against the
backdrop of an economic downturn, despite strong and continuing
commitments from central and local governments to “Halt the Decline
and Restore Stability” and policy implementation reaching historically
unprecedented levels of easing, confidence among homebuyers in
the real estate market has yet to be effectively restored. The Group
anticipates that sales will require additional time to regain upward
momentum. In 2025, the Group together with its joint ventures
and associates achieved contracted sales amount of approximately
RMB6.541 billion, including contracted sales area of approximately
0.80 million sq.m., representing a year-on-year significant decrease of
approximately 41.7% and 35.0%, respectively. The average property
selling price during the year was RMB8,162 per sq.m.

During the year, the Group together with its joint ventures and
associates had an aggregate of over 80 projects for sale in over
40 cities, mainly in second-tier cities and core areas of third- and
fourth-tier cities. The four cities with the largest contracted sales are
Hangzhou, Shantou, Beijing and Suzhou. The contracted sales amount
of these four cities accounted for approximately 34.2% of the total
contracted sales amount of the Group together with its joint ventures
and associates.

CHAIRMAN'S STATEMENT
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CHAIRMAN'S STATEMENT
EEHRE

DEBT MANAGEMENT

In recent years, the Group has spared no effort in advancing the
process of its offshore debt restructuring. It has actively engaged
in constructive dialogue with an ad hoc group of certain offshore
bondholders (“AHG") and certain lenders of the syndicated loan
(the “Bank Group”) and their advisors, listening to their concerns
and incorporating them into the offshore debt restructuring plan.
This approach aims to provide sufficient financial flexibility and
liquidity to stabilise the Group’s operations and facilitate a sustainable
capital structure, while safeguarding the rights and interests of all
stakeholders. During the year, the offshore debt restructuring process
achieved a significant breakthrough. On 26 June 2025, the Group
executed a restructuring support agreement (“RSA”) with the AHG,
followed by an agreement to amend the RSA on 20 November
2025. These agreements secured the support of both the AHG and
the Bank Group and established the key terms of the offshore debt
restructuring plan. The board (the “Board”) of the Company considers
that the execution of the RSA is a significant milestone in the offshore
debt restructuring process. Moreover, on 24 March 2026, the Court
of First Instance of the High Court of Hong Kong has directed that
a meeting of scheme creditors to be convened to consider, and if
thought fit, to approve the offshore debt restructuring plan. The
Group will strive to complete and effect the relevant offshore debt
restructuring plan as soon as possible within 2026.

OUTLOOK

The Group anticipates that the real estate market, having undergone
continuous adjustments throughout 2025, has now established a
new starting point for future recovery. Repeatedly optimised real
estate market policies by central and local governments will alleviate
downward pressure on property prices and boost homebuyers’
confidence, laying a solid foundation for the real estate market to
emerge from its bottoming-out phase.

In 2026, the Group’s strategic focus will shift from “Ensure Delivery”
to “Refine Operations”. We will adopt a operation-oriented approach
centered on improving products, promoting sales of completed
properties and guaranteeing high-quality delivery. Concurrently, the
Group will deepen its understanding of local market dynamics and
demands to implement targeted product optimisation and innovation.
Furthermore, the Group will proactively advance disintermediation to
effectively reduce operating costs, improve cash flow, and ultimately
enhance asset and brand value.
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In the commercial management segment, the Group will intensify
market research in each project’s region to gain deep insights into
local consumer preferences. Differentiated operations will be adopted
for each project, optimising market positioning through in-depth
operation and proactive tenant brand portfolio adjustments to align
with regional consumers. Concurrently, the rental pricing mechanism
will be refined to ensure adjustments on rental made on a project by
project basis, achieving mutually beneficial outcomes with tenants. For
the long-term rental apartment segment, the Group will continue to
focus on performance growth of each project while actively exploring
expansion in community operations and diversified service models.
In the residential management segment, the Group will concentrate
on enhancing the quality of management services and improving
the collection rate of property management fees. This includes
implementing measures such as systematic and periodic fee collection
reminders to safeguard cash inflows.

In the future, the real estate industry will continue to face numerous
challenges and uncertainties, yet there remains market potential
for improved housing demand. Simultaneously, refined operations
and service optimisation will undoubtedly help enterprises build
sustainable competitive advantages. The Group will persistently focus
on product quality, actively explore customer needs, and create high-
quality homes. With unwavering confidence, we will embrace the new
market landscape with a more proactive and enterprising attitude.

APPRECIATION

Finally, on behalf of the Board, | would like to express my sincere
gratitude to all the staff, shareholders, investors, customers and
partners of the Company.

Wong Chiu Yeung
Chairman

Hong Kong, China
27 March 2026
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MANAGEMENT DISCUSSION AND ANALYSIS

BN D

MARKET REVIEW

In 2025, the real estate market in the PRC remained in its bottoming-
out phase. Despite lenient policies implemented by central and local
governments, including further relaxation of purchase restriction
in key cities, reduction of payment ratio and mortgage interest
rate to historic lows and elevating urban renewal to a national
strategic priority, the real estate market continued to face significant
downward pressure. During the year, structural divergence across
city tiers became increasingly pronounced. Core first- and second-tier
cities demonstrated greater resilience due to historical advantages,
robust economic foundations, and population magnetism. Conversely,
third- and fourth-tier cities grappled with severe inventory reduction
pressures. Looking ahead, the PRC’s real estate market is expected
to gradually complete its bottoming-out process and enter a new
development phase as inventory continues to be absorbed and
policies synergistically take effect.

In 2025, the sales of newly developed national commodity houses
amounted to approximately RMB8,393.7 billion, representing
a year-on-year decrease of approximately 12.6%, including a
approximately 13.0% decrease in residential housing sales. The sales
area of newly developed national commodity houses amounted to
approximately 881 million sg.m., representing a year-on-year decrease
of approximately 8.7%, including a approximately 9.2% decrease in
residential housing sales area.

BUSINESS REVIEW
Contracted Sales

In 2025, the Group together with its joint ventures and associates
achieved contracted sales amounted to approximately RMB6.541
billion for the year, and contracted sales area of approximately 0.80
million sg.m., representing a year-on-year significant decrease of
approximately 41.7% and 35.0%, respectively. The average property

selling price during the year was RMB8,162 per sq.m.

In 2025, the Group together with its joint ventures and associates had
an aggregate of over 80 projects for sales in over 40 cities, mainly in
second-tier cities and core areas of third- and fourth-tier cities.
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MANAGEMENT DISCUSSION AND ANALYSIS

TR W& D

The contracted sales realised by the Group together with its joint F R NEEERES Z QA LB Z QA
ventures and associates during the year are set out below: BRIHEFAFADT :
By City R T &l D
Percentage of
Contracted Contracted Contracted
Sales Amount Sales Area Sales Amount
EEE
2R & HESHE
City i HESH HEmR BatE
(RMB Million) (sg.m.) (%)
(AR%B&T) (F7K)
Hangzhou LpEAN 687 33,454 10.5
Shantou U EE 675 64,367 10.3
Beijing 51 501 18,726 7.7
Suzhou R 373 28,625 5.7
Nanjing R 354 39,245 5.4
Quanzhou M 336 37,595 5.1
Kunming R 309 42,532 4.7
Jieyang 55 309 44,575 4.7
Chongging BE 258 65,957 3.9
Pingdingshan FIaL 218 32,688 3.3
Lincang o) 217 29,069 3.3
Meizhou =) 204 26,827 3.1
Shangrao a3 187 27,699 2.9
Wenshan pgil 186 28,613 2.9
Zhumadian EESE 185 37,403 2.9
Zhaotong A 38 151 28,045 2.3
Xuzhou =M 129 18,662 2.0
Hefei & HE 129 7,427 2.0
Weifang %] 119 20,549 1.8
Xuchang B 105 22,248 1.6
Others HAb 909 147,098 13.9
6,541 801,404 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

By Region REEHE S
Percentage of
Contracted Contracted Contracted
Sales Amount Sales Area Sales Amount
HER
& E &= HESHE
Region B HESH HEmE Btk
(RMB Million) (sg.m.) (%)
(AREEHET) (F7HK)
Central Western Region 78 B i [ 1,872 326,623 28.6
Yangtze River Delta Economic Zone &= A& E 1,771 140,641 27.1
Guangdong-Hong Kong-Macao BERANER

Greater Bay Area 1,399 166,974 21.4
Bohai Rim Economic Zone IR 3D A8 7 866 79,620 13.2
West Taiwan Strait Economic Zone & Ik 78 7= 45 75 8] 633 87,546 9.7
6,541 801,404 100.0

45 B 8l 5

By City Tier T T AR B &l 5
Percentage of
Contracted Contracted Contracted
Sales Amount Sales Area Sales Amount
HER
&R &= HESHE
City Tier 35, 4% Bl HESH HEmE Bab
(RMB Million) (sq.m.) (%)
(ARBEBHET) (F7K)

First-tier cities — T 514 22,436 7.9
Second-tier cities Z#Ek T 2,371 257,750 36.2
Third- and fourth-tier cities = - UMW 3,656 521,218 55.9
6,541 801,404 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS

From the perspective of city distribution, contracted sales in Hangzhou
and Beijing have been the most remarkable among the first-tier and
second-tier cities, amounting to approximately RMB687 million and
RMB501 million, respectively, accounting for approximately 10.5%
and 7.7% of the total contracted sales amount. The contracted sales
of the Central Western Region and the Yangtze River Delta Economic
Zone amounted to approximately RMB1.872 billion and RMB1.771
billion, respectively, accounting for approximately 28.6% and 27.1%
of the total contracted sales amount.

Investment Properties

As at 31 December 2025, the Group together with its joint ventures
and associates held 39 investment properties with a total GFA of
approximately 3.25 million sg.m. (attributable GFA of approximately
3.02 million sg.m.), of which 23 investment properties had
commenced operation. The Group together with its joint ventures and
associates have investment properties in 24 cities, including Beijing,
Shanghai, Xiamen and Suzhou, among others, with its business
covering shopping malls, long-term rental apartments, offices,
commercial streets and shops.

TR W& D

W TN — & AN R
IR eRIEERARARDL - “E\JZ’ME
Be87TEITRARBSOVEL  HEES
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

Recognised Property Sales Income

BRMEEERA

In 2025, the Group achieved recognised property sales income of —ZT - FHF ANEEERDEHEWALA
approximately RMB34.899 billion and area of properties delivered R# 348991870 BRIV EEBEL A
of approximately 2.71 million sq.m., representing a year-on-year 2718 F 75K ' Rt 5 Bl 4 £10.2% K %
decrease of approximately 10.2% and increase of approximately 4.2%  M#14.2% * FHEMEHEEEBREEFFE T KA
respectively. The average selling price of properties was RMB12,857 R # 12,857 T Rl b6l 2> 4913.8% ° AN &

per sq.m., representing a year-on-year decrease of approximately RYEHEWASTFHEOT
13.8%. Details of the Group’s recognised property sales income are
as follows:
By City R T Bl 5
Percentage of
Recognised Recognised Recognised
Property Property Property
Sales Income Sales Area  Sales Income
IHTERY
LY S (R ES HEWA
City i SHEWA HEEE Bok
(RMB Million) (sq.m.) (%)
(AREBRST) (FHXK)
Hangzhou LN 9,112 564,584 26.1
Hefei e 3,271 193,361 9.4
Shanghai & 2,720 53,617 7.8
Quanzhou SN 2,591 263,210 7.4
Beijing bR 2,429 81,451 7.0
Fuzhou M 1,922 74,035 5.5
Xuzhou =M 1,710 160,455 4.9
Xiamen EF 1,200 28,314 3.4
Tianjin KE 1,183 75,376 3.4
Shangrao & 1,081 158,562 3.1
Others Hfb 7,680 1,061,390 22.0
Total aF 34,899 2,714,355 100
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MANAGEMENT DISCUSSION AND ANALYSIS
BEENWE D

By Region REFSE S
Percentage of
Recognised Recognised Recognised
Property Property Property Sales
Sales Income Sales Area Income
(e ES
LS R SHEWA
Region EiF SHEWA HEERE Batt
(RMB Million) (sq.m.) (%)
(AREB&ET) (FFFK)

Yangtze River Delta Economic Zone &= A& E 17,987 1,062,411 51.5
West Taiwan Strait Economic Zone /& I 7 = 45 7% 7,307 594,111 20.9
Bohai Rim Economic Zone IR A8 7 4,907 365,667 14.1
Central Western Region 7 2B i & 3,043 489,866 8.7

Guangdong-Hong Kong-Macao BERAER
Greater Bay Area 1,655 202,300 4.8
Total CE 34,899 2,714,355 100

By City Tier R A& B & 5
Percentage of
Recognised Recognised Recognised
Property Property Property
Sales Income Sales Area  Sales Income
IHTERY =
R (R ES SHEWA
City Tier 3 i A% Bl HEWA SHEmRE Bok
(RMB Million) (sg.m.) (%)
(AR®EBS&ET) (FF7K)

First-tier cities — AR 5,149 135,068 14.8
Second-tier cities it 3] 18,883 1,151,901 54.1
Third- and fourth-tier cities = HWEET 10,867 1,427,386 31.1
Total CEn 34,899 2,714,355 100
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

Land Bank

As at 31 December 2025, the Group together with its joint ventures
and associates had a land bank with an aggregate planned GFA
of approximately 21.15 million sq.m. (the aggregate planned
GFA attributable to the Group was approximately 17.89 million
sg.m.), distributing in 55 cities. From the perspective of geographic
distribution, the land bank costs (excluding investment properties)
of the Group together with its joint ventures and associates located
in the Yangtze River Delta Economic Zone, the Bohai Rim Economic
Zone, the Central Western Region, the West Taiwan Strait Economic
Zone and the Guangdong-Hong Kong-Macao Greater Bay Area
accounted for approximately 35.8%, 20.4%, 18.1%, 13.6% and
12.1% respectively. Considering the tiers of cities, the land bank costs
(excluding investment properties) of the Group together with its joint
ventures and associates located in first-tier cities, second-tier cities
as well as third- and fourth-tier cities accounted for approximately
12.5%, 48.2% and 39.3% respectively.

FINANCIAL REVIEW
Revenue

The Group mainly derives its revenue from sales of properties,
property management fees and rental income.

China SCE Group Holdings Limited / Annual Report 2025
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MANAGEMENT DISCUSSION AND ANALYSIS

The annual revenue decreased by approximately 9.0% from
approximately RMB40,770,075,000 in 2024 to approximately
RMB37,114,102,000 in 2025, which was mainly attributable to the
decrease in revenue from sales of properties.

o Sales of properties

Revenue from sales of properties decreased by approximately
10.2% from approximately RMB38,843,471,000 in 2024 to
approximately RMB34,899,031,000 in 2025. Delivered area
increased by approximately 4.2% from 2,605,724 sq.m. in
2024 to 2,714,355 sg.m. in 2025. The average unit selling price
decreased from approximately RMB14,907 per sq.m. in 2024 to
approximately RMB12,857 per sg.m. in 2025.

o Property management fees

Property management fees increased by approximately
8.3% from approximately RMB1,201,595,000 in 2024 to
approximately RMB1,301,083,000 in 2025, which was mainly
attributable to the increase in the number and floor area of
properties under management.

° Rental income

Rental income decreased by approximately 3.7% from
approximately RMB578,634,000 in 2024 to approximately
RMB557,383,000 in 2025, which was mainly attributable to the
decrease in rental of offices and long-term rental apartments
during the year.

TR W& D

2ERFH_EBE_NEHHARK
40,770,075,000 L 2 #9.0% ZE =T —H F
I # A R%37,114,102,0007 - T E R %
S E UL AR D BTER ©

o WMIREEWA

MEBHERABH T _NFEFHHAR
#38,843,471,000 TR 2 #110.2% =
—E - RFHH AR 34,899,031,000
UL REMER =T ZHF 82,605,724
FEHKEMBI2%E - - AEW
2714355 F 5K o FHHEEEHR =
ToNENEGFEFARHARK 14,907 7T
ROV E_E-_RAFNBFEAROARE
12,857 7T °

e YXEHEER

MEEEBER T _MNFNHARE
1,201,595,000 T K 4983% & — &
—HEFENHARE1,301,083,0007T © =
ZREENYEHEREBEEMEZAM
B o

o  HEWA

HEWAR-ZE_MEHNHARK
578,634,000 LR VP KI3. 7% ZE=F - H
FH# A RES557,383,0000 0 EE R
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FrEk o

China SCE Group Holdings Limited / Annual Report 2025
REREBIERERAT / —T - NFFH

— 21 ——



—— 22 —*¢

MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

Gross Profit

Gross profit increased by approximately 5.0% from approximately
RMB6,235,537,000 in 2024 to approximately RMB6,548,624,000 in
2025. Gross profit margin increased from approximately 15.3% in
2024 to approximately 17.6% in 2025. The increase in gross profit
margin was mainly due to the delivery of certain projects located in
Shanghai, Fuzhou and Beijing with higher gross profit margins during
the year.

Changes in Fair Value of Investment Properties, Net

The fair value losses of investment properties decreased significantly
by approximately 41.9% from approximately RMB5,051,706,000 in
2024 to approximately RMB2,933,577,000 in 2025. The fair value
losses of investment properties was mainly attributable to the effects
of the decline in demand for commercial properties in the PRC.

Selling and Marketing Expenses

Selling and marketing expenses decreased by approximately 26.0%
from approximately RMB707,896,000 in 2024 to approximately
RMB524,093,000 in 2025. The decrease in selling and marketing
expenses was mainly attributable to the significant decrease in
contracted sales amounts during the year.

Administrative Expenses

Administrative expenses increased by approximately 7.0% from
approximately RMB1,219,167,000 in 2024 to approximately
RMB1,304,614,000 in 2025. The increase in administrative expenses
was mainly attributable to the losses on disposal of investment
properties.

Other expenses

Other expenses decreased significantly by approximately 38.8%
from approximately RMB1,468,888,000 in 2024 to approximately
RMB898,791,000 in 2025. The decrease was mainly attributable to
the decreased amount of impairment losses for investments in joint
ventures and associates and due from related parties.
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MANAGEMENT DISCUSSION AND ANALYSIS

Finance Costs

Finance costs decreased by approximately 10.4% from approximately
RMB1,893,627,000 in 2024 to approximately RMB1,696,585,000
in 2025. Finance costs mainly represented partial borrowing costs
which have not been capitalised as certain borrowings were not
used for project developments. Given the decrease in bank and other
borrowings and their interest rates during the year, total interest
expenses decreased from approximately RMB2,806,275,000 in 2024
to approximately RMB2,206,667,000 in 2025.

Income Tax Expense

Income tax expense increased significantly by approximately 75.8%
from approximately RMB937,852,000 in 2024 to approximately
RMB1,648,987,000 in 2025. The increase in income tax expense
during the year was mainly attributable to the aggregate effect of
increase in land appreciation tax and corporate income tax as a result
of the increase in gross profit margin, and the decrease in deferred
tax credited to profit or loss as a result of the decrease in fair value
losses of investment properties.

Loss Attributable to Owners of the Parent

Loss attributable to owners of the parent decreased by approximately
5.3% from approximately RMB7,863,349,000 in 2024 to
approximately RMB7,446,681,000 in 2025. The loss attributable to
owner of the parent was mainly resulted from the aggregate effect
of (i) decline in the selling prices of properties, leading to additional
provision of impairment for property projects; and (ii) declining
demand for commercial properties causing fair value losses of
investment properties, during the year.

TR W& D

B8 A

B EBEBRB_ZT_OFHNHOARK
1,893,627,000 LR 2 4 104% E — T — A 4F
49 A R #1,696,585,000 7T © 81 75 & B B &
EFXFERETESUARNRERRE W
ERMERATEER - ARBITRAME
REREMEFATR BN LEH-Z
—MFEH AR 2,806,27500 TP EE
—RFHARE2,206,667,0007T °

BLIEB X

MERXB-_ZE-_MOFHNOARE
937,852,000 L KIBIEMNA75.8% E T —H
FH ) AR 1,648,987,000 T ° AN F T I8 7
TR EAFERZHREMNEEHA - BE LM
BEMRMREEMSREA  UERBARIEEY

AR EFBORD S ABRNEL
BIER @I TE -
B RREEARGER

HRRHEBABGEEBER ST _MNFEHL
AR #7,863,349,000 /L P 4I53% E -
“HEMHART7,446,681,0007C ° BE A A
HEEABEEEEIZEEAREAN: )V WES
B EBE Y18 B TR RN R E R

RNEEMEZT K TREBIREWELR
R AT -

China SCE Group Holdings Limited / Annual Report 2025
RREEZRERAR/ —F

A*J:

g 23 ——



— 24 —

MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

LIQUIDITY, FINANCIAL AND CAPITAL RESOURCES
Cash Position

As at 31 December 2025, the Group’s cash and bank balances
were denominated in different currencies as set out below:

mBEL  MBREXRER
B

RZEBE-_RAF+-_A=+—8 XEBEHNR
S RBITEREHTIUA T AR EBEE -

2025 2024
—E_REF —EOEF
RMB’000 RMB’000

AREBTRE ARETT

Renminbi AR 3,106,011 3,975,285
Hong Kong dollars S 23,150 17,429
US dollars Vi 130,118 52,303
Total cash and bank balances B & MIRTTERGE SR 3,259,279 4,045,017

According to the relevant laws and regulations of the PRC, certain
property development companies of the Group are required to place
certain amounts of cash and bank deposits into designated bank
accounts to provide guarantees for the development of the relevant
properties. As at 31 December 2025, the amount of restricted cash was
approximately RMB923,438,000 (31 December 2024: approximately
RMB1,124,479,000).
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MANAGEMENT DISCUSSION AND ANALYSIS
BEENWE D

Borrowings and Pledged Assets ERREEERSR
The maturity profile of the borrowings of the Group as at 31 R-Z_AF+-_A=+—H ZEEEX
December 2025 was as follows: EFEBRAT
2025 2024
—E-RE —ENF
RMB’000 RMB'000
ARBTR AREBTx
Bank and other borrowings: RITREMEZK :
Within one year or on demand —FANIRERK 12,385,049 11,241,555
In the second year FF 2,826,892 5,309,860
In the third to fifth years, inclusive E=FRF (RIEEEME) 1,592,762 2,359,307
Beyond fifth year Eﬁéﬁi 976,803 893,377
17,781,506 19,804,099
Senior notes and domestic bonds: BEEBIIEANES
Within one year or on demand —FERFHIFEK 14,824,300 12,908,448
In the second year EFE_F 480,719 2,225,300
In the third to fifth years, inclusive F=ERF (BEEEMRTE) - 480,719
15,305,019 15,614,467
Total borrowings B 33,086,525 35,418,566
The borrowings were denominated in different currencies as set out  ZEER AU F AR EEHE :
below:
2025 2024
—E"FHF —EDEF
RMB’000 RMB'000
ARBTRT ARETT
Bank and other borrowings: MITREMEFK
Renminbi AR# 13,382,960 15,294,518
Hong Kong dollars BIT 1,144,689 1,173,585
US dollars e 3,253,857 3,335,996
17,781,506 19,804,099
Senior notes and domestic bonds: BEEBIENES
Renminbi AR¥ 2,706,019 2,706,019
US dollars ETT 12,599,000 12,908,448
15,305,019 15,614,467
Total borrowings BB 33,086,525 35,418,566
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

Breakdown of the borrowings by categories is as follows: ERRAMAREZRERE ST
2025 2024
—E-RE —ZT-F
RMB’000 RMB'000
ARBTRE ARETT
The senior notes of US$500 million ata R=Z—=PU4 /M BE|H]  Secured/Fixed A 3,499,900 3,588,250
coupon rate of 7.375% due in April ®518%I07.375% 8 interest rate & € | =
2024 ERIE
The senior notes of US$450 millionat ~ W=ZF_MF N AFIH  Secured/Fixed BER/ 3,149,910 3,229,425
a coupon rate of 5.95% due in M45/83%L5.95% &  interest rate [E] £ F1| ==
September 2024 EER
The senior notes of US$500 millionata R=Z=AF A AF|H  Secured/Fixed A 3,499,900 3,585,290
coupon rate of 7% due in May 2025 BS5EETI%BEE interest rate & € | &
&
The senior notes of US$350 millionata MA=Z="F = AZ|H  Secured/Fixed HHEAE 2,449,290 2,505,483
coupon rate of 6% due in February 3.518ETT6% Bk interest rate [E] £ F1| ==
2026 1
The domestic corporate bonds of MR-ZE-+HF L AFH  Unsecured/Fixed AR 506,019 506,019
RMB506,019,000 at a coupon rate of B A R # 506,019,000 interest rate & 7E A =
4.5% due in July 2027 TL45% RN R EME S
The medium-term notes of RMB1.5 RZZZRF—AEIE  Secured/Fixed BiER/ 1,500,000 1,500,000
billion at a coupon rate of 4.1% due MARBISETLI% interest rate [E] 52 F1| ==
in January 2026 HEIZE
The medium-term notes of RMB700 RZZZR"FNARE  Secured/Fixed A 700,000 700,000
million at a coupon rate of 4.28% M AR 7{87C4.28% interest rate & € | &=
due in August 2026 HEEER
Bank and other borrowings RITREMER Secured/Floating HHEE 12,406,859 14,283,326
interest rates ZEF &
Bank and other borrowings RITREMERK Secured/Fixed I=Eiini: Vg 5,374,647 5,520,773
interest rates A 2=
33,086,525 35,418,566

China SCE Group Holdings Limited / Annual Report 2025

PREBZERARIR/ T - AFFR



MANAGEMENT DISCUSSION AND ANALYSIS

As at 31 December 2025, the following assets of the Group were
pledged to secure certain bank and other borrowings and domestic

TR W& D

RZBZ_RFE+_A=+—HB XEEKIAU
TEERM UERERTAKRENE TR

bonds granted to the Group: REMERKIEANES :
2025 2024
—E-HE —ZE P04
RMB’000 RMB'000
ARBTRT ARETET
Property and equipment I E IS 463,771 469,188
Investment properties "EYE 15,310,000 17,329,400
Properties under development BERPYE 25,131,148 44,598,089
Completed properties held for sale BIEHEEEKWE 758,000 1,041,000
41,662,919 63,437,677

Gearing Ratio BEtx

The net gearing ratio was calculated by dividing the net debt (including
bank and other borrowings, senior notes and domestic bonds after
deduction of cash and cash equivalents and restricted cash) by
total equity. As at 31 December 2025, the net gearing ratio was
approximately 1,448.1% (31 December 2024: 296.8%).

Exchange Rate Fluctuation Exposures

The Group's businesses are located in the PRC and substantially all
of the Group’s revenue and operating expenses are denominated
in RMB. The majority of the Group’s assets and liabilities are
denominated in RMB. As at 31 December 2025, except for certain
bank deposits, financial assets at fair value through profit or loss, bank
and other borrowings and senior notes which were denominated in
foreign currencies, exchange rate changes of RMB against foreign
currencies will not have material adverse effect on the results of
operations of the Group.

No foreign currency hedging arrangement was made as at 31
December 2025. The Group will closely monitor its exposure to
fluctuation in foreign currency exchange rates.

FRABELERDRFES (BREETEREME
HOEBEEBERBEAGHFHIKReRE®
EEYRIBHIRE) RAESBETE -
R-ZE-RHE+-_A=+—80 FEFEL=X
#91,4481% (ZZ—_WFE+=_A=+—H:
296.8%) °

E 0 B A

AEBERNFBEETES AREXEBO WS
M LA AAREHE - AREKRHBLD
BERBBHUAREHE - R_T_AF
TZA=+—8" BRETUINETENRTT
TR BAREHERREZEHFARENS
MEE ROLEMBERRELRE AR
EHEMIINENEREH TS HAKENE
BREERBEATNZE -

R-B-_RAF+-A=+—RH XxEEYE
TEREMINE S 2 5 - AR B KEEZ )
ERINEERNBRER
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

FINANCIAL GUARANTEES

As at 31 December 2025, the Group provided financial guarantees to
the banks in respect of the following items:

B IER

RZZE-_RAFE+-A=+—H KEBEU

TREMRITRESBER

2025 2024
—E-REF —EJUF
RMB’000 RMB'000
ARBTRT ARBTET
Guarantees in respect of mortgage MAEEETYWEERN
facilities provided for certain purchasers RIBE SRR ENER
of the Group’s properties 25,528,163 27,020,673

In addition, the Group’s share of the joint ventures’ and associates’
own financial guarantees, which are not included in the above, is as
follows:

o AERERES LR RBERRAY
M SRR (L ARAA LSO T -

2025 2024
—E-REF —EJUF
RMB’000 RMB'000
AR T ARET T
Guarantees in respect of mortgage A& &N A KB E QR
facilities provided for certain purchasers ETYUEBERNIZIBER
of the joint ventures’ and associates’ RHMER
properties 2,093,214 3,293,445

As at 31 December 2025, the Group provided guarantees to banks
in connection with loan amount of RMB910,621,000 (31 December
2024: RMB1,451,630,000) granted to joint ventures and associates.
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MANAGEMENT DISCUSSION AND ANALYSIS
BEENWE D

COMMITMENTS A
As at 31 December 2025, the contractual commitments of the Group R-ZE-_H&F+_-_A=+—H ' A&EEHNE
were as follows: BHEIENT ¢
2025 2024
—E-RE —EPUF
RMB’000 RMB'000
ARBTRT AREBTET
Capital expenditure for properties under R BIRRBEM R Y2
development and construction of REZERIREYENERERZ
investment properties in Chinese Mainland 15,383,969 17,080,583

In addition, the Group's share of the joint ventures’ and associates’  Ith4h * AEBEE(RE E R B E QA H

own contractual commitments, which are not included in the above,

is as follows:

BV E 2 A AHE CRMAIA EFrt) 20T

2025 2024
—E-HE —EJUF
RMB’000 RMB'000
ARBTRT ARETET
Capital expenditure for joint ventures’ and A& RNA REE R REF B AER
associates’ properties under development ERPYERBEERRE
and construction of investment properties MEEE AR
in Chinese Mainland 630,662 1,096,209
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

EMPLOYEE AND REMUNERATION POLICIES

As at 31 December 2025, the Group had a total of 5,560 employees
(31 December 2024: 6,201 employees). During the year, the total
cost of employees was approximately RMB634,436,000 (2024:
approximately RMB660,062,000). The Company recognises the
importance of gender diversity and recruits employees at all levels
based on merits and regardless of gender. As at 31 December 2025,
the Group had 3,588 male employees and 1,972 female employees
and the male-to-female ratio in the workforce, including the senior
management, was approximately 1:0.55, which is regarded by the
Board of directors (the “Directors”) as satisfactory and in line with the
industry which the Group operates its businesses in. The Group shall
further strengthen the gender diversity in the workforce in the future
where appropriate. The Group provides employees with competitive
remuneration and benefits and has adopted share option schemes to
provide incentives and rewards to, among others, the employees (please
refer to the section headed “Report of the Directors — Share Option
Scheme” of this annual report for further details of the share option
schemes). The Group reviews the employee remuneration plan at least
annually to ensure that it maintains market competitiveness and allows
the employees to receive fair and equal rewards. The remuneration
and promotion decision are also based on considering the employees’
assessment results, experience, skills and personal characteristics. In
addition, the Group has established China SCE College to provide
employees with three types of training programs, namely business
courses, quality skills and cultural identity. The Group has launched its
management trainee programme since 2011 for positions in selected
functional areas in order to build pipeline for succession.

REMUNERATION OF DIRECTORS AND SENIOR
MANAGEMENT

The remuneration of the senior management of the Group by
band and the respective number of persons for the year ended 31
December 2025 are set out below:

\

& 8 Ko BN EUR
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ANEBEHF3588LEMHE T INEZLIEE
T BESHAEEAEEARNNE IhAE+TSH
B4 A1:055 EE([EE]) €@RAES
AMBITRERNEBKEEEFERITE -
REBHESEESEBRTNE—FMRBRET
BAEMERZ Tt - AEBRESRE AR
FINFHEEREEMNBRETS S ER
B RERE (KRR EE (BEBERETS
MiE—THB BREAFHRIESTTRE]
BB ER S —B) - AEERS BT
BTHFMAR UBRREREMSEHFEIKL
HETESAERFENER MEMLE
FHPRENEREEE T ZER  £5 -
Fae M EEARFEED - i REERL
RS BB TIREXERRE LKA
M ERER=FEHFINEE - BT ——F -
AREBAKETESHEURESE£518 0 A
fee) (27 4 (T R 0 2 4 o

S5 N EEE N

BHE_Z_A&+-_A=+—HILEELXE
EefEIEENENEE R EAEAZOT

Number of

Persons

Remuneration Bands HiNEE AB
HK$1,000,001 to HK$ 1,500,000 1,000,001 T £ 1,500,000 7% 7T 1
HK$2,000,001 to HK$2,500,000 2,000,001 7 T £ 2,500,000 7% 7T 3

Further details of Directors’ remuneration and the five highest paid
employees are set out in notes 9 and 10 to the consolidated financial
statements, respectively.
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MANAGEMENT DISCUSSION AND ANALYSIS

ENVIRONMENTAL POLICIES AND PERFORMANCE

The Group actively fulfils its social responsibilities of protecting the
environment and plays an exemplary role by undertaking the mission
of promoting social environmental protection activities. As we
develop our business, we prioritise environmental considerations. We
comprehensively strengthen the management of water resources,
energy, waste, and greenhouse gas emissions, while also promoting
green construction, and incorporates environmentally friendly practices
into its daily course of business to enhance energy and resource
efficiency. This helps us work towards achieving carbon peak and
carbon neutrality, contributing to the development of sustainable cities
and communities.

Please refer to the Environmental, Social and Governance Report of
the Group published by the Company.

COMPLIANCE WITH RELEVANT LAWS AND
REGULATIONS

The Group’s business is mainly operated by its subsidiaries
incorporated or established in the British Virgin Islands, Hong Kong
and the PRC and the Company was incorporated in the Cayman
Islands and is a listed company on the Main Board of the Hong Kong
Stock Exchange. Therefore, the Group should comply with relevant
laws and regulations of the Cayman Islands, British Virgin Islands, the
PRC and Hong Kong. The Group will seek professional legal opinions
from its Legal Department and legal advisors when necessary to
ensure that the Group’s transactions and business are in conformity
with all applicable laws and regulations.

KEY RELATIONSHIPS WITH EMPLOYEES,
CUSTOMERS AND SUPPLIERS

China SCE has always insisted on the characteristic management
concept of “Human-Centric” and put it into the construction of
human resources. China SCE understands that protecting the interests
and development of its employees is not only a business necessity,
but a fundamental goal that must be achieved. In order to fulfill its
corporate responsibility, the Group has developed a unique people-
oriented employment mechanism, created a working environment
that respects equal participation and diversity, the Group attached
great importance to protecting the health and safety of workers,
improving welfare benefits and employee care, and building a
harmonious and integrated professional team.

TR W& D

RIEBR KRR

AEBERBEITERERFENLEGEE &
EEEEEILERFADNESD  BERE
BREBOABED MAHRRNERE &2
ENSRKER R BEEY REREH
MHER HETRERE YHRFETHR
BAEMRIP - SRFBERMEBERMARE -
{2 BIRHOEERGR DM - K BERATHF
BTN EIEL TR -

BTHEBARENMIER

AEENEBERRAKE AL MR R
BREZEHS BERTENEBRAET
MARRRFSESEMMAZIL R E AR
PRERLE™ 8t "EELEETHSH
5 RBREZES TEREBHBNER
FOER - AR B @S KE T EABE MERE
R(ERERH)NEXLEER  BRAKE
ETORZNEBNEBREVERER °

HEAEERE
Y E 2 RAR

TRIAKEBERIEARFIE—BRASERE
MERBESIUKEEFNRANERER -
RRPAHEE TR RBERITMERSXEHH
2 - ME-—ACAERANEABR - RTE
TEEEE AEBUAB/K KT —F
BRAOEABARS  RIEEBEFELER
ZRAENITERE  SEERREIEEN
BEELE TERMNGFEMBTHEIE &
STMGE AR B X B o

CBEPRAER

China SCE Group Holdings Limited / Annual Report 2025
RREEZRERAR/ —F

gty

T FFH

— 31 ——



—— 32 —¢

MANAGEMENT DISCUSSION AND ANALYSIS

BEEWNR DA

The Group maintains a solid relationship with its existing and
prospective customers, which plays a vital role in the development and
success of the Group. The Group’s “SCE Club” is established for such
purpose. The Group attaches great importance to customer satisfaction
and has adopted various measures and collected customer feedback
through various channels. The Group conducted a residential customer
satisfaction survey to better understand the feedbacks and expectations
of our customers. In the future, the Group will continue to improve
the quality of its projects and services so as to increase customer
satisfaction and loyalty. As a property project developer, China SCE
attaches great importance to the quality and safety of its projects. The
Group maintains close communication with its suppliers to ensure the
quality of its properties. In addition, the Group also responds properly
to customer complaints, respects intellectual property rights and has the
responsibility to protect customer information and privacy. The Group
is committed to ensuring the quality of its projects, and also attaches
importance to sound customer service management and continuous
attention to customer feedback on its projects. The Group ensures the
quality of its projects and satisfies customers’ needs through different
ways and measures.

The Group also establishes long-term collaboration with international
prominent designers in architecture and landscape and famous
construction contractors, while maximising its efforts to ensure its
adherence to the objective of providing customers with premium
properties. The Group selects qualified construction contractors
through tender process in accordance with applicable laws and
regulations, and conducts thorough due diligence review over such
contractors. Successful tenderers are selected based on a variety of
factors, including costs, construction completion schedule, quality
performance of construction projects, construction planning,
manpower distribution, safety measures and standards, equipment
and facilities and the industrial experience of project managers.

SIGNIFICANT INVESTMENTS, ACQUISITIONS
AND DISPOSALS

Save as disclosed in this annual report, the Group did not hold any
other significant investment, or conduct any material acquisitions or
disposals of subsidiaries, associates and joint ventures during the year
ended 31 December 2025.

FUTURE PLAN FOR MATERIAL INVESTMENT

As at the date of approval of this annual report, the Group did not
have any future plan for material investments or capital assets.
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MAJOR PROPERTIES PROFILE
ER2YEEN

Properties
Completed Properties Held Percentage of
Investment Properties under for Future Total  Attributable
Project City Type of Property Properties  Held for Sale Development Development Planned GFA  to the Group
BELE Lk | RERE
B wm ES b RENx CEANE REPUE #RUE BEER JEfh L
(sq.m.) (sq.m.) (sq.m.) (sq.m.) (sq.m.) (%)
(FAK) (FAR) (FAR) (FAx) (FAX)
Bohai Rim Economic Zone
RHSRER
Beijing CBD SCE Funworld Beijing Commercial 32,443 - - - 32,443 100
3677 CBD R 8 55 R [
Cloudview Terrace/Imperial
Terrace Beijing Residential and commercial - 33,106 151,433 - 184,539 100
ERE/RRE R EERBER
Beijing West Chang'an
SCE Funworld Beijing Commercial 108,963 - - - 108,963 38
FRARL R R R A%
The Cloudland Beijing Residential - 30,948 100,403 - 131,351 75
AREH IR ftx
Royal Manor Qingdao Residential and commercial - 17,671 - 400,578 418,249 100
ERH ) ) S
Parkview Bay Jinan Residential - 249 - 185,366 187,785 84
AR o fi=
Parkview Mount (Zhucheng) ~ Weifang Residential - 2,480 - 121,902 124,382 100
AHEE i fi=
SCE Funworld Weifang Commercial 108,033 - - - 108,033 100
et R i EE
Parkview Mount Weifang Residential - 11,130 120,929 113,548 245,607 100
Sk i £
Royal Spring City Anshan Residential, commercial and hotel - 3,395 - 1,454,903 1,458,298 70
BRI Bl % BERERE
Imperial Manor Weihai Residential - - 18,586 113,892 132,478 100
B B8 %
SCE Funworld/Parkview Mount  Yantai Residential and commercial - 10,925 6,447 113,867 131,239 100
et R/ B E fEa EERES
SCE Funworld/Parkview Mount  Binzhou Residential and commercial - - 93,474 532,785 626,259 100
et Ry, EM EEREE
SCE Funworld/Parkview Mount  Rizhao Residential and commercial - - 43,698 - 43,698 100
et Ry, AR EEREE

China SCE Group Holdings Limited / Annual Report 2025

HEREBIZRERATF /

gty
g

¥k

— 33 ——



MAJOR PROPERTIES PROFILE
ERYEEN

Properties
Completed Properties Held Percentage of
Investment Properties under for Future Total  Attributable
Project City Type of Property Properties  Held for Sale Development Development Planned GFA to the Group
BELE Lk | RER
B wm bES i RENE CEANE REPUE #RUE BEER EihER
(sq.m.) (sq.m.) (sq.m.) (sq.m.) (sq.m.) (%)

(¥7%) (%) (FIK) (FIK) (FI5K)

Yangtze River Delta Economic Zone

R=ARER

SCE Plaza Phase 2 Shanghai  Commercial 120,060 16,957 - - 137,017 61
hE RS 5 Lt EE
Hangzhou Woven City/

Dinghu Funlive Hangzhou  Residential and commercial = - 643,282 - 643,282 100
RMNARES,/ 7R M EERER
Suzhou Project (Kunshan) Suzhou Residential and commercial - 81,285 - 449,883 531,168 95
EMIER (RW) M EERER
Zhangjiagang SCE Funworld Suzhou Commercial 87,152 - - - 87,152 100
RA BT R M [
Huagiao SCE Funworld/

Imperial Manor Suzhou Residential and commercial 218,834 - 54,685 - 273,519 100
Ak udis Ve v M FEREZ
6 Park Square Nanjing Commercial - 38,878 - 144,110 182,988 64
AR R EE
Hai'an SCE Funworld/

Parkview Mount Nantong Residential and commercial 105,411 - 179,093 - 284,504 100
SRR R BE 3k EERER
Rudong SCE Funworld/

Imperial Manor Nantong Residential and commercial 107,471 - 73,889 227,016 408,376 100

IRBEERE/BUEE BB EE S

Haimen SCE Funworld/

Imperial Manor Nantong Residential and commercial - - - 172,817 172,817 70
BEIR e Ryl B i FEREE
Parkview City Xuzhou Residential - 123,962 - - 123,962 100
=4 a3l T=E
Lake Manor Xuzhou Residential and commercial - 189,126 - - 189,126 54
EHLE a3l TEREE
SCE Funworld/

Parkview Residence Taizhou Commercial 144,168 - 21,577 - 165,745 100
e Ry B AR =M %
SCE Funworld/Imperial Manor  Chizhou Residential and commercial 100,923 27,01 10,777 - 138,711 100
skt R,/ B8 Sl FERESE
SCE Funworld/Parkview Mount  Hefei Residential and commercial 175,366 - 131,438 - 306,804 100
e Ry BEE AIE EEREE
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MAJOR PROPERTIES PROFILE

+— oh ATl AN
FEYER])
Properties
Completed Properties Held Percentage of
Investment Properties under for Future Total  Attributable
Project City Type of Property Properties  Held for Sale Development Development Planned GFA  to the Group
BEHE aRa *5H
ER B nERY RENE CERNE  BRTUE HENE BEER i ER
(sq.m.) (sq.m.) (sq.m.) (sq.m.) (sq.m.) (%)

(¥7x) (%) (FIK) (FIK) (FI5K)

West Taiwan Strait Economic Zone

BRAFEEE

SCE Funworld/Imperial Manor  Fuzhou Residential and commercial 133,707 34,057 93,485 - 261,249 99
E R,/ B & TEREE

SCE Funworld/Parkview Mount ~ Nanchang  Residential and commercial 115,137 1,166 38,831 - 155,134 99
et Ry, B EE EERESE

Nan'an SCE Funworld Quanzhou  Commercial 72,618 - - - 72,618 100
[EpeGitqudis M Ax

Gold Coast Quanzhou  Residential and commercial 28,547 23,400 18,084 71,682 14,713 45
BB FM EERESE

Shuitou SCE Funworld Quanzhou  Commercial 84,360 - - - 84,360 100
KSR Bt R FM Ax

Cloudview Terrace Shangrao  Residential and commercial - 11,315 90,072 - 101,387 %
E5E t# EERESE

SCE Funworld/Parkview Mount ~ Shangrao  Residential and commercial 99,783 20,341 189,732 - 309,856 100
et Ry, B % EEREE

SCE Funworld/Parkview Bay Putian Residential and commercial 82,854 7,062 - - 89,916 90
R/ AR EH EEREE

Guangdong-Hong Kong-Macao Greater Bay Area

EERAEE

SCE Funworld/Parkview Mount  Jieyang Residential and commercial 126,166 27,249 379,762 - 533,177 98
et Ry, B B EEREE

The Royal Bay Meizhou Residential - 14,716 - 98,237 112,953 100
HsE 1M £

SCE Funworld/Parkview Mount ~ Meizhou Residential and commercial 112,969 3,856 43,753 403,043 568,621 100
et Ry, B BN EEREE

SCE Funworld/Parkview Mount ~ Shaoguan  Residential and commercial 110,577 3,397 128,319 351,480 593,773 100
et R,/ il EEREE

The Royal Bay Shaoguan  Residential - 15,305 419,775 - 435,080 100
ERiE W T=E

SCE Funworld/Parkview Mount ~ Heyuan Residential and commercial 91,568 7471 269,119 - 369,158 98
et Ry, B R FEREE

Century Palace Shanwei Residential and commercial - 127 - 239,848 239,975 88
KREH WE EEREE

SCE Funworld/Imperial Manor ~ Shantou Residential and commercial 115,694 75,060 278,130 - 468,884 100
et R,/ B WEE FEREE

China SCE Group Holdings Limited / Annual Report 2025 35
REREBIERERAT / —T - NFFH



MAJOR PROPERTIES PROFILE
ERYEEN

Properties
Completed Properties Held Percentage of
Investment Properties under for Future Total  Attributable
Project City Type of Property Properties  Held for Sale Development Development Planned GFA to the Group
BELE Lk | RER
B wm bES i RENE CEANE REPUE #RUE BEER EihER
(sq.m.) (sq.m.) (sq.m.) (sq.m.) (sq.m.) (%)

(¥7%) (%) (FIK) (FIK) (FI5K)

Central Western Region

FEPLE

SCE Funworld/Parkview Mount ~ Chongging  Residential and commercial 112,478 8,989 230,210 - 315,677 100
Rt Ry, BE B EERES

Cloudview Palace Zhengzhou  Residential - - 73,883 62,616 136,499 99
ER B i

Cloud Valley Kunming Residential and commercial - 45,766 121,266 1,134,914 1,301,946 67
EANME B EERES

Cloudview Terrace Shanggiu  Residential and commercial - 10,544 116,014 - 126,558 76
ERE i EERES

SCE Funworld/Imperial Manor  Xiangtan Residential and commercial - 48,177 57,157 680,216 785,550 100
et R,/ Mz EEREE

SCE Funworld/Parkview Mount ~ Zhumadian  Residential and commercial 136,829 - 467,683 - 604,517 %8
et Ry, B B5E EERER

Parkview Mount Xuchang Residential - - 107,497 - 107,497 97
B e %

Imperial Manor Xuchang Residential - - - 208,250 208,250 97
B8 Fia=] %

SCE Funworld/Imperial Manor  Pingdingshan  Residential and commercial 88,996 4,983 132,700 - 226,679 95
et R,/ B FIRIL EERER

Parkview Manor Pingdingshan Residential - - 427,390 - 427,390 90
p= FIRIL %

Parkview Mount Zhaotong Residential - 3,840 131,102 - 134,942 100
B RE £E

Parkview Mount Lincang Residential and commercial - - 106,864 - 106,864 80
5 FR EERE%

SCE Funworld/Parkview Mount  Tongchuan  Residential and commercial 93,398 - 122,114 484,801 700,313 %8
et Ry, B il EEREE

Parkview Mount Wenshan Residential and commercial - 24,395 157,194 - 181,589 100
B pdl] EEREE
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BIOGRAPHY OF DIRECTORS AND
SENIOR MANAGEMENT

ESkEREEAGRE

EXECUTIVE DIRECTORS

Wong Chiu Yeung (ZE8i3), aged 60, is one of the founders of the
Group and the chairman of the Board and chief executive officer of
the Company. Mr. Wong was appointed as an executive Director
on 30 November 2007, as well as a member of the remuneration
committee of the Company (the “Remuneration Committee”) and is
also the director of certain subsidiaries of the Company established
in the British Virgin Islands. From April 2012 to June 2025, Mr.
Wong served as the chairman of the nomination committee of the
Company (the “Nomination Committee”). Mr. Wong is responsible
for formulating business development strategies for the Group,
commercial property management and financial investment
management. Since his involvement in the development of the
Group's first project in 1996, Mr. Wong has been involved in all of
the projects developed by the Group thereafter, and has about 30
years of experience in real estate development. Mr. Wong is the vice
chairman of the board of directors of Quanzhou Normal University,
chairman of the board of directors of Nan’an Huagiao Middle School,
permanent honourable chairman of Hong Kong Federation of Fujian
Associations Limited. Mr. Wong holds an Executive Master of Business
Administration degree from Xiamen University. Mr. Wong is the sole
director and sole shareholder of each of Newup Holdings Limited,
East Waves Investments Limited and Keen Century Investments
Limited, which had interests of approximately 39.31%, 5.45% and
5.45% respectively in the issued share capital of the Company as at
31 December 2025 that would fall to be disclosed to the Company
under the provisions of Divisions 2 and 3 of Part XV of the Securities
and Futures Ordinance.

HITES

B 605k AEEMEIHAZ - BA
RESCEFRARATHREAH -mh4E
T +F+— A=+ RHEZITAARR
B NAARATFMEE S ([FME
@) ZERARFETRREBEXLHEK
VHBRARICES HEEBR_T—F
WMAZZZE_RAFSAEEARRIREZEZE
2((REZEDEF BEEBRHER
SEXEBERER HEMETERSER
BEBIF-BEREB —NMNAAFR2HEER
AEBERYMEEER E—EHEL2HEAKH
HEeZEONMEEE EZE5EEBHO=TF
EHERELR St ERRMAMSMERE
2REER BXEBGTEEZSESZR
AEAEEMTEBeKEREGR ALLER
BEFARSESAEEAEIHERBE T2
I -BEERTAEREBRAA  RFEE
ERARIMBEREARAGSEEHNME —=
ERE—RE  ZERARRZT_RFE+=
A=Z+T—Bo55l#EEARTEBEITRAL
39.31% * 5.45% & 5.45% Ky 1 25 1M AR 1% 3%
HFRHBEGRAEXVEE2R3DEHRER
MARARBEZ S

Q

m & % >

B |1 o) i

\

China SCE Group Holdings Limited / Annual Report 2025
REREBIERERAT / —T - NFFH

— 37 ——



—— 38 —

BIOGRAPHY OF DIRECTORS AND
SENIOR MANAGEMENT

EENSNEEBEAERERE

Chen Yuanlai (BRJt3K), aged 59, is one of the founders of the Group
and the vice chairman of the Board of the Company. Mr. Chen was
appointed as an executive Director on 12 August 2009 and is also the
director of certain subsidiaries of the Company established in the PRC,
Hong Kong and the British Virgin Islands. Mr. Chen is responsible for
formulating business development strategies for the Group. Since
his involvement in the development of the Group’s first project in
1996, he has been involved in all of the projects developed by the
Group thereafter, and has about 30 years of experience in real estate
development. Mr. Chen also has extensive experience in investment
management and project management through his involvement in
all of the projects developed by the Group. Mr. Chen completed
the Executive Management course in Business Administration of
Commercial Real Estate Development and Funding, a one-year
programme offered by the School of Professional and Continuing
Education of The University of Hong Kong and Fudan University,
Shanghai, in May 2008. Mr. Chen has completed an Executive Master
of Business Administration programme in Xiamen University. Mr.
Chen is the sole director and sole shareholder of Rising Trade Holdings
Limited, which had interests of approximately 5.45% in the issued
share capital of the Company as at 31 December 2025 that would
fall to be disclosed to the Company under the provisions of Divisions
2 and 3 of Part XV of the Securities and Futures Ordinance. Mr. Chen
resigned as an executive Director with effect from 24 January 2025.

Cheng Hiu Lok (EREEL%) aged 61, is one of the founders of the
Group and the vice chairman of the Board of the Company. Mr.
Cheng was appointed as an executive Director on 12 August 2009
and is also the director of certain subsidiaries of the Company
established in the PRC, Hong Kong and the British Virgin Islands.
Mr. Cheng is responsible for formulating business development
strategies for the Group. Since his involvement in the development
of the Group's first project in 1996, he has been involved in all of
the projects developed by the Group thereafter. Mr. Cheng has
about 30 years of experience in real estate development. Mr. Cheng
also has extensive experience in investment management, project
management and construction management through his involvement
in the projects developed by the Group. Mr. Cheng completed his
college education at Fujian Normal University in 1987. Mr. Cheng
is the sole director and sole shareholder of Wealthy Gate Holdings
Limited, which had interests of approximately 5.45% in the issued
share capital of the Company as at 31 December 2025 that would fall
to be disclosed to the Company under the provisions of Divisions 2
and 3 of Part XV of the Securities and Futures Ordinance.
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BIOGRAPHY OF DIRECTORS AND

Huang Youquan (Z{&#&), aged 57, is an executive Director and an
executive president of the Company. Mr. Huang was appointed as an
executive Director on 1 May 2011 and was appointed as the chairman
of the corporate governance committee (the “Corporate Governance
Committee”) with effect from 1 January 2017. He is also the director
of certain subsidiaries of the Company established in Hong Kong
Mr. Huang is responsible for the financial and treasury management
of the Group. Before joining the Group in 2003, Mr. Huang was
the audit manager and assistant to the head of the Xiamen office of
Fujian Hongshen Accounting Firm. Mr. Huang graduated from the
Department of Mathematics of Xiamen University with a Bachelor’s
degree in Science in 1991. Mr. Huang is a member of Fujian Institute
of Certified Public Accountants. Mr. Huang has completed an
Executive Master of Business Administration programme in Xiamen
University. From January 2021 to August 2024, Mr. Huang served as
a non-executive director of SCE Intelligent Commercial Management
Holdings Limited (0606) (“SCE CM"), which is a subsidiary of the
Company and the shares of which are listed on the Main Board of the
Hong Kong Stock Exchange.

SENIOR MANAGEMENT
EENEREEAERE
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BIOGRAPHY OF DIRECTORS AND
SENIOR MANAGEMENT

EENSNEEBEAERERE

Zhang Haitao (58 &7&), aged 57, is an executive Director and a
general manager of the Audit and Compliance Department of the
Company. Ms. Zhang was appointed as an executive Director on
29 August 2024, and a member of the Nomination Committee on
23 June 2025. Ms. Zhang is responsible for the internal audit and
compliance of the Group. Before joining the Group in January 2007,
Ms. Zhang was the senior manager of Xiamen Tianjian Huatian
Accounting Firm. Ms. Zhang graduated from the Department
of Accounting of Xiamen University with a Bachelor’s degree in
Economics in 1990. Ms. Zhang is a member of Fujian Institute of
Certified Public Accountants with extensive auditing experience. Ms.
Zhang has completed an Executive Master of Business Administration
programme in Xiamen University.

INDEPENDENT NON-EXECUTIVE DIRECTORS

Ting Leung Huel Stephen (T R#&), aged 72, MH, FCCA, FCPA
(Practising), CTA (HK), ACA, FHKIloD, was appointed as an independent
non-executive Director of the Company on 6 January 2010 and is also
the chairman of the audit committee of the Company (the “Audit
Committee”), and a member of each of the Remuneration Committee
and the Corporate Governance Committee. Mr. Ting is a professional
accountant and has more than 40 years of experience in accounting,
auditing and management. Mr. Ting is a non-executive director of
Chow Sang Sang Holdings International Limited (0116), a company
listed on the Hong Kong Stock Exchange, and an independent non-
executive director of four other companies listed on the Hong Kong
Stock Exchange, namely Tongda Group Holdings Limited (0698), New
Silkroad Holding Group Limited (formerly known as New Silkroad
Culturaltainment Limited) (0472), Computer And Technologies Holdings
Limited (0046), and Dongyue Group Limited (0189). From November
2004 to May 2023, Mr. Ting served as an independent non-executive
director of Texhong International Group Limited (2678), which is listed
on the Hong Kong Stock Exchange. From October 2004 to June 2024,
Mr. Ting served as an independent non-executive director of Tong Ren
Tang Technologies Co., Ltd. (1666), which is listed on the Hong Kong
Stock Exchange.
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BIOGRAPHY OF DIRECTORS AND

Dai Yiyi (Ei7°—), aged 58, was appointed as an independent non-
executive Director of the Company on 6 January 2010 and is also
the chairman of the Remuneration Committee and a member of
each of the Audit Committee and the Nomination Committee, and
redesignated as the chairman of the Nomination Committee on 23
June 2025. Mr. Dai is a full-time professor of the Executive Master
of Business Administration programme and a PhD. supervisor of the
School of Management of Xiamen University and the chairman of
the board of the Jin Yuan Research Institute of Xiamen University.
Mr. Dai also serves as an adjunct professor for real estate CEO
programmes hosted by Tsinghua University and Peking University.
Mr. Dai is the vice dean of the School of Management of Xiamen
University between January 2008 and December 2015. Mr. Dai is an
independent non-executive director of Cosmo Lady (China) Holdings
Company Limited (2298) and C&D International Investment Group
Limited (1908), which are listed on the Hong Kong Stock Exchange,
and an independent director of Xiamen ITG Corp., Ltd. (600755) and
Xiamen Bank Co., Ltd. (601187) which are listed on the Shanghai
Stock Exchange. From March 2021 to April 2023, Mr. Dai served as
an independent non-executive director of Guangdong-Hong Kong
Greater Bay Area Holdings Limited (1396), which is listed on the Hong
Kong Stock Exchange. Mr. Dai graduated from Xiamen University with
a Bachelor’s degree in Economics in 1989, and received a Doctoral
degree in Economics from Xiamen University in 1999. Mr. Dai was
awarded a certificate as a PRC Certified Property Valuer in 1997.

SENIOR MANAGEMENT
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BIOGRAPHY OF DIRECTORS AND
SENIOR MANAGEMENT

EENEREEANEBEE

Mao Zhenhua (E#x%), aged 62, was appointed as an independent
non-executive Director of the Company on 30 May 2023 and is
also a member of each of the Audit Committee, the Nomination
Committee and the Corporate Governance Committee. Mr. Mao
is currently the chairman of China Chengxin Credit Management
Co., Ltd. (“China Chengxin”), a professor at the Renmin University
of China, the chairman of the Institute of Economic Research of the
Renmin University of China, a professor of Wuhan University and
Dean of Dong Fureng Economic & Social Development School of
Wuhan University. He has been a professor at the Business School
of the University of Hong Kong since 2022. Mr. Mao founded China
Chengxin in 1992. Since then, he has acted as its general manager
and chairman, and later on he has further acted as its chief executive
officer. He was the major shareholder and controller of China Cheng
Xin International Credit Rating Co., Ltd. Mr. Mao is a non-executive
director of Meilleure Health International Industry Group Limited
(2327), a company listed on the Hong Kong Stock Exchange, and
an independent non-executive director of China Infrastructure &
Logistics Group Ltd. (1719), a company listed on the Hong Kong
Stock Exchange. From June 2016 to January 2025, Mr. Mao served
as an independent non-executive director of China Bohai Bank Co.,
Ltd. (9668) which is listed on the Hong Kong Stock Exchange. Mr.
Mao graduated from Wuhan University with a doctoral degree in
Economics.

SENIOR MANAGEMENT

Tang Xiaojuan (Bf&%8), aged 53, is a vice president of the
Company. She is responsible for information technology management
of the Group. Prior to joining the Group in August 2002, Ms. Tang
served as the office manager of Xiamen Yong Hong Ji Real Estate
Development Company Limited. Ms. Tang graduated from the
Department of International Trade and Economics in Jiangxi University
of Finance and Economics with a Bachelor’s degree in Economics
in 1994. Ms. Tang has completed an Executive Master of Business
Administration programme in Xiamen University.
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BIOGRAPHY OF DIRECTORS AND

Peng Fei (&), aged 43, was appointed as an executive president
of the Company on 16 December 2024. He is responsible for the
marketing management, land acquisition and management of the
Southeast Region of the Group. Prior to joining the Group in October
2007, Mr. Peng served as a marketing manager of Xiamen Strategic
Property Agency Limited. Mr. Peng graduated from Beijing Institute
of Technology in Business Administration in 2016. Mr. Peng has
completed an Executive Master of Business Administration programme
in Xiamen University.

Wang Yue (E£3), aged 50, was appointed as an assistant
president of the Company on 1 July 2020. He is responsible for
cost management, purchasing management and construction
management of the Group. Before joining the Group in May 2002,
Mr. Wang was a project manager in China Construction Second
Engineering Bureau Ltd. Mr. Wang graduated from the Department
of Civil Engineering of Tongji University with a Bachelor's degree in
Engineering in 2007. Mr. Wang has completed an Executive Master of
Business Administration programme in Xiamen University.

Li Siu Po (Z4), aged 57, is the financial controller and company
secretary of the Company. He is responsible for the financial
reporting, equity and debt financing and company secretarial work
of the Group. Before joining the Group in January 2008, Mr. Li was
a manager of one of the international CPA firms. Mr. Li graduated
from the Department of Accounting in the Hong Kong Polytechnic
University with a Bachelor’s degree in Accountancy in 1994. Mr. Li is
a member of the Hong Kong Institute of Certified Public Accountants.
Mr. Li has extensive experience in financial management and auditing.

COMPANY SECRETARY

Li Siu Po (Z4§), a member of senior management of the Group, is
the financial controller and company secretary of the Company. The
biography of Mr. Li is set forth above.

SENIOR MANAGEMENT
EEkeREEAEBRERE

EROBE R_E-_MNE+-_A+BE
ZEARRBAITEE  BEAEBEEHEE
B -ItHARRREREEEIE - 2h4E
RZZZELFTANBEAEE 2AEAE
FIAEELERIBEAR AR L HLE &
EERZTE—ARNEEXENIUERBETIRETH
ERZX ChRAETHNEFRESREE
AETIHERELRE -

IR S0 R-_ZE_ZTF+A—HEZE
RADNFDEEE BERNEBEXNAETE -
HEEERTIREEE I - TAER T
“HERANMBEAREE 2RIGEFREREES
—TITERERARIEBEELE FEER-E
TLFEENRAERELIAIRR EIZ
B8 - FELEBEHNEMAARAZEERERE
ABIHEERELTRRE-

FOR 575 ARBIMERERATNE -
BEASEMMBER RENEERE R
ARAMEIE - FEER_ZTZENFE—AMN
BARA] ZAEEEF —REBRARAEXESS
AhEBATAEIE - FRER-—NNOFEE
REBETIABEHE  EEE81L84 -
FRERBLEQMAEEE - FEHRLEHEE
LENVBERRELR -

NEMWE
FOR AREEREREREL— A

NAMBRERDAWE - FTEENEED
Ny IR U

China SCE Group Holdings Limited / Annual Report 2025
REREBIERERAT / —T - NFFH

— 43—



—— 44 —

CORPORATE GOVERNANCE REPORT
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The Company has been committed to maintaining a high standard
of corporate governance so as to enhance the operational efficiency
of the Company. The Company believes that such commitment
is beneficial to safeguard the interests of the Company and its
shareholders.

During the year ended 31 December 2025, the Company and the
Board had been in compliance with the code provisions set out in the
Corporate Governance Code (the “CG Code"”) contained in Part 2 of
Appendix C1 to the Listing Rules, save as disclosed in the paragraphs
headed “Chairman and Chief Executive Officer” below.

DIRECTORS" SECURITIES TRANSACTIONS

The Company has adopted the Model Code for Securities Transactions
“Model Code”) set out in
Appendix C3 to the Listing Rules as its code of conduct for securities
transactions by the Directors.

by Directors of Listed Issuers (the

The Company has made specific enquiries of all the Directors and all
the Directors have confirmed that they have strictly complied with the
required standards set out in the Model Code during the year under
review.

THE BOARD OF DIRECTORS
Board Composition

The members of the Board of the Company during the year ended 31
December 2025 are set out below:

Executive Directors

Mr. Wong Chiu Yeung (Chairman)

Mr. Chen Yuanlai (resigned on 24 January 2025)
Mr. Cheng Hiu Lok

Mr. Huang Youquan

Ms. Zhang Haitao

Independent non-executive Directors
Mr. Ting Leung Huel Stephen

Mr. Dai Yiyi

Mr. Mao Zhenhua
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CORPORATE GOVERNANCE REPORT

Biographical details of the Directors and the senior management of
the Group are set out in the section headed “Biography of Directors
and Senior Management” in this annual report. There is no financial,
business, family or other material/relevant relationships between
Board members.

Mr. Ting Leung Huel Stephen, one of the independent non-executive
Directors, has considerable experience in accounting and financial
management, which is in line with the requirement of Rule 3.10(2) of
the Listing Rules which states that “at least one of the independent
non-executive directors must have appropriate professional
qualifications or accounting or related financial management
expertise”.

In accordance with the provision C.1.8 of the CG Code, the Company
has arranged appropriate insurance cover for the Directors in respect
of any possible legal action against them.

In accordance with Rule 13.92 of the Listing Rules, the Nomination
Committee shall have a policy concerning diversity of Board members.
In formulating its nomination policy, the Company has created
measurable targets in the following areas, including expertise,
experience, knowledge, professional skills, education background,
independence, age, etc. In doing so, the Company can ensure its
Directors reach the eligible level in terms of their expertise, industrial
experience, education background, independence, age and other
factors, which enable them to make corresponding contributions to
the Board whenever necessary and practicable. The Company and the
Nomination Committee periodically review the nomination policy and
are open to adopt further measurable objectives in the future based
on the business needs of the Company and to keep pace with the
prevailing regulatory requirements and good corporate governance
practice. Please refer to the paragraph headed “Nomination
Committee” of this corporate governance report regarding details
of the board diversity policy (the “Board Diversity Policy”) adopted
by the Board and progress on achieving the measurable objectives to
implement the Board Diversity Policy.
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SREARE

In accordance with Rule 3.29 of the Listing Rules, for each financial
year, the company secretary of an issuer must take no less than 15
hours of relevant professional training. During the year, the Company
confirmed that the company secretary of the Company, Mr. Li Siu
Po, had participated in proper training programmes for not less than
15 hours to ensure his expertise is in line with all the requirements as
applicable to him.

In accordance with the provision C.1.4 of the CG Code, all directors
should participate in continuous professional development to
develop and refresh their knowledge and skills. During the year, all
the Directors have complied with the requirement of the CG Code
through attending trainings and/or reading materials relevant to the
Company’s business or to director’s duties and responsibilities.

Name of Directors

RIBEEMARAE3 2B E - EFEMBEF
B BITANRBAMERZ N LRI5/NE
MAEBEXRE - TR NRFERAE W
EFVRELEES MLV E BT
Al FERE BEHARBE 2RO S EREE

RIFTRAIECIAGRRTE  MMBEESFESERF
BEXRR BRMEFETINIE - F
N EEZECERHEREII R LMHE SR
ARBEBREZRERBETHEBNHEHIN
FESTRIRE

Trainings on Corporate
Governance, Regulatory
Development and
Other Relevant Topics

TEESR EERER

EEpE H 4th 46 B = AT A
Executive Directors HITEE
Mr. Wong Chiu Yeung =BG LA v
Mr. Chen Yuanlai (resigned on 24 January 2025) BRTHRELE (R -_T-H4E

—AZ+ImAEE) v
Mr. Cheng Hiu Lok B Rz 44 5 A v
Mr. Huang Youquan =LA v
Ms. Zhang Haitao SR ER T v
Independent non-executive Directors BYFHITEE
Mr. Ting Leung Huel Stephen TRELEAE v
Mr. Dai Yiyi L)) vt v
Mr. Mao Zhenhua EIRESLA v
The Board’s Responsibilities EEENER
The Board is responsible to all shareholders for supervising and EZE@HJZIVUREEE 2EEAEREER

overseeing all major matters of the Company, including the

NRAMEEZEEE BREHIEREERE
BRELRE RAASEEREREER

formulation and approval of overall management and operation
strategies, reviewing the internal control and risk management
systems, reviewing financial performance, considering dividend policy
and monitoring the performance of the senior management, so as
to achieve high efficiency in relevant business of the Company. The
senior management is responsible for the daily management and
specific operation of the Group.
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CORPORATE GOVERNANCE REPORT

Directors’ Attendance Record at Meetings

Pursuant to the provision C.5.1 of the CG Code, the board of issuers
should meet regularly and board meetings should be held at least four
times a year. For the year ended 31 December 2025, the Company
has held six Board meetings. It is considered that the Directors were
well acknowledged to the operation of the Group for the year under
review. The attendance of each Director for the Board meetings and
general meeting of the Company is contained in the following table:

_[/J-_\‘ /A—A-\Aiﬁm

ESHFESRTE

RBTRIFCSIGRRTE  BITANEFTSRE
THIRE EF2e2REFARELTR -
BE_T_AFT_A=+—HLEFE R
ﬂmﬂ/\mﬁ'ﬁ/\//\ﬁ% cHMBEESLESY
AEBNEEFANELESZHONE - %
BEEMNENEFARREETEERMREXR
SBEREN TIIRE

Number of Number of
Attendances/ Attendance/
Number of  Total Number of
Board Meetings General Meeting
HERE, HERE,
ESEERRY BRRAESHEH

Executive Directors: HITESE:
Mr. Wong Chiu Yeung =B LA 6/6 01
Mr. Chen Yuanlai BER T 2R 55 A

(resigned on 24 January 2025) (R=—ZE-_RAF—A=-+mWmA

B (E) 11 0/0

Mr. Cheng Hiu Lok B RE 44 5 A 5/5' 01
Mr. Huang Youquan =R LA 5/5' 11
Ms. Zhang Haitao EEN- S 5/5' 1/1
Independent non-executive BYHHITESE :

Directors:
Mr. Ting Leung Huel Stephen TRERA 6/6 11
Mr. Dai Yiyi BN — LA 6/6 0/1
Mr. Mao Zhenhua ERERLE 6/6 0/1

l Except for chairman of the Company, Mr. Wong Chiu Yeung, all executive
Directors were exempted from attending the Board meeting held on
28 August 2025 in which the composition, duties and responsibilities of the
executive Directors were discussed.

! RECZE-AFNA-+N\BEBRNEFSSR
FHRENMTESNEXRBESESBH
B BARREREABEEIN  EHRBTE
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SREARE

CHAIRMAN AND CHIEF EXECUTIVE OFFICER

Under code provision C.2.1 of the CG Code, the roles of the chairman
and the chief executive officer should be separate and should not be
performed by the same individual. During the year under review, Mr.
Wong Chiu Yeung performed his duties as both the chairman and
the chief executive officer of the Company. The Board believes that
the same individual serving as chairman and chief executive officer is
beneficial to the consistency and efficiency in execution of business
plans and decision-making of the Company.

COMPLIANCE OF NON-COMPETITION DEED

The Company entered into a non-competition deed (the “Non-
competition Deed”) with Mr. Wong Chiu Yeung on 6 January
2010 pursuant to which Mr. Wong Chiu Yeung has undertaken to
the Company not to compete with any business of the Group and
shall use his best endeavors to procure his affiliates not to engage
in, assist or support a third party in the operation of, or participate
or be interested in any property development business in the PRC.
Furthermore, Mr. Wong Chiu Yeung has undertaken to the Company
(for itself and for the benefit of the Group) that during the term of
the Non-competition Deed to procure any investment or commercial
opportunity relating to property development business in the PRC that
he or any of his affiliates identifies or proposes or that is offered or
presented to them by a third party to first refer such opportunity to
the Company in accordance with terms of the Non-competition Deed.

The Company has received a confirmation from Mr. Wong Chiu
Yeung for his compliance with the terms of the Non-competition
Deed during the year ended 31 December 2025 and up to the date
of this report. All the independent non-executive Directors have
reviewed the matters relating to enforcement of the Non-competition
Deed and consider that the terms of the Non-competition Deed have
been complied with by Mr. Wong Chiu Yeung.

INDEPENDENT NON-EXECUTIVE DIRECTORS

Independent non-executive Directors have been instrumental in
ensuring independent views and input are available to the Board.
The Board has received the written confirmation from each of the
independent non-executive Directors, confirming that he has met the
independence requirements set out in Rule 3.13 of the Listing Rules.
The Board considers that all the independent non-executive Directors
are independent under these independence requirements.
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The independent non-executive Directors play an important role in
applying their independent analysis and professional judgments to
provide a professional and fair view to the decisions of the Board.
This is not only beneficial to the warranty of the scientific element
of the decision, but also enhancing the protection of interests of the
Company and its shareholders.

Please refer to the paragraph headed “Directors’ Service Contracts”
in the “Report of the Directors” of this annual report for the term of
appointment of independent non-executive Directors.

As at 31 December 2025, two long-serving independent non-
executive Directors, namely Mr. Ting Leung Huel Stephen and Mr.
Dai Yiyi, have served the Board for more than nine years. Save for
their roles as independent non-executive Directors, they do not hold
any executive or management role and are not involved in the daily
management of the Company and the Group, nor do they have any
relationship, nor are there any circumstances which would interfere
with the exercise of their independent judgement. The Board is
satisfied that they meet the independence requirements of the Listing
Rules notwithstanding the length of their service with the Company.

REMUNERATION COMMITTEE

According to the provisions of the CG Code, the Company established
its Remuneration Committee on 6 January 2010. Under Rule 3.25 of
the Listing Rules, the remuneration committee of issuers must appoint
an independent non-executive director as the chairman, and the
majority of the members shall be independent non-executive directors.
With effect from 1 April 2012, the Remuneration Committee,
comprising of Mr. Wong Chiu Yeung (an executive Director) and Mr.
Ting Leung Huel Stephen (an independent non-executive Director), is
chaired by Mr. Dai Yiyi (@an independent non-executive Director).

The prime duties of the Remuneration Committee are:

o to make recommendations to the Board on the Company’s
policy and structure for all Directors’ and senior management’s
remuneration and on the establishment of a formal and
transparent procedure for developing remuneration policy;

o to assess performance of executive Directors and approve the
terms of the service contracts of the executive Directors;

iE\//ﬂrYAiEF:

BYFPTESFEEIETENAE - tFIER

B AN FEMHE  HEFHORE
BUESEMATHER - ETEAFRRE
REOBBY T EREAAFARABRE
B2 -

BRBYFATESENREGRT  F2HAN
FHRIEFEREIFIEERBERI K-

R-F-_AF+-_A=1+—H mEEHRK
BZBIFMTEST REXERE T L

EEREZTSRBBENTF - REFIERE
MIRMTERZRBI  UERARBRA
SENEETHRRERBERZEAR AL
AKRBAEXRBEE  TEXTMABERXB
MEEBETEBIAE BERSFEEILAR

REELF EFERAREBYUMFA LM
AR B

=

~Bg
BESFARTE AR _ZE—ZFF— A
A% Mlé,\E.OLE”Lm%EE'J%3251H<
WERE BTANTNEZES N EBRB I
POTEFLAER  AFHDKEERBIIE
HITEE - AT ——FMWA—HE
ZEERBVIHFNTESH N —EELAEE
B EBKEARTESEHGLERE
ERITEST RIBLAA -

FMEZEenI2RE L

e HMARAEFLEREBAENZRF
BB 3R N 2R 1% - KBt AR S IE#R i B35 B
EHRFHIFTHMER  mEFGIRD
B

.« FERTEEORAREERGTEER
B R

China SCE Group Holdings Limited / Annual Report 2025
RREEZRERAR/ —F

A*J:

e 49 ——



—— 50 —

CORPORATE GOVERNANCE REPORT

ERERRE

° to make recommendations to the Board on the remuneration
packages of individual executive Directors and senior
management;

° to make recommendations to the Board on the remuneration of
non-executive Directors; and

o to review and/or approve matters relating to share schemes
under Chapter 17 of the Listing Rules.

During the year under review, the Remuneration Committee held one
meeting to discuss the 2024 management bonus and 2025 salary under
the service contracts for executive Directors. Details of the attendance
by members of the Remuneration Committee are set out as below:
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Number of Attendance/
Total Number of Meeting
HERE EREH

Mr. Dai Yiyi I — %4
Mr. Wong Chiu Yeung =G A
Mr. Ting Leung Huel Stephen TREEA

NOMINATION COMMITTEE

According to the provisions of the CG Code, the Company established
the Nomination Committee on 6 January 2010. Under Rule 3.27A of
the Listing Rules, the majority of the nomination committee of issuers
must be independent non-executive directors, and the chairman of the
board or an independent non-executive director must be appointed as
the chairman of this committee. With effect from 23 June 2025, the
Nomination Committee, comprising an executive Director Ms. Zhang
Haitao and an independent non-executive Director Mr. Mao Zhenhua,
is chaired by an independent non-executive Director Mr. Dai Yiyi.

The prime duties of the Nomination Committee are:

. to review the structure, size and composition (including the
skills, knowledge and experience) of the Board at least annually,
assist the Board in maintaining a Board skills matrix and make
recommendations on any proposed changes to the Board to
complement the Company'’s corporate strategy;
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o to identify individuals suitably qualified to become members
of the Board based on, amongst others, the Board Diversity
Policy and select or make recommendations to the Board on the
selection of individuals nominated for directorships;

o to support the Company’s regular evaluation of the Board’s
performance;

] to assess each Director’s time commitment and contribution to
the Board, as well as the Directors’s ability to discharge his or
her responsibilities effectively;

o to assess the independence of the independent non-executive
Directors; and

o to make recommendations to the Board on relevant matters
relating to the appointment or re-appointment of Directors,
succession planning for Directors in particular the chairman and
chief executive officer and the policy concerning the diversity of
Board members.

During the year under review, the Nomination Committee held two
meetings to discuss the composition of the Board and the terms of
reference, the diversity policies for the Board, and other issues. Details
of the attendance by members of the Nomination Committee are set
out as below:
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Mr. Dai Yiyi BN — A 2/2
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The Company and the Nomination Committee periodically review
the nomination policy and monitor the progress on achieving the
following measurable objectives (the “Measurable Objectives”) which
have been set for implementing diversity on the composition of Board.
For the year ended 31 December 2025, under the Board Diversity
Policy, the Board has adopted and the Company has fully achieved
the following Measurable Objectives:

(@) To ensure at least two members of the Board shall have
obtained accounting or other professional qualification;

(b) Toensure at least 35% of the members of the Board have more
than 10 years of experience in real estate development;

() To ensure the appropriate proportion of the independent
non-executive Directors to the executive Directors in order to
maintain the independence of the Board. In particular, at least
35% of the members of the Board shall be independent non-
executive Directors;

(d)  To ensure at least 60% of the members of the Board shall have
attained Bachelor’s degree or higher level of education;

(e) To ensure the age distribution of the members of the Board
is such that the Board comprised people from at least three
decades; and

(f)  To ensure at least one member of the Board shall be female.

The Board is a mixed-gender board with female representation
brought by Ms. Zhang Haitao, an executive Director. At present, the
Nomination Committee and the Board consider that an appropriate
balance of gender diversity of the Board is maintained. The
Nomination Committee will monitor the Group’s business needs and
consider further appointment of female directors as appropriate. The
Nomination Committee and the Board shall continue to take initiatives
to identify suitable female candidates for board succession planning
and enhancement of gender diversity in the Board. The Company
recognises the importance of gender diversity and recruits employees
at all levels based on merits and regardless of gender in order to
ensure there is a pipeline of male and female potential successors to
the Board and the senior management.
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AUDIT COMMITTEE

According to the provisions of the CG Code, the Company
established the Audit Committee on 6 January 2010. Under Rule 3.21
of the Listing Rules, the audit committee of issuers must comprise all
non-executive directors. With effect from 30 May 2023, the Audit
Committee comprises three independent non-executive Directors,
with Mr. Ting Leung Huel Stephen as the chairman, Mr. Dai Yiyi and
Mr. Mao Zhenhua as members.

The prime duties of the Audit Committee are:

o responsible for making recommendations to the Board on
the appointment, reappointment and removal of the external
auditor, and to approve the remuneration and other terms of
engagement of the external auditor, and any questions of its
resignation or dismissal;

o to review and monitor the external auditor’s independence
and objectivity and the effectiveness of the audit process in
accordance with applicable standards;

o to monitor the integrity of the Company’s financial statements
and annual report and accounts, interim report and to review
significant financial reporting judgments contained in them; and

o oversight of the Company’s financial reporting system, risk
management and internal control systems and review the
effectiveness of the Company’s internal audit function.

During the year under review, the Audit Committee held two
meetings to review the 2024 annual report and the 2025 interim
report. Details of the attendance by members of the Audit Committee
are set out as below:
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CORPORATE GOVERNANCE COMMITTEE

Pursuant to the provision A.2.1 of the CG Code, the Company
established the Corporate Governance Committee on 1 April 2012 to
better implement and review the policies and practices on corporate
governance. With effect from 30 May 2023, Mr. Huang Youquan,
an executive Director, was appointed as chairman of the Corporate
Governance Committee and Mr. Ting Leung Huel Stephen and Mr.
Mao Zhenhua, both independent non-executive Directors, were
appointed as members of the Corporate Governance Committee.

The prime duties of the Corporate Governance Committee are:

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

o to review and approve the annual corporate governance report
and related disclosures in the annual and interim reports of the
Company and monitor and ensure compliance with relevant
requirements under the Listing Rules or the rules of any
other stock exchange in respect of which the securities of the
Company are listed or quoted, or other laws, regulations, rules
and codes as may be applicable to the Company;

o to make sure that appropriate monitoring systems are in place
to ensure compliance against the relevant internal controls
systems, processes and policies, and in particular to monitor
the implementation of the Company’s plans to maintain high
compliance with its own risk management standards;

o to review and monitor the training and continuous professional
development of directors and senior management; and

o to review the Company’s compliance with the CG Code from
time to time adopted by the Company and the disclosure in
the “Corporate Governance Report” to be contained in the
Company'’s annual reports.
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During the year under review, the Corporate Governance Committee
met once to discuss the adoption of the CG Code. Details of the
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attendance by members of the Corporate Governance Committee are ERMEEAREZE & B0 {8 Bl 1 1B R 40
set out as below: I

Number of
Attendance/Total
Number of Meeting
RE, SEEH
Mr. Huang Youquan =LA 11
Mr. Ting Leung Huel Stephen TREEA 1/1
Mr. Mao Zhenhua EIREL A 1/1

AUDITOR’S REMUNERATION

For the year under review, the fees paid to the auditor of the
Company, Prism Hong Kong Limited (“Prism™), in respect of the audit
services and non-audit services provided to the Group amounted
to approximately RMB3,500,000 and approximately RMB600,000,
respectively. Non-audit services mainly represent the review of the
Group'’s interim results announcement and interim report for the six
months ended 30 June 2025.

The Audit Committee is responsible to recommend to the Board on
matters related to the appointment, re-appointment and removal of
the auditor. The Audit Committee recommended the re-appointment
of Prism as the external auditor of the Group for the year ending 31
December 2026, subject to the approval of the shareholders at the
annual general meeting of the Company.

DIRECTORS" RESPONSIBILITY ON THE FINANCIAL
STATEMENTS

The Directors acknowledge their responsibility for preparing the
financial statements for the year ended 31 December 2025, and
confirm that the financial statements give a true view of the financial
position and results of the Group as at the date and for the year
of the date ended, and are prepared in accordance with HKFRS
Accounting Standards issued by the Hong Kong Institute of Certified
Public Accountants and the disclosure requirements of the Hong Kong
Companies Ordinance. The statement of the external auditor of the
Company, Prism, about their reporting responsibilities on the financial
statements of the Group is set out in the “Independent Auditor’s
Report” on pages 87 to 96 of this annual report.
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INTERNAL CONTROLS

The Board is fully responsible for maintaining proper and effective
internal controls and for regularly reviewing the operational efficiency
of the financial, operational, compliance, risk controls, human
resources and other aspects of the system in order to safeguard the
independence of the respective duties and powers of the Group
which in turn can protect the investment of shareholders and the
assets of the Company.

The Internal Audit and Compliance Department of the Company,
being the Company’s internal audit function, is responsible for regular
review and audit of the finance and operation of the Company and
its subsidiaries for the purpose of ensuring the internal controls are
in place and functioning properly as intended. For weaknesses of
internal controls and accounting procedures of the Group which the
external auditor have identified and reported to the Company, the
Company would pay full attention to the recommendations made by
the external auditor and make appropriate improvements.

During the year under review, the Board has conducted a review
of the risk management and internal control systems of the Group
and their effectiveness from time to time and concluded that the
risk management and internal control systems of the Group were
adequate and effective during the year.

The Company has the procedures and internal controls for the
handling and dissemination of inside information. In practice,
employees of the Group who become aware of any events and/
or matters which he/she considers potentially inside information,
will report to the designated personnel of the Company who, if
considered appropriate, will pass such information to the Board
for the purpose of considering and deciding whether or not such
information constitutes inside information and disclosure of which
shall be made immediately.

The aforementioned risk management and internal control systems
are designed to manage rather than eliminate the risk of failure to
achieve business objectives, and can only provide reasonable and not
absolute assurance against material misstatement or loss.
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CONSTITUTIONAL DOCUMENT

There is no significant change in the Company’s constitutional
documents during the year ended 31 December 2025.

INVESTOR RELATIONS AND SHAREHOLDERS'
COMMUNICATION POLICY

Establishing a good relationship with investors plays a vital role
in enhancing the operational efficiency of the Company and in
protecting interests of the shareholders. The Company insists a
transparent, honest and timely disclosure of related information on
the business development of the Company through various channels
to ensure that the shareholders and investors have an adequate
understanding of the operations of the Company.

The Company’s website at www.sce-re.com provides information such
as email address, correspondence address, telephone numbers, etc.
for making inquiries to the Company in order to maintain effective
communication with its shareholders and investors. In addition,
interim and annual reports, circulars and notices of the Company will
be issued to shareholders in compliance with the Listing Rules and the
same will also be published on the website of the Company and that
of the Hong Kong Stock Exchange.

The Company’s annual general meeting of shareholders is a
good opportunity for communication between the Board and
shareholders of the Company. Notice of annual general meeting
and related documents will be sent to the shareholders pursuant to
the requirements of the Listing Rules, and will be published on the
website of the Hong Kong Stock Exchange and that of the Company.

The Board has reviewed the implementation of the shareholders’
communications policy and is satisfied that it is effective for the Board
to understand the views and opinion of the shareholders through the
available channels.
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SHAREHOLDERS' RIGHTS

1. Procedures for shareholders to convene an
extraordinary general meeting

1.1

The following procedures for shareholders (the

“Shareholders”, each a “Shareholder”) of the Company

to convene an extraordinary general meeting (the “EGM")

of the Company are prepared in accordance with Article

58 of the articles of association of the Company:

)

One or more Shareholders (the “Requisitionist(s)”)
holding, at the date of deposit of the requisition,
not less than one tenth of the paid-up capital of
the Company carrying the right of voting at general
meetings of the Company shall have the right, by
written requisition (the “Requisition”), to require an
EGM to be called by the Directors for the transaction
of any business specified therein.

Such Requisition shall be made in writing to the
Board or the company secretary of the Company
via email at the email address of the Company at
ir@sce-re.com.

The EGM shall be held within two months after the
deposit of such Requisition.

If the Board fail to proceed to convene such meeting
within twenty-one (21) days of the deposit of such
Requisition, the Requisitionist(s) himself (themselves)
may do so in the same manner, and all reasonable
expenses incurred by the Requisitionist(s) as a result
of the failure of the Board shall be reimbursed to
the Requisitionist(s) by the Company.
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Procedures for raising enquiries

2.1 Shareholders should direct their questions about their
shareholdings, share transfer, registration and payment
of dividend to the Company’s Hong Kong share registrar,
details of which are set out in the section headed
“Corporate Information” of this annual report.

2.2 Shareholders may at any time raise any enquiry in respect
of the Company via email at the email address of the
Company at ir@sce-re.com.

2.3 Shareholders are reminded to lodge their questions
together with their detailed contact information for
the prompt response from the Company if it deems
appropriate.

Procedures and contact details for putting
forward proposals at shareholders’ meetings

3.1 To put forward proposals at a general meeting of the
Company, a Shareholder should lodge a written notice
of his/her/its proposal (the “Proposal”) with his/her/its
detailed contact information via email at the email address
of the Company at ir@sce-re.com.

3.2 The identity of the Shareholder and his/her/its request will
be verified with the Company’s Hong Kong share registrar
and upon confirmation by the branch share registrar that
the request is made by a Shareholder and such request is
proper and in order, the Board will determine in its sole
discretion whether the Proposal may be included in the
agenda for the general meeting to be set out in the notice
of meeting.
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3.3 The notice period to be given to all the Shareholders for
consideration of the Proposal raised by the Shareholder
concerned at the general meeting varies according to the
nature of the Proposal as follows:

(1)  Notice of not less than 21 clear days and not less
than 20 clear business days in writing if the Proposal
requires approval in an annual general meeting;

(2) Notice of not less than 21 clear days and not less
than 10 clear business days in writing if the Proposal
requires approval by way of a special resolution in
an EGM;

(3) Notice of not less than 14 clear days and not less
than 10 clear business days in writing if the Proposal
requires approval in an EGM other than by way of a
special resolution of the Company.
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REPORT OF THE DIRECTORS

The Directors present their report and the audited financial statements
of the Group for the year ended 31 December 2025.

PRINCIPAL ACTIVITIES

The principal activity of the Company is investment holding. The
Group is principally engaged in property development, commercial
management, property management and long-term rental apartments
business in the PRC during the year. Details of the principal activities
of the principal subsidiaries are set out in note 1 to the consolidated
financial statements. There were no significant changes in the nature
of the Group’s principal activities during the year.

BUSINESS REVIEW

Please refer to the subsections headed “Market Review”,
“Business Review”, “Financial Review”,”Environmental Policies and
Performance”, “Compliance with Relevant Laws and Regulations”
and “Key Relationships with Employees, Customers and Suppliers” in
the section headed “Management Discussion and Analysis” and the
section headed “Chairman’s Statement — Outlook” of this annual
report, which form part of the contents of the business review of the
Group for the year ended 31 December 2025 as contained in this
Report of the Directors.

RESULTS AND DIVIDENDS

The Group’s loss for the year ended 31 December 2025 and the
Group's financial position at that date are set out in the financial
statements on pages 97 to 258.

The Board has resolved not to declare any final dividend for the year
ended 31 December 2025.

DIVIDEND POLICY

Any declaration of dividends will depend upon a number of
factors including our earnings and financial condition, operating
requirements, capital requirements and any other conditions that our
Directors may deem relevant and will be subject to the approval of
our shareholders. There is no assurance that dividends of any amount
will be declared or distributed in any given year.
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SUMMARY FINANCIAL INFORMATION

A summary of the published results and assets, liabilities and
non-controlling interests of the Group for the last five financial years,
as extracted from the audited financial statements and restated as
appropriate, is set out on pages 259 to 260. This summary does not
form part of the audited financial statements.

PROPERTY AND EQUIPMENT AND INVESTMENT
PROPERTIES

Details of movements in the property and equipment and investment
properties of the Group during the year are set out in notes 14 and
15 to the consolidated financial statements, respectively.

PROPERTIES UNDER DEVELOPMENT

Details of the properties under development of the Group during the
year are set out in note 18 to the consolidated financial statements.

COMPLETED PROPERTIES HELD FOR SALE

Details of the completed properties held for sale of the Group
during the year are set out in note 22 to the consolidated financial
statements.

SHARE CAPITAL

Details of movements in the Company’s share capital during the year
are set out in note 34 to the consolidated financial statements.

The Company did not hold any treasury shares as at 31 December
2025.

PRE-EMPTIVE RIGHTS

There are no provisions for pre-emptive rights under the Company’s
articles of association or the laws of the Cayman Islands which would
oblige the Company to offer new shares on a pro rata basis to the
existing shareholders.
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REPORT OF THE DIRECTORS

TAX RELIEF AND EXEMPTION

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

PURCHASE, REDEMPTION OR SALE OF LISTED
SECURITIES OF THE COMPANY

The Company and its subsidiaries did not purchase, redeem or sell any
of the Company’s listed securities (including sale of treasury shares)
during the year.

DISTRIBUTABLE RESERVES

At 31 December 2025, the Company had no reserves available for
distribution to shareholders of the Company.

CHARITABLE CONTRIBUTIONS

During the year, the Group made charitable contributions totalling
approximately RMB2,055,500.

MAJOR CUSTOMERS AND SUPPLIERS

For the year ended 31 December 2025, combined sales to the Group’s
five largest customers accounted for less than 30% of the Group’s
total revenue for the year. Combined purchases from the Group'’s five
largest suppliers accounted for less than 30% of the Group’s total
purchases for the year.

None of the Directors or any of their close associates or any
shareholders (which, to the knowledge of the Directors, own more
than 5% of the number of issued shares of the Company) had any
beneficial interest in the Group's five largest customers and suppliers.
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DIRECTORS

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

Executive Directors:
Mr. Wong Chiu Yeung
Mr. Chen Yuanlai (resigned on 24 January 2025)
Mr. Cheng Hiu Lok
Mr. Huang Youquan
Ms. Zhang Haitao

Independent non-executive Directors:
Mr. Ting Leung Huel Stephen
Mr. Dai Yiyi
Mr. Mao Zhenhua

In accordance with article 84 of the Company’s articles of association,
at each annual general meeting, one third of the directors for the
time being (or if their number is not a multiple of three, then the
number nearest to but not less than one third) will retire from office
by rotation provided that every director shall be subject to retirement
at an annual general meeting at least once every three years. The
directors to retire in every year will be those who have been longest
in office since their last re-election or appointment but as between
persons who became or were last re-elected directors on the same day
those to retire will (unless they otherwise agree among themselves)
be determined by lot. There are no provisions relating to retirement of
directors upon reaching any age limit.

Accordingly, Mr. Wong Chiu Yeung, Mr. Huang Youquan and Mr.
Ting Leung Huel Stephen will retire as Directors at the forthcoming
annual general meeting of the Company and being eligible, will offer
themselves for re-election at the meeting.

The Company has received annual confirmations of independence
pursuant to Rule 3.13 of the Listing Rules from all the three
independent non-executive Directors and as at the date of this report
still considers them to be independent.
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REPORT OF THE DIRECTORS

DIRECTORS” AND SENIOR MANAGEMENT'S
BIOGRAPHIES

Biographical details of the Directors and the senior management of
the Group are set out on pages 37 to 43 of this annual report.

DIRECTORS’ SERVICE CONTRACTS

Each of Mr. Wong Chiu Yeung and Mr. Cheng Hiu Lok, being
executive Directors, has entered into a service contract with the
Company for a term of three years commencing from 5 February
2010. Mr. Huang Youquan, being an executive Director, has entered
into a service contract with the Company for a term from 1 May 2011
to 4 February 2013. Ms. Zhang Haitao, being an executive Director,
has entered into a service contract with the Company for a term from
29 August 2024 to 28 August 2027. Each of their service contracts
is renewable automatically upon the expiry of the then current term
of appointment, subject to termination by either party giving not less
than three months’ written notice.

The Company has issued a letter of appointment to each of Mr.
Ting Leung Huel Stephen and Mr. Dai Yiyi, being independent non-
executive Directors for an initial term of three years commencing
from 6 January 2010. Upon expiry of the initial term, the Company
has issued a letter of appointment to each of Mr. Ting Leung Huel
Stephen and Mr. Dai Yiyi, for their appointment as independent non-
executive Directors for a term of three years commencing from 6
January 2013 to 5 January 2016, which is renewable automatically
thereafter for successive term of one year each commencing on
the day after the expiry of the then current term of appointment,
subject to termination by either party giving not less than two
months’ written notice and the retirement by rotation requirement in
accordance with the articles of association of the Company and the
Listing Rules.

The Company has issued a letter of appointment to Mr. Mao Zhenhua
for his appointment as an independent non-executive Directors for a
term of three years commencing from 30 May 2023 to 29 May 2026,
which is renewable automatically thereafter for successive term of
one year each commencing on the day after the expiry of the then
current term of appointment, subject to termination by either party
giving not less than two months’ written notice and the retirement by
rotation requirement in accordance with the articles of association of
the Company and the Listing Rules.
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No Director proposed for re-election at the forthcoming annual
general meeting has a service contract with the Company which is
not determinable by the Company within one year without payment
of compensation, other than statutory compensation.

CHANGES IN DIRECTORS' BIOGRAPHICAL
DETAILS

Changes in the Directors’ biographical details for the year ended 31
December 2025 and up to the date of this annual report, which are
required to be disclosed pursuant to Rule 13.51B(1) of the Listing
Rules are set out below:

Mr. Mao Zhenhua resigned as an independent non-executive director
of China Bohai Bank Co., Ltd. (9668), a company listed on the Hong
Kong Stock Exchange, with effect from 6 January 2025.

Mr. Chen Yuanlai resigned as an executive Director with effect from
24 January 2025.

Mr. Wong, an executive Director and the chairman of the Board,
has ceased to be a member and the chairman of the Nomination
Committee with effect from 23 June 2025.

Ms. Zhang Haitao, an executive Director, has been appointed as a
member of the Nomination Committee with effect from 23 June
2025.

Mr. Dai Yiyi, an independent non-executive Director, has been
redesignated from a member to the chairman of the Nomination
Committee with effect from 23 June 2025.

REMUNERATION POLICIES AND DIRECTORS'
REMUNERATION

The Remuneration Committee oversees the overall remuneration
policy and structure of the Group. The Group provides employees
with competitive remuneration and benefits. The remuneration
policy is reviewed on a regular basis based on the performance and
contribution of the employees and the industry remuneration level.

The authority of the Board of Directors to determine directors’
fees are subject to shareholders’ approval at general meetings.
The emoluments payable to the Directors are determined by the
Company’s Board of Directors with reference to Directors’ duties,
responsibilities and performance and the results of the Group.
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REPORT OF THE DIRECTORS

DIRECTORS” INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS OF
SIGNIFICANCE

Save as the transactions set out in note 43 to the consolidated
financial statements and the transaction specified in the paragraph
headed “Connected Transaction” and “Continuing Connected
Transactions” in this section, no Director nor a connected entity of
a director had a material interest, either directly or indirectly, in any
transactions, arrangements or contracts of significance to the business
of the Group to which the Company, the holding company of the
Company, or any of the Company’s subsidiaries or fellow subsidiaries

was a party at the end of the year or at any time during the year.
PERMITTED INDEMNITY PROVISIONS

During the year ended 31 December 2025 and up to the date of
this report, there was or is permitted indemnity provision (within the
meaning in Section 469 of the Hong Kong Companies Ordinance) in
accordance with the articles of association of the Company being in
force.

The Company has maintained directors’ and officers’ liability insurance
throughout the year, which provides appropriate cover for certain
legal actions brought against its directors and officers arising out of
corporate activities.

DIRECTORS" AND CHIEF EXECUTIVES'
INTERESTS AND SHORT POSITIONS IN SHARES,
UNDERLYING SHARES, AND DEBENTURES

At 31 December 2025, the interests and short positions of the
Directors and chief executives of the Company in the shares,
underlying shares and debentures of the Company or its associated
corporations (within the meaning of Part XV of the Securities and
Futures Ordinance (the “SFO")), as recorded in the register required
to be kept by the Company pursuant to Section 352 of the SFO, or
as otherwise notified to the Company and the Hong Kong Stock
Exchange pursuant to the Model Code, were as follows:
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Long positions in ordinary shares (the “Shares”) of the Company: RARBEEBER (R BEFE :

Interest in Shares

QL 3
Percentage
Total of the
Interest of Number of Company's
Beneficial Controlled Shares Held Issued Share
Name of Director EEfE Owner Corporation or Interested Capital

FEsER  AALFICET

BREERA XEBUiEER ZBR#E REfED

Mr. Wong Chiu Yeung ("Mr. Wong”) ~ &SB AL ((BEA]) = 21
(Note
Mr. Cheng Hiu Lok (“Mr. Cheng") =2 S () - 2
(Note

20500000 2,120,500,000 50.21%
IGERD
30,230,000 230,230,000 5.45%
2)(Kf&£2)

Note 1: These 2,120,500,000 Shares comprised 1,660,040,000 Shares registered R

in the name of Newup Holdings Limited (“Newup”), 230,230,000
Shares registered in the name of East Waves Investments Limited (“East
Waves") and 230,230,000 Shares registered in the name of Keen Century
Investments Limited (“Keen Century”). Mr. Wong held 100% of the entire
issued share capital of each of Newup, East Waves and Keen Century and
was deemed to be interested in the aggregate of 2,120,500,000 Shares
held by Newup, East Waves and Keen Century pursuant to the SFO.

Note 2: These 230,230,000 Shares were registered in the name of Wealthy Gate S EY)
Holdings Limited (“Wealthy Gate”). Mr. Cheng held 100% of the entire
issued share capital of Wealthy Gate and was deemed to be interested in
the 230,230,000 Shares held by Wealthy Gate pursuant to the SFO.

: 72,120,500,000 i A% 17 B & LA 37 2 12 R B BR
AR ([FTA]) %3 &5/ 1,660,040,000 I% i%
D URBEREERQAR ([RE) BEERL
#9230,230,000 A% B 17 & MA 22 1t 4% & B IR A &)
(T3t ]) % 3% & 52 #9230,230,000 A% B 17 ° =
EERBHA RERBRENZBEHTR
A BARBREZESRPERIEE TSRS
B A « REREMFEARLET2,120,500,000

B -

: §%230,230,000 kI LAE EZER B R A A
([BR])BRERL BEERBEENZIE
BIIRA ARBEES KA KEOERA
%A = E 4561 230,230,000 A% A& 15 °

Long positions in share options of the Company: RARRERENTE
Number of Share Percentage
Options Directly of the Company'’s
Name of Director EEHE Beneficially Owned Issued Share Capital
ERERFER HAR R E #1T
ZIEREHR BANE D
Mr. Huang Youquan =R A 16,000,000 0.38%
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Long positions in ordinary shares of SCE CM:

Interest in shares
% 13 RE =

EETHE

Percentage of

Interest of Total Number SCE CM'’s

Controlled of Shares Held Issued Share

Name of Director Beneficial Owner Corporation or Interested Capital

EHEREE

FREREREZ ER®ITRAE

EEHA BEREAA SEEEEER RHAEAE Aok

Mr. Wong - 1,246,247,946 1,246,247,946 64.41%
mITHE (Note) (Pt %)
Note: P 3E

These 1,246,247,946 shares were registered in the name of Happy Scene Global
Limited (“Happy Scene”), which was wholly-owned by Affluent Way International
Limited, which was in turn wholly-owned by the Company. As at the date of this
report, the Company was owned as to 50.21% by Mr. Wong through companies
wholly-owned by him. Mr. Wong was therefore deemed to be interested in the
shares in SCE CM held by Happy Scene pursuant to the SFO.

Save as disclosed above, as at 31 December 2025, none of the
Directors and chief executives of the Company had registered
an interest or short position in the shares, underlying shares or
debentures of the Company or any of its associated corporations that
was required to be recorded pursuant to Section 352 of the SFO,
or as otherwise notified to the Company and the Hong Kong Stock
Exchange pursuant to the Model Code.

DIRECTORS” RIGHTS TO ACQUIRE SHARES OR
DEBENTURES

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

%51,246,247 946 R D E R LSRR BR A A
(T#=])EZ T  ZARIARNRANREBEERERA A
2EHE RAREAH AQRABESELERBES
BHEANAREHAERKRD50.21% © B IARE B 5 K& H
EEPIERARESHENTRAEROPHE R -
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SHARE OPTION SCHEME
2018 Scheme

The Company adopted a share option scheme on 23 April 2018
(the 2018 Scheme"”) for the purpose of providing incentives and
rewards to eligible participants who contribute to the success of the
Group's operations. The participants of the 2018 Scheme include any
directors (including executive directors, non-executive directors and
independent non-executive directors) and employees of any member
of the Group and any advisors, consultants, distributors, contractors,
customers, suppliers, agents, business partners, joint venture business
partners, service providers of any member of the Group.

The 2018 Scheme became effective on 23 April 2018 and shall have
a life of 10 years until 22 April 2028. Pursuant to the resolution
passed by the shareholders at the extraordinary general meeting of
the Company held on 30 May 2023, the 2018 Scheme had been
terminated upon adoption of the new share option scheme (the
“2023 Scheme”). In accordance with the provisions of the 2018
Scheme, upon termination of the 2018 Scheme, no further options
shall be offered but in all other respects the provisions of the 2018
Scheme shall remain in force to the extent necessary to give effect
to the exercise of any share options (to the extent not already
exercised) granted prior to the termination, and such share options
shall continue to be valid and exercisable in accordance with the 2018
Scheme.

The total number of shares which may be issued upon exercise of all
options to be granted under the 2018 Scheme and any other share
option schemes of the Company must not in aggregate exceed 10%
of the total number of shares in issue as at 23 April 2018, being
the adoption date of the 2018 Scheme, i.e. 382,384,000 shares
(representing approximately 9.05% of the total number of issued
shares as at the date of approval of this annual report), unless the
Company obtains a fresh approval from shareholders to refresh the
10% limit, provided, inter alia, that the maximum number of shares
which may be issued upon exercise of all outstanding options granted
and yet to be exercised under the 2018 Scheme and any other share
option schemes of the Company must not exceed 30% of the number
of shares in issue from time to time. The maximum number of shares
issuable under share options granted to each eligible participant in
the 2018 Scheme within any 12-month period, is limited to 1% of
the shares of the Company in issue for the time being. Any further
grant of share options in excess of this limit is subject to shareholders’
approval at a general meeting. Share options granted to a director,
chief executive or substantial shareholder of the Company, or to
any of their associates, are subject to approval in advance by the
independent non-executive directors of the Company. In addition, any
share options granted to a substantial shareholder or an independent
non-executive director of the Company, or to any of their associates,
in excess of 0.1% of the shares of the Company in issue or with
an aggregate value (based on the closing price of the Company’s
shares at the date of the grant) in excess of HK$5 million, within any
12-month period, are subject to shareholders’ approval in advance at
a general meeting.
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The offer of a grant of share options may be accepted within five
business days from the date of delivery of the offer letter, upon
payment of a nominal consideration of HK$1 in total by the grantee.
The exercise period of the share options granted is determinable by
the directors, which period may commence from the date of the
offer of the share options, and ends on a date which is not later than
10 years from the date of the grant of the share options. Unless the
Directors otherwise determine and state in the offer of the grant
of options to a grantee, a grantee is not required to achieve any
performance targets before any share options granted under the 2018
Scheme can be vested in, or exercised by, the grantee and accordingly
there is no applicable vesting period.

The exercise price of the share options is determinable by the Board,
but shall not be less than the highest of (i) the closing price of the
Company’s shares as quoted on the Hong Kong Stock Exchange’s
daily quotation sheets on the date of the offer of the share options;
(ii) the average closing price of the Company’s shares as quoted on
the Hong Kong Stock Exchange’s daily quotation sheets for the five
trading days immediately preceding the date of the offer; and (iii) the
nominal value of the Company’s shares.

Further details of the 2018 Scheme as to the value of the share
options granted are disclosed in note 35 to the consolidated
financial statements. The values of share options calculated using the
binomial model are subject to certain fundamental limitations, due
to the subjective nature of and uncertainty relating to a number of
assumptions of the expected future performance input to the model,
and certain inherent limitations of the model itself. The value of an
option varies with different variables of certain subjective assumptions.
Any change to the variables used may materially affect the estimation
of the fair value of an option.

At the time of grant of the share options, the Company may specify
any minimum period(s) for which an option must be held before it
can be exercised.
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During 2018, the Company granted 382,000,000 share options under
the 2018 Scheme to the Group’s employees (including Directors).
During the year, details of movements in the share options under the
2018 Scheme were as follows:

T—\F  ARABREBEZT— N\FiE8FEL
3&nwam%%%%%$%lalx@%§$%
RAREER  BRE_ZT— \FAEFRLE
AR B EFBOT ¢

Weighted Average
Outstanding Closing Price
Outstanding Granted Exercised Cancelled Lapsed at Exercise Immediately
Category and at 1 January during during during during 31 December Price hefore the Date(s)
Name of Grantee 2025 the Year the Year the Year the Year 2025 per Share  Date of Grant Exercise Period of Exercise
R-B-1f RZB=1F REEBRE
-A-8 tZA=t-H TR BANmE
REARRIRER HATTE ERRL QTR EREH ERN HATE BRITEE REAH %8 PUHE
Directors
g%
Mr. Huang Youguan 16,000,000 - - - - 16,000,000 HK$2.78 12 December 2018 1 July 20200 -
11 December 2028
ElELE 88T ZE-N\§ ZRCRELA-AR
TZA+=A “ECNETZAT-R
Subtotal 16,000,000 - - - - 16,000,000
gt
Employees of 135,000,000 - - - - 135,000,000 HK$2.78 12 December 2018 1 July2019to -
the Group 11 December 2028
AEEST 18T ZE-)\F “E-N\EtA-BE
TZAtzH 2o \EtAT-H
135,000,000 - - - - 135,000,000 HK$2.78 12 December 2018 1 July 20200 =
11 December 2028
L8BT ZF-)\F “RCRELA-AE
tZA+zR ZEC\EtZAT-B
Sub-total 270,000,000 - - - - 270,000,000
gt
Total 286,000,000 - - - - 286,000,000
1

Note: The vesting period of the share options is from the date of grant until the
commencement of the exercise period.

As the 2018 Scheme was terminated during the year ended 31
December 2023, the number of share options available for further
grant under the 2018 Scheme was nil at the beginning and at the end
of the year ended 31 December 2025.

As at the latest practicable date for the purpose of ascertaining the
information contained in this annual report, based on the number of
outstanding share options granted under the 2018 Scheme, the total
number of shares available for issue under the 2018 Scheme was
286,000,000 shares, representing approximately 6.8% of the total
number of issued shares.
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REPORT OF THE DIRECTORS

2023 Scheme

On 30 May 2023, the shareholders of the Company approved and
adopted the 2023 Scheme and terminated the 2018 Scheme. The
2023 Scheme was adopted for the purpose of providing incentives
and rewards to eligible participants who contribute to the growth
and development of the Group, attracting and retaining personnel
to promote sustainable development and promoting the long-term
financial and business performance of the Group. The participants
of the 2023 Scheme include employees (whether full-time or part-
time and including directors) of the Company or any of its subsidiaries
(including persons who are granted share options under the 2023
Scheme as an inducement to enter into employment contracts with
these companies).

The 2023 Scheme became effective on 30 May 2023 and unless
otherwise cancelled or amended, will remain in force for a period of
10 years up to 29 May 2033. As at the date of this annual report, the
remaining life of the 2023 Scheme was approximately 7 years.

A total of 422,298,612 Shares may be issued in respect of all share
options that may be granted under the 2023 Scheme, representing
approximately 10.0% of the total number of issued Shares as at 30
May 2023 (the date of adoption of the 2023 Scheme).

Where any offer of options to a participant under the 2023 Scheme
would result in the Shares issued and to be issued in respect of all
options granted to the participant under the 2023 Scheme and all
options and awards granted to the participant under any other share
schemes of the Company (excluding all options that have lapsed in
accordance with the terms of the 2023 Scheme and all options and
awards that have lapsed in accordance with the terms of any other
share schemes of the Company) in the 12-month period up to and
including the offer date representing in aggregate over 1% of the
total number of Shares in issue, such an offer must be separately
approved by the shareholders at a general meeting.
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An offer shall have been accepted by a participant in respect of
all the options which are offered to such a participant when the
duplicate letter comprising acceptance of the offer duly signed by
the participant together with a remittance in favour of the Company
of HK$1.00 by way of consideration for the grant thereof is received
by the Company within such time as may be specified in the offer
(which period shall be up to 21 days from the offer date). The option
period within which an option may be exercised by a grantee may
be determined and notified by the Board to the grantee, which must
not be more than 10 years from the offer date of the option. In the
absence of such determination, the option period of an option shall
commence on the offer date of the option and end on the earlier of
(i) the date on which the option is cancelled or lapses under the 2023
Scheme; and (ii) the expiration of the period of 10 years from the
offer date of the option.

The vesting period in respect of an option, which shall commence on
the date on which the grantee accepts the offer of the option and
end on the vesting date, shall not be shorter than 12 months from
the date of acceptance of the offer, unless a shorter vesting period
is set in accordance with the provisions of the 2023 Scheme. The
Remuneration Committee (or, as the case may be, the Board) may
further establish performance target(s) in respect of specific grantees,
the attainment of which shall be a precondition for any exercise of the
options granted to the grantees concerned under the 2023 Scheme.

The price per share at which a grantee may subscribe for the share
on the exercise of an option granted under the 2023 Scheme shall be
determined at the discretion of the Board, provided that it must be at
least the highest of: (a) the closing price of the shares as stated in the
Hong Kong Stock Exchange’s daily quotations sheet on the offer date,
which must be a business day; (b) the average closing price of the
shares as stated in the Hong Kong Stock Exchange’s daily quotations
sheets for the five business days immediately preceding the offer date;
and (c) the nominal value of a share.

Since the adoption of the 2023 Scheme and up to the latest
practicable date for the purpose of ascertaining the information
contained in this annual report, no share option had been granted
under the 2023 Scheme. Accordingly, as at the beginning and the
end of the year ended 31 December 2025, 422,298,612 share
options were available for grant under the scheme mandate for the
2023 Scheme.

As at the latest practicable date for the purpose of ascertaining the
information contained in this annual report, the total number of
shares available for issue under the 2023 Scheme was 422,298,612
shares, representing approximately 10.0% of the total number of
issued shares.
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CONTRACTS OF SIGNIFICANCE

No contracts of significance in relation to the Group’s business
between the Company, or any of its subsidiaries and a controlling
shareholder or any of its subsidiaries nor contract of significance
in relation to the Group’s business whether or not for provision of
services to the Company or any of its subsidiaries by a controlling
shareholder or any of its subsidiaries subsisted during or at the end of
the year.

MANAGEMENT CONTRACTS

No contracts concerning the management and administration of the
whole or any substantial part of the business of the Company, which
were not contract of service with any Director or any person engaged
in full time employment of the Company, were entered into or existed
during the year.

SUBSTANTIAL SHAREHOLDERS" AND OTHER
PERSONS’ INTERESTS AND SHORT POSITIONS IN
SHARES AND UNDERLYING SHARES

At 31 December 2025, the interests or short positions of the persons
(other than a Director or chief executive of the Company) in the
Shares and underlying Shares of the Company as recorded in the
register required to be kept by the Company pursuant to Section 336
of the SFO were as follows:

Long positions:
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Number of Percentage of

Capacity and Shares the Company’s

Nature of Held or Issued Share

Name Interest Interested Capital

SR FriEsR HAERARS BT

28 ERME EERGOHE BAEANE D

Newup (Note 1) Beneficial owner 1,660,040,000 39.31%
A (fFEE1) EmEB A

East Waves (Note 1) Beneficial owner 230,230,000 5.45%
e (fFEE1) EnAA

Keen Century (Note 1) Beneficial owner 230,230,000 5.45%
gt (fEE) EnBAA

Rising Trade (Note 2) Beneficial owner 230,230,000 5.45%
=2 (ftzE2) EnAA

Wealthy Gate (Note 3) Beneficial owner 230,230,000 5.45%
= & (faE3) EmEAA
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Note 1: Each of Newup, East Waves and Keen Century was wholly-owned and

controlled by Mr. Wong; accordingly, Mr. Wong was deemed to be
interested in the Shares held by Newup, East Waves and Keen Century
pursuant to the SFO. Mr. Wong was the sole director of Newup, East
Waves and Keen Century.

Note 2: Rising Trade was wholly-owned and controlled by Mr. Chen. Yuanlai (“Mr.
Chen”), a former executive Director of the Company who resigned since
January 2025. Accordingly, Mr. Chen was deemed to be interested in the
Shares held by Rising Trade pursuant to the SFO. Mr. Chen was the sole
director of Rising Trade.

Note 3: Wealthy Gate was wholly-owned and controlled by Mr. Cheng;
accordingly, Mr. Cheng was deemed to be interested in the Shares held
by Wealthy Gate pursuant to the SFO. Mr. Cheng was the sole director of
Wealthy Gate.

Save as disclosed above, as at 31 December 2025, no person, other
than a Director or chief executive of the Company, whose interests
are set out in the section “Directors’ and Chief Executives’ Interests
and Short Positions in Shares, Underlying Shares, and Debentures”
above, had registered an interest or short position in the Shares and
underlying Shares of the Company as recorded in the register required
to be kept by the Company pursuant to Section 336 of the SFO.

CONNECTED TRANSACTIONS

As disclosed in note 43 to the consolidated financial statements,
certain related party transactions of the Group during the year ended
31 December 2025 constitute connected transactions or continuing
connected transactions of the Company as defined in Chapter 14A
of the Listing Rules. The Company has complied with the applicable
disclosure requirements in relation to those transactions that are not
fully exempt in accordance with Chapter 14A of the Listing Rules.

CONTINUING CONNECTED TRANSACTIONS

The following transactions constituted continuing connected
transactions of the Group for the year ended 31 December 2025,
which are subject to the reporting and annual review requirements
under Chapter 14A of the Listing Rules:
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On 31 December 2024, the Group and the Funlive Holdings Limited
(“Funlive Holdings") together with its subsidiaries (collectively referred
to as the “Funlive Group”) entered into the following agreements (the

"CCT Agreements”

, and each a “CCT Agreement”) each for the term

commencing on 1 January 2025 and ending on 31 December 2027

(both dates inclusive):

the Advisory and Operational Service Framework Agreement,
i.e. the framework agreement entered into between Funlive
Holdings (for itself and as trustee for the benefits of its
subsidiaries from time to time) as supplier and the Company
(for itself and as trustee for the benefits of its subsidiaries from
time to time) as customer in relation to the provision of advisory
and operational services by the Funlive Group to the Group. It
was expected that the aggregate amount of the service fees
payable by the Group to the Funlive Group under the Advisory
and Operational Service Framework Agreement would not
exceed RMB10,000,000 for the year ended 31 December 2025,
RMB13,000,000 for the year ending 31 December 2026 and
RMB19,000,000 for the year ending 31 December 2027; and

the Tenancy Agreement, i.e. the tenancy agreement entered
into between Shanghai Junbang Trading Co., Ltd. (an indirect
wholly-owned subsidiary of the Company) as lessor (“Shanghai
Junbang”) and Shanghai Funlive Apartment Management
Limited (an indirect wholly-owned subsidiary of Funlive Holdings)
as lessee (“Shanghai Funlive”) in relation to the lease of certain
premises by Shanghai Junbang to Shanghai Funlive for use as
office premises. It was expected that the annual amount of
rental payable by Shanghai Funlive to Shanghai Junbang under
the Tenancy Agreement would not exceed RMB1,500,000 for
each of the three years ending 31 December 2027.
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The Funlive Group is principally engaged in asset investments
advisory, apartments development management and lease operations
management in the PRC. While these are not at the core of the
Group'’s businesses, the Funlive Group has been offering substantive
support for the Group’s principal businesses in areas such as
apartments development, as the marketing management services
and operational management services provided by the Funlive Group
have facilitated the effective planning and execution of the Group’s
apartment projects. The entering into of the Advisory and Operational
Service Framework Agreement allows the Group to have access to the
advisory and operational services of the Funlive Group, thereby taking
advantage of the Funlive Group’s competitive strength in the industry
and local market experience and expertise to guarantee effectual
implementation of the Group’s apartments development strategies
and plans.

On the other hand, the Funlive Group had been headquartered and
conducting its office operations in premises owned by the Group.
By continuing to provide the Funlive Group with necessary support
under the Tenancy Agreement, the Group could not only generate
additional revenue in the form of rental income, but also avoid
significant changes in or disruptions to the business operations of the
Funlive Group.

As at 31 December 2025, Funlive Holdings was indirectly held as to
approximately 94% in aggregate by Mr. Wong, the chairman of the
Board, an executive Director and a controlling Shareholder holding
indirectly approximately 50.21% of the total number of issued Shares,
and his associate. Accordingly, Funlive Holdings was a majority-
controlled company held indirectly by Mr. Wong and his associate and
each member of the Funlive Group was an associate of Mr. Wong.
Hence, each member of the Funlive Group was a connected person
of the Company and the transactions contemplated under the CCT
Agreements constitute continuing connected transactions under
Chapter 14A of the Listing Rules.
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REPORT OF THE DIRECTORS

CONFIRMATION FROM INDEPENDENT NON-
EXECUTIVE DIRECTORS

The independent non-executive Directors have reviewed the
continuing connected transactions conducted under the CCT
Agreements during the year ended 31 December 2025 and confirm
that such transactions have been entered into:

(@ inthe ordinary and usual course of business of the Group;
(b) on normal commercial terms or better; and

(c) according to the CCT Agreements on terms that are fair and
reasonable and in the interests of the Shareholders as a whole.

CONFIRMATIONS FROM THE COMPANY'S
INDEPENDENT AUDITOR

In accordance with Rule 14A.56 of the Listing Rules, the Group has
engaged its auditor to report on the Group’s continuing connected
transactions in accordance with Hong Kong Standard on Assurance
Engagements 3000 (Revised) “Assurance Engagements Other Than
Audits or Reviews of Historical Financial Information” and with
reference to Practice Note 740 ”Auditor’s Letter on Continuing
Connected Transactions under the Hong Kong Listing Rules” issued
by the HKICPA. The Board confirms that the auditor has issued an
unqualified letter to the Board containing the findings and conclusions
in respect of the aforesaid continuing connected transactions
conducted by the Group for the year ended 31 December 2025 and
confirming that nothing has come to their attention that causes
them to believe the continuing connected transactions conducted
by the Group under the CCT Agreements during the year ended 31
December 2025:

(@  have not been approved by the Board;
(b)  were not, in all material respects, in accordance with the pricing
policies of the Group (in respect of transactions involving

provision of services by the Group);

() were not entered into, in all material respects, in accordance
with the relevant agreement governing the transactions; and

(d) have exceeded the relevant annual caps.
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SUFFICIENCY OF PUBLIC FLOAT

Based on information that is publicly available to the Company and
within the knowledge of the Directors, at least 25% of the Company’s
total number of issued shares were held by the public as at the latest
practicable date prior to the issue of this report.

DIRECTORS” INTERESTS IN A COMPETING
BUSINESS

During the year and up to the date of this report, none of the
Directors are considered to have interests in a business which
competes or is likely to compete, either directly or indirectly, with the
businesses of the Group.

DISCLOSURE PURSUANT TO RULE 13.21 OF THE
LISTING RULES

Loan agreements with covenants relating to specific
performance of the controlling shareholder

As disclosed in the announcement of the Company dated 3 January
2020, by an agreement dated 2 January 2020 (the “2020 January
Facility Agreement”) entered into by and among, inter alia, Sleek
Time Limited (“Sleek Time"”), a non-wholly owned subsidiary of the
Company, as borrower, and a syndicate of banks, as original lenders,
the banks have agreed to grant to the borrower a term loan facility in
an aggregate of the Hong Kong dollar equivalent of RMB560,000,000
(the “2020 January Facility”).

The 2020 January Facility is for a term of three years and six months
commencing from the date on which the first utilisation is made
under the 2020 January Facility Agreement, and is guaranteed by the
Company and the Sleek Time’s other shareholders on a several basis.
Pursuant to mutual agreement between, inter alia, Sleek Time and
the banks, the final maturity date of the 2020 January Facility was
extended to March 2024.
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REPORT OF THE DIRECTORS

As disclosed in the announcement of the Company dated 9 July
2020, by an agreement dated 8 July 2020 (the “2020 July Facility
Agreement”) entered into by and among, inter alia, Best Access
International Limited (“Best Access”), a non-wholly owned subsidiary
of the Company, as borrower, and China CITIC Bank International
Limited, as lender, the lender has agreed to grant to the borrower a
term loan facility in an aggregate of the Hong Kong dollar or United
States dollar equivalent of up to RMB400,000,000 (the “2020 July
Facility”) to, amongst others, finance the repayment of shareholders’
loan owed by the borrower’s indirect holding company.

The 2020 July Facility is for a term of three years commencing from
the date on which the first utilisation is made under the 2020 July
Facility Agreement, and is guaranteed by the Company and Best
Access’s other shareholder on a several basis. Pursuant to mutual
agreement between, inter alia, Best Access and the lender, the
2020 July Facility was refinanced in July 2023 (the “2023 July Facility
Agreement”) with the final maturity date being extended to July
2026. In July 2024, Best Access has signed a supplemental agreement
to the 2023 July Facility Agreement (“Supplemental Agreement”) with
the lender. Pursuant to the Supplemental Agreement, the outstanding
balance of the term loan facility in United States dollar equivalent
under the 2023 July Facility Agreement (the “2023 July Facility”) has
been swapped to Renminbi equivalent.

As disclosed in the announcement of the Company dated 26
November 2020, by an agreement dated 26 November 2020 (the
“2020 November Facility Agreement”) entered into by and between
Bohai International Investment Limited (“Bohai”), a wholly-owned
subsidiary of the Company, as borrower, and Hang Seng Bank Limited
as lender, the lender has agreed to grant to the borrower a term loan
facility in an aggregate of US$50,000,000 (or its Hong Kong dollars
equivalent) and which may, subject to the approval of the lender
in its sole and absolute discretion, be increased by an aggregate
amount of up to US$40,000,000 upon the request of the borrower
in accordance with the terms and conditions of the 2020 November
Facility Agreement (the “2020 November Facility”).
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The 2020 November Facility is for a term of three years and six months
commencing from the date on which the first utilisation is made
under the 2020 November Facility Agreement, and is guaranteed by
the Company and Bohai’s wholly-owned subsidiary.

As disclosed in the announcement of the Company dated 22 March
2021, pursuant to an agreement (the “2021 Facility Agreement”)
dated 22 March 2021 entered into by and among, inter alia, the
Company as borrower and a syndicate of banks as lenders, the
banks have agreed to grant to the Company a HK$351,000,000 and
US$342,500,000 dual tranche term loan facility (the “2021 Facility”)
to refinance existing financial indebtedness of the Group and fund
payment of any fees, costs and expenses payable by the Group in
connection with the 2021 Facility Agreement and other related
documents.

The 2021 Facility is for a term of three years and six months
commencing from the date on which the first utilisation is made
under the 2021 Facility Agreement, and is guaranteed by certain
subsidiaries of the Company.

As disclosed in the announcement of the Company dated 4 July 2023,
by an agreement dated 4 July 2023 (the “2023 Facility Agreement”)
entered into by and among, inter alia, the Company as borrower and
a syndicate of banks as lenders, the banks have agreed to grant to the
Company a HK$255,420,000 and US$89,100,000 multiple tranche
term facility (the “2023 Facility”) to refinance existing financial
indebtedness of the Company.

The 2023 Facility is for a term of 15 months commencing on the date
on which the utilisation of the 2023 Facility is made under the 2023
Facility Agreement. Liabilities and obligations of the Company under
the 2023 Facility Agreement are secured by, among other things,
charges over 504,000,000 shares (the “Charged Shares”) in SCE
CM (representing approximately 26.0% of its issued share capital as
at the date of this report) held by Happy Scene, an indirect wholly-
owned subsidiary of the Company, in favour of the security agent (the
“Security Agent”) of the Banks (the “Share Charges”).
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Each of the 2020 January Facility Agreement, the 2020 November
Facility Agreement, the 2021 Facility Agreement, the 2023 Facility
Agreement and the 2023 July Facility Agreement contains a
requirement that Mr. Wong, a controlling shareholder of the
Company and an executive Director, and his family members (together
with Mr. Wong, the “Wong Family”), (a) must remain as the single
largest shareholder of the Company; (b) must hold legally and
beneficially and directly or indirectly 35% (under the 2020 November
Facility Agreement, the 2021 Facility Agreement, the 2023 Facility
Agreement and the 2023 July Facility Agreement) or 40% (under
the 2020 January Facility Agreement only) or more of all classes of
the Company’s voting share capital and/or must directly or indirectly
control (as defined in the Hong Kong Code on Takeovers and
Mergers) the Company; and (c) Mr. Wong or a member of the Wong
Family must remain as the chairman of the Board of the Company
throughout the respective life of the 2020 January Facility, the 2020
November Facility, the 2021 Facility, the 2023 Facility and the 2023
July Facility. A breach of such requirements will constitute an event
of default or (as the case may be) mandatory prepayment event
under the 2020 January Facility Agreement, the 2020 November
Facility Agreement, the 2021 Facility Agreement, the 2023 Facility
Agreement and the 2023 July Facility Agreement, and as a result, the
2020 January Facility, the 2020 November Facility, the 2021 Facility,
the 2023 Facility and the 2023 July Facility will be liable to be declared
immediately due and payable.

As at the approval date of this annual report, Mr. Wong, through
companies wholly-owned by him, holds approximately 50.21% of the
voting share capital of the Company.
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Breach of loan agreements and suspension of
Offshore US$ Senior Notes

As disclosed in the announcement of the Company dated 4 October
2023, as at the date of the announcement, the Company had not
made payment on an instalment of principal and interest amounting
to approximately US$61 million which has fallen due under the 2021
Facility Agreement. The loan non-payment has resulted in an event of
default under the Company’s Offshore US$ Senior Notes (as defined
below). The loan non-payment may result in demands for acceleration
of repayment of debts and/or actions taken by the Group’s creditors
in accordance with the respective terms of the relevant financings.
An application was made to the Hong Kong Stock Exchange for the
suspension of trading in each of the Company’s offshore US$ senior
notes listed below (the “Offshore US$ Senior Notes”) with effect from
9:00 a.m. on 5 October 2023 until further notice.

Description of Debt Securities
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7.375% senior notes due April 2024
(the “April 2024 Notes”) (Note)
N _UF AR EE 7.375% BT RIE
(TZZ—mFEmAZER]) (Fzh)
5.95% senior notes due September 2024
(the “September 2024 Notes”) (Note)
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7% senior notes due May 2025
(the “May 2025 Notes”) (Note)
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6% senior notes due February 2026
(the “February 2026 Notes”) (Note)
RZZEZARNFZREAR 6% EBLEEE
(TZZEZREZRAZER]) (Fizh)

Note: As disclosed in the announcements of the Company dated 8 April 2024,
26 September 2024, 30 April 2025 and 3 February 2026, the April 2024
Notes, the September 2024 Notes, the May 2025 Notes and the February
2026 Notes were delisted from the Hong Kong Stock Exchange upon its
maturity on 9 April 2024, 29 September 2024, 2 May 2025 and 4 February
2026 respectively. The principal amount and the accrued unpaid interests
of the April 2024 Notes, the September 2024 Notes, the May 2025 Notes
and the February 2026 Notes had not been settled on the maturity date and
remained outstanding.

As at 31 December 2025, the Group’s defaulted or cross-defaulted
principal and accrued interest of offshore senior notes and
certain interest-bearing bank and other borrowings amounted to
approximately RMB20.259 billion and RMB3.625 billion respectively.
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REPORT OF THE DIRECTORS

As disclosed in the announcement of the Company dated 26 June
2025, the Company has signed the RSA with the AHG, which was
subsequently amended by agreement dated 20 November 2025. For
details of the RSA, please refer to the announcement of the Company
dated 26 June 2025 and 20 November 2025. As at the date of this
annual report, creditors holding approximately 78% of the aggregate
outstanding principal amount of the debt have acceded to the RSA.

Enforcement of the Share Charges and appointment
of receivers over shares in SCE CM

On 15 December 2023, Happy Scene received a notice from the
Security Agent (the “Enforcement Notice”) stating, among other
things, that

(1) as at the date of the Enforcement Notice, China SCE had
failed to repay the amounts demanded under the acceleration
and demand notice. Accordingly, the outstanding principal
amount of the two tranches of the loans made under the
2023 Facility Agreement remained to be HK$255,420,000
and US$89,100,000, with accrued interests amounting to
HK$13,281,847.78 and US$4,878,639.50, respectively as at the
date of the Enforcement Notice;

events of default had occurred under the 2023 Facility
Agreement, were continuing and had not been waived as at the
date of the Enforcement Notice; and

(3) the Share Charges had become enforceable in accordance with
the terms of the relevant security agreements.

By notices given by the Security Agent on 18 December 2023 to the
custodian (the “Custodian”) of the securities accounts in which the
Charged Shares are held (the “Custodian Accounts”), the Security
Agent had taken exclusive control over the Custodian Accounts and
the Charged Shares.
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Further, Happy Scene was informed by the Security Agent on 18
December 2023 that

(@) Chow Wai Shing Daniel of FTI Consulting (Hong Kong) Limited
and Aaron Luke Gardner of FTI Consulting (BVI) Limited had
been appointed as joint and several receivers (the “Receivers”)
of the Custodian Accounts and the Charged Shares; and

(b) Happy Scene had ceased to be entitled to exercise voting rights
attached to the Charged Shares, and the Security Agent or the
Receivers shall be entitled to exercise or direct the exercise of
the voting and other rights attached to any Charged Shares.

Please refer to the announcements of the Company dated 19
December 2023 for further details.

FUTURE DEVELOPMENT OF THE GROUP’S
BUSINESS

Please refer to the section headed “Chairman’s Statement —
Outlook” for an indication of the likely future development in the
Group's business.

AUDITOR

With effect from 29 December 2023, Ernst & Young resigned as the
auditor of the Company and Prism has been appointed as the auditor
of the Company.

Prism will retire and a resolution for their re-appointment as auditor
of the Company will be proposed at the forthcoming annual general
meeting.

Save as aforesaid, there has been no other change in auditor of the
Company in any of the preceding three years.

ON BEHALF OF THE BOARD
Wong Chiu Yeung
Chairman

Hong Kong
27 March 2026
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INDEPENDENT AUDITOR'S REPORT

@%@Hﬁm

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

OPINION

We have audited the consolidated financial statements of China
SCE Group Holdings Limited (the “Company”) and its subsidiaries
(the "Group”) set out on pages 97 to 258, which comprise the
consolidated statement of financial position as at 31 December
2025, and the consolidated statement of profit or loss and other
comprehensive income, the consolidated statement of changes in
equity and the consolidated statement of cash flows for the year then
ended, and notes to consolidated financial statements, including
material accounting policy information.

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

BASIS FOR OPINION

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

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

MATERIAL UNCERTAINTY RELATED TO THE
GOING CONCERN

We draw attention to note 2.1 to the consolidated financial
statements which states that, the Group recorded a loss attributable
to owners of the parent of approximately RMB7.447 billion for the
year ended 31 December 2025 and, as of that date, the Group’s net
current liabilities amounted to approximately RMB19.931 billion. The
Group did not make payment of principal and interest on offshore
senior notes and certain interest-bearing bank and other borrowings
since October 2023, triggering events of default or cross-default of
various borrowings pursuant to the terms and conditions of respective
agreements. As at 31 December 2025, the interest-bearing bank and
other borrowings, senior notes and domestic bonds of the Group
amounted to approximately RMB33.087 billion, while its cash and
cash equivalents amounted to approximately RMB2.336 billion.

This condition indicates the existence of a material uncertainty which
may cast significant doubt on the Group’s ability to continue as a
going concern and, therefore that it may be unable to realise its assets
and discharge its liabilities in the normal course of business. The
directors of the Company having considered the plans and measures
being taken by the Group, which is disclosed at note 2.1 to the
consolidated financial statements, are of the opinion that the Group
would be able to continue as going concern basis. The consolidated
financial statements do not include any adjustments that would result
from a failure of achieving the plans and measures. We consider
appropriate disclosures have been made in this respect. Our opinion is
not modified in respect of this matter.
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INDEPENDENT AUDITOR'S REPORT

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

KEY AUDIT MATTERS

Key audit matters are those matters that, in our professional
judgement, were of most significance in our audit of the consolidated
financial statements of the current period. These matters were
addressed in the context of our audit of the consolidated financial
statements as a whole, and in forming our opinion thereon, and we
do not provide a separate opinion on these matters. For the matter
below, our description of how our audit addressed the matter is
provided in that context.

We have fulfilled the responsibilities described in the Auditor’s
responsibilities for the audit of the consolidated financial statements
section of our report, including in relation to these matters.
Accordingly, our audit included the performance of procedures
designed to respond to our assessment of the risks of material
misstatement of the consolidated financial statements. The results of
our audit procedures, including the procedures performed to address
the matter below, provide the basis for our audit opinion on the
accompanying consolidated financial statements.
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INDEPENDENT AUDITOR'S REPORT
B R ENR S

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

KEY AUDIT MATTERS (Continued)

Key audit matter
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How our audit addressed the key audit matter

REETESREFTHIENAESN

Estimation of fair value of investment properties

REVEQIAENGE

As at 31 December 2025, the Group had investment properties e
in the Chinese Mainland amounting to approximately
RMB20.791 billion which were measured at fair value.
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Management engaged an external valuer to determine the fair
value of the investment properties at the end of the reporting e
period. Different valuation models were applied by the external
valuer on different types of investment properties.
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We identified this as a key audit matter because the carrying
amounts of the investment properties are significant and
significant estimation is required to determine their fair value.
HPSHRSEREA SRR ARREVENIREAEBEX
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The accounting policies and disclosures are included in notes 3,
4 and 15 to the consolidated financial statements.
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We obtained understanding of the work of
the external valuer engaged by management,
and assessed the objectivity, independence and
competency of the external valuer.
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We involved an independent valuation specialist to
evaluate the valuation techniques used and tested
the underlying key estimations and assumptions for
selected samples through enquiry with management
and by reference to the rental values and open market
information.
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We compared the valuation performed by the
external valuer to the range provided by the
independent valuation specialists. We further
assessed the appropriateness of the properties
related data used as inputs for the valuation.
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We assessed the adequacy of the disclosures
of the valuation of the investment properties,
including the fair value hierarchy and the valuation
techniques used and the key inputs to the valuation
of investment properties.
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INDEPENDENT AUDITOR'S REPORT

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

KEY AUDIT MATTERS (continued)

Key audit matter
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How our audit addressed the key audit matter

HEETESREFTHIRNAESN

Net realisable value of completed properties held for sale
and properties under development

FELHECERYMENBRIFUENTERFE

As at 31 December 2025, the Group had completed
properties held for sale and properties under development
(the "Properties”) amounting to approximately RMB10.359
billion and RMB36.621 billion respectively, which represented
approximately 12% and 41% of the Group’s total assets,
respectively. In addition, provision for write down to net
realisable value of approximately RMB5.185 billion on
completed properties held for sale and properties under
development, was recognised by the Group during the year
ended 31 December 2025.
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Management determined the net realisable value (the “NRV")
of the Properties and made an impairment assessment by
reference to the estimated selling price less the estimated
costs to make the sale, and for properties under development,
the estimated costs to completion at the end of the reporting
period.
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We involved an independent valuation specialist to
evaluate and test the underlying key estimations
and assumptions for selected samples through
enquiry with management and by reference to the
open market information.
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We compared the NRV assessment performed
by the management to the range provided by
the independent valuation specialists. We further
assessed the appropriateness of the properties
related data used as inputs for the assessment.
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INDEPENDENT AUDITOR'S REPORT
B R ENR S

To the shareholders of China SCE Group Holdings Limited BHREBERERARZEERR
(Incorporated in the Cayman Islands with limited liability) (REESHESHEMA LN ERAA])

KEY AUDIT MATTERS (Continued) FARETFE @)

Key audit matter How our audit addressed the key audit matter
BRESEE ARENSREEETTRUOMEHH

Net realisable value of completed properties held for sale
and properties under development (Continued)

FEHECERMENBRRINENTRERFE(E)

We identified this as a key audit matter because the carrying e We evaluated the reasonableness of the estimated

amounts of the Properties are significant and significant costs to completion of the properties under
estimation is required to determine their NRV. development, on a sample basis, by comparing it to
BMBEEREAREAFE AAZEYVENIEEEES the actual development cost of similar completed
ANEETEASRFESEELEKXNGR - properties of the Group and comparing the
adjustments made by the management to current
The accounting policies and disclosures are included in notes 3, market data.
4,18 and 22 to the consolidated financial statements. BMAHEAER - BAE SEEEUE XTI
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e We evaluated the management’s assessment for
about the estimated selling price less the estimated
costs to make the sale and the estimated costs
to completion by checking the recent market
transaction prices of properties with comparable
locations and conditions, where applicable;
comparing with the average historical costs to
make the sales by the Group; and comparing
the latest estimated costs to completion to the
budget approved by management and examining
the supporting documents such as construction
contracts, internal correspondences and approvals.
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INDEPENDENT AUDITOR'S REPORT

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

OTHER INFORMATION INCLUDED IN THE
ANNUAL REPORT

The directors of the Company are responsible for the other
information. The other information comprises the information
included in the Annual Report, other than the consolidated financial
statements and our auditor’s report thereon. Our opinion on the
consolidated financial statements does not cover the other information
and we do not express any form of assurance conclusion thereon. In
connection with our audit of the consolidated financial statements,
our responsibility is to read the other information and, in doing so,
consider whether the other information is materially inconsistent with
the consolidated financial statements or our knowledge obtained in
the audit or otherwise appears to be materially misstated. If, based
on the work we have performed, we conclude that there is a material
misstatement of this other information, we are required to report that
fact. We have nothing to report in this regard.

RESPONSIBILITIES OF THE DIRECTORS FOR THE
CONSOLIDATED FINANCIAL STATEMENTS

The directors of the Company are responsible for the preparation
of the consolidated financial statements that give a true and fair
view in accordance with HKFRS Accounting Standards as issued
by the HKICPA and the disclosure requirements of the Hong Kong
Companies Ordinance, and for such internal control as the directors
determine is necessary to enable the preparation of consolidated
financial statements that are free from material misstatement,
whether due to fraud or error. In preparing the consolidated financial
statements, the directors of the Company are responsible for assessing
the Group’s ability to continue as a going concern, disclosing, as
applicable, matters related to going concern and using the going
concern basis of accounting unless the directors of the Company
either intend to liquidate the Group or to cease operations or have
no realistic alternative but to do so. The directors of the Company are
assisted by the Audit Committee in discharging their responsibilities
for overseeing the Group’s financial reporting process.
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INDEPENDENT AUDITOR'S REPORT
B R ENR S

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

AUDITOR'S RESPONSIBILITIES FOR THE AUDIT OF
THE CONSOLIDATED FINANCIAL STATEMENTS

Our objectives are to obtain reasonable assurance about whether the
consolidated financial statements as a whole are free from material
misstatement, whether due to fraud or error, and to issue an auditor’s
report that includes our opinion. Our report is made solely to you, as
a body, and for no other purpose. We do not assume responsibility
towards or accept liability to any other person for the contents of this
report.

Reasonable assurance is a high level of assurance, but is not a
guarantee that an audit conducted in accordance with HKSAs will
always detect a material misstatement when it exists. Misstatements
can arise from fraud or error and are considered material if,
individually or in the aggregate, they could reasonably be expected to
influence the economic decisions of users taken on the basis of these
consolidated financial statements.

As part of an audit in accordance with HKSAs, we exercise
professional judgement and maintain professional scepticism
throughout the audit. We also:

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

o Obtain an understanding of internal control relevant to the
audit in order to design audit procedures that are appropriate
in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of the Group’s internal control.
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INDEPENDENT AUDITOR'S REPORT

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

AUDITOR'S RESPONSIBILITIES FOR THE AUDIT OF
THE CONSOLIDATED FINANCIAL STATEMENTS

(Continued)

o Evaluate the appropriateness of accounting policies used
and the reasonableness of accounting estimates and related
disclosures made by the directors.

o Conclude on the appropriateness of the directors’ use of the
going concern basis of accounting and, based on the audit
evidence obtained, whether a material uncertainty exists related
to events or conditions that may cast significant doubt on the
Group's ability to continue as a going concern. If we conclude
that a material uncertainty exists, we are required to draw
attention in our auditor’s report to the related disclosures in
the consolidated financial statements or, if such disclosures are
inadequate, to modify our opinion. Our conclusions are based
on the audit evidence obtained up to the date of our auditor’s
report. However, future events or conditions may cause the
Group to cease to continue as a going concern.

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

o Plan and perform the group audit to obtain sufficient
appropriate audit evidence regarding the financial information
of the entities or business unit within the Group as a basis for
forming an opinion on the Group financial statements. We are
responsible for the direction, supervision and review of the audit
work performance for purpose of the group audit. We remain
solely responsible for our audit opinion.

We communicate with the Audit Committee regarding, among other
matters, the planned scope and timing of the audit and significant
audit findings, including any significant deficiencies in internal control
that we identify during our audit.
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INDEPENDENT AUDITOR'S REPORT
B R ENR S

To the shareholders of China SCE Group Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

AUDITOR'S RESPONSIBILITIES FOR THE AUDIT OF
THE CONSOLIDATED FINANCIAL STATEMENTS

(Continued)

We also provide the Audit Committee with a statement that we have
complied with relevant ethical requirements regarding independence
and to communicate with them all relationships and other matters
that may reasonably be thought to bear on our independence, and
where applicable, actions taken to eliminate threats or safeguards
applied.

From the matters communicated with the Audit Committee, we
determine those matters that were of most significance in the audit
of the consolidated financial statements of the current period and
are therefore the key audit matters. We describe these matters in our
auditor’s report unless law or regulation precludes public disclosure
about the matter or when, in extremely rare circumstances, we
determine that a matter should not be communicated in our report
because the adverse consequences of doing so would reasonably
be expected to outweigh the public interest benefits of such
communication.

The engagement partner on the audit resulting in this independent
auditor’s report is Mr. Fan Chi Hang, Stephen.

Prism Hong Kong Limited

Certified Public Accountants

Fan Chi Hang, Stephen

Practising Certificate Number: P06144
Hong Kong

27 March 2026
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS
AND OTHER COMPREHENSIVE INCOME

melEmkHEAZERERER

Year ended 31 December 2025 Eﬁzi:;=:£¢+:ﬂ =+t—HIEFE

2025 2024
—EZHEF —E g
Notes RMB’000 RMB'000
M5 AR T ARET T
REVENUE g = 6 37,114,102 40,770,075
Cost of sales $H & AR (30,565,478)  (34,534,538)
Gross profit E R 6,548,624 6,235,537
Other income and gains H YA K Wz 6 142,409 286,830
Changes in fair value of investment KEMEAAEE
properties, net R 15 (2,933,577) (5,051,706)
Selling and marketing expenses fHE M2 SHR (524,093) (707,896)
Administrative expenses THHEX (1,304,614) (1,219,167)
Write down to net realisable value of FIELECERMERERR
completed properties held for sale and YR EZEA ZIRFE
properties under development (5,184,992) (3,524,633)
Other expenses B (898,791) (1,468,888)
Finance costs B %8 7 (1,696,585) (1,893,627)
Share of profits and losses of: J,TSE\ET’;U%IEE*'J&J%E :
Joint ventures /NG 15,776 307,164
Associates é‘% % NC] (119,004) 39,766
LOSS BEFORE TAX RRBLATE 18 8 (5,954,847) (6,996,620)
Income tax expense IR X 11 (1,648,987) (937,852)
LOSS FOR THE YEAR FREE (7,603,834) (7,934,472)
OTHER COMPREHENSIVE Hib2EKRA(E8) -
INCOME/(LOSS):
Other comprehensive income/(loss) e TR BERHEN > EE
that may be reclassified to BamEtas2ERA
profit or loss in subsequent periods: (B#E) -
Share of other comprehensive B & & A alHAt
income/(loss) of joint ventures 2HEW A (ER) 5,931 (6,978)
Exchange differences on translation BMEBIINEBNEL Z58
of foreign operations 607,671 (466,013)
Net other comprehensive income/(loss) TR ERHENSESE
that may be reclassified to profit or loss TEI SHEMEEWRA(EE)
in subsequent periods FRE 613,602 (472,991)
OTHER COMPREHENSIVE FREMZERA(&E)
INCOME/(LOSS) FOR THE YEAR 613,602 (472,991)
TOTAL COMPREHENSIVE FRE2HEEEERH
LOSS FOR THE YEAR (6,990,232) (8,407,463)
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

AND OTHER COMPREHENSIVE INCOME
meaEmkAEtEEKER

Year ended 31 December 2025 & Z — T - AF+ _A=+—HILFE

2025 2024
—E_RE —ZE N4
Note RMB’000 RMB'000
B 5 AR¥T ARET T
Loss attributable to: T IEE L &S
Owners of the parent ISYNCIE/ZS PN (7,446,681) (7,863,349)
Non-controlling interests ESE T $a (157,153) (71,123)
(7,603,834) (7,934,472)
Total comprehensive loss attributable to: %! %& HfE{h 2 FET B AR :
Owners of the parent B RAREE A (6,861,006) (8,327,966)
Non-controlling interests FEVE R M (129,226) (79,497)
(6,990,232) (8,407,463)
LOSS PER SHARE BAREEREREEA
ATTRIBUTABLE TO ORDINARY EBiEegREE
EQUITY HOLDERS OF THE PARENT 13
Basic and diluted HEARREE RMB A R i RMB A R
(176.3) cents > (186.2) cents 7
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CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

SRR

WT
31 December 2025 —E=—HF+=-A=+—H
2025 2024
—E-REF —E e
Notes RMB’000 RMB’000
Bt 5 ARSTR AREBTx
NON-CURRENT ASSETS FRBEE
Property and equipment L ENEL 14 645,897 707,095
Investment properties WEWE 15 20,791,000 26,799,100
Intangible asset EILEE 17 = 2,319
Properties under development BRAPYE 18 4,377,322 5,843,494
Contract in progress EEIREAR 19 111,232 110,979
Investments in joint ventures B’\/\ ENAHRE 20 1,954,000 2,077,866
Investments in associates REEE R RINKRE 21 524,932 832,847
Prepayments and other assets T I M H A E E 24 580,026 663,056
Deferred tax assets BT IH & B 32 657,555 886,666
Total non-current assets EREEEBTE 29,641,964 37,923,422
CURRENT ASSETS REBEE
Properties under development BRAPYE 18 32,243,979 58,834,211
Completed properties held for sale FEREERKME 22 10,359,493 10,340,488
Trade receivables g 5 REWKIA 23 366,581 281,910
Prepayments, other receivables and TR FRIE ~ H A FE U RRIE
other assets H A& E 24 8,785,926 11,631,331
Financial assets at fair value through BAREEBEZFHA
profit or loss BarEepEE 26 113,377 158,339
Due from related parties JrE Uk B B 5 7k0E 25 1,827,626 2,534,330
Prepaid income tax SRR 2,025,934 2,536,178
Restricted cash XBRHIRS 27 923,438 1,124,479
Cash and cash equivalents HeRIREEEY 27 2,335,841 2,920,538
Total current assets TMENE EEABRE 58,982,195 90,361,804
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CONSOLIDATED STATEMENT OF

FINANCIAL POSITION

e BB R

31 December 2025 —E-HF+—-A=+—H

2025 2024
—E_REF —EOF
Notes RMB’000 RMB’000
B = ARETRT ARETTT
CURRENT LIABILITIES REBEE
Trade and bills payables B S ENFIERER 28 14,548,563 13,993,277
Other payables and accruals HE R IBERERE A 29 10,883,573 10,030,025
Contract liabilities ER&EE 29 17,520,974 48,082,677
Interest-bearing bank and FTERITREME
other borrowings 30 12,385,049 11,241,555
Senior notes and domestic bonds BEEENEANES 31 14,824,300 12,908,448
Due to related parties J& 1 BB B 75 5RIR 25 2,474,765 2,407,084
Tax payable FES IR 6,276,282 5,354,942
Total current liabilities ME B EER 78,913,506 104,018,008
NET CURRENT LIABILITIES RBEEFHE (19,931,311)  (13,656,204)
TOTAL ASSETS LESS CURRENT BWEERREAE
LIABILITIES 9,710,653 24,267,218
NON-CURRENT LIABILITIES kRBEE
Interest-bearing bank and STERITRAEMERK
other borrowings 30 5,396,457 8,562,544
Senior notes and domestic bonds BEEENMEANES 31 480,719 2,706,019
Lease liabilities HEAE 16 1,530 3,093
Deferred tax liabilities EEFIERE 32 1,772,232 2,326,347
Provision for major overhauls NI R 33 = 99,342
Total non-current liabilities ERBEERTE 7,650,938 13,697,345
Net assets BEFE 2,059,715 10,569,873
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CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

e BB R

31 December 2025 —E—RAF+—_HA=+—H

2025 2024
—E_REF —EOF
Notes RMB’000 RMB’'000

fax AR®TR ARBTT

EQUITY e
Equity attributable to owners of BARHEE ABGEER
the parent
Issued capital BETRA 34 365,138 365,138
Reserves i 36 (5,474,192) 1,330,890
(5,109,054) 1,696,028
Non-controlling interests IR 7,168,769 8,873,845

Total equity

2,059,715 10,569,873

Wong Chiu Yeung
=G
Director

EF

Huang Youquan
B
Director

EFE
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CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY

GARREBHE

Year ended 31 December 2025 HE-"Z—FFE+ - A=+—HIFE

Attributable to owners of the parent

DRIEE AL
Statutory Property Share Exchange Non-
Issued Capital surplus Merger  revaluation Other option Hedging ~ fluctuation Retained controlling Total
capital reserve reserve reserve reserve reserves reserve reserve reserve profits Total interests equity
BB EE nE BikE EX FIER

Bx  AAGEE ABEE ofREE EMRE  ERER R HARE  RERE  REER a5t B
RMBOO0  RMBO0O  RMB'000  RMB000  RMB'OO0  RMB000  RMB000  RMB'O00  RMB'000  RMB000  RMB'OO0  RMB'000  RMBI000
ARBTR ARMTT ARBTL ARMTR ARMTR ARBTR ARMTR ARMTI AREBTE ARMTR ARMTR AREBTL ARETR

(note 34)  (note 36(b) (note 36(c)) (note 36(d) (note 36(e))
(Writ34) (Wii3e) (Mfi3e() (FiE3e(d) (t3E36(e))
At 1 January 2024 RZZ-mF-A-B 365,138  (5,130,954) 1,883,822 30 82,872 18,026 92,670 (44,811) (1,060,819) 13,517,775 9,723,749 10,758,577 20,482,326
Loss for the year FRER = = = = - = - - - (7,863349) (7,863,349 (71123) (7,934472)
Other comprehensive loss FEREMZEEE:
for the year:
Share of other comprehensive [ NIE L
loss of joint ventures 2AER - - - - - (6,978) - - - - (6,978) - (6,978)
Exchange differences on BEBNZBH
translation of foreign EXEE
operations - - - - - - - - (457,639 - (457,639 (8,374)  (466,013)
Total comprehensive loss for the year A2 EIFEEE - - - - - (6,978) - - (457639) (70863349) (8327,966)  (79497) (8,407,463)
Capital reduction of subsidiaries HBARzRAFD = = = = - = = = - - - (413600)  (413,600)
Capital contribution from FERRREAER
non-controlling shareholders - - - - - - - - - - - 1,430 1,430
Dividends paid to non-controlling (M B A AIFE AR
shareholders of subsidiaries RRERE = = = - - = = B - = - (360,000)  (360,000)
Acquisition of non-controlling [ Fzadi e
interests - 300,245 - - - - - - - - 300,245 (1,033,065  (732,820)
Transfer retained profits to REEFER AR
statutory surplus reserve BhGE B - 5975 - - - - - = (5,975) = = =
At 31 December 2024 i i3
+ZA=t-H 365,138 (4,830,709)* 1,889,797+ 30* 82,872* 11,048% 92670¢  (44.811)* (1,518458)* 5,648451* 1,696,028 8,873,845 10,569,873
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CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY

GAEREHE

Year ended 31 December 2025 HE —Z-FAF+ - A=+—HIIFE

Attributable to owners of the parent

BATRA AR
Retained
profits/
Statutory Property Share Exchange (accu- Non-
Issued Capital surplus Merger revaluation Other option  Hedging fluctuation mulated controlling Total
capital  reserve reserve  reserve reserve  reserves reserve  reserve reserve losses) Total interests equity
B3 EE nE BhRE EX RER/ FER
BE  EAfE BREE  AEE  EREE  HbER BE  HebE  RBEE  (RIER) @it BE  Emed
RMB'000  RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000  RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETR ARMTR ARMTR AR¥TZ AR%Tr ARETR ARMTZ ARMTR AR¥TZ ARMTr ARETR AR¥TZ ARETx
(note 34) (note 36(b)  (note 36(c)) (note 36(d)) (note 36(¢))
(Wr&E34) (WizE3e(b)  (MEE36(0)  (K¥aE3e(d) (H3E36(e))
At 1 January 2025 W=Z-5%-f-8 365,138 (4,830,709)*  1,889,797* 30* 82,872* 11,048* 92670 (44,811)* (1,518,458)*  5,648,451* 1,696,028 8873845 10,569,873
Loss for the year FRER = = = = © o - - - (7.446,681)  (7446,681)  (157,153) (7,603,834)
Other comprehensive incomeffloss) ~~ £AREM2ERA/
for the year: (§8) «
Share of other comprehensive EiHAERALEM
income of joint ventures %EW\ - - - - - 5931 - - - - 5931 - 5,931
Exchange differences on BERNEHH
translation of foreign EREE
operations = = = = = = = = 579,744 = 579,744 21,921 607,671
Total comprehensive income/(loss) FR2ERA/
for the year (B8 - - - - - 5931 - - 579,744  (7446,681) (6,861,000  (129.226) (6,990,232)
Capital reduction of subsidiaries WERARZBARD - - - - - - - - - - - (4,467) (4467)
Contribution from non-controlling ~~ —FMBAF3ERR
shareholders of a subsidlary BRI E - - - - - - - - - - - 585 585
Dividends paid to non-controlling THAMBRAERR
shareholders of subsidiaries BRREIBR S - - - - - - - - - - - (74205)  (74,205)
Acquisition of non-controling g nRER
interests - 60,924 - - - - - - - - 60,924 (827,008)  (766,084)
Disposal of subsidiaries HERBAR - 15734 (174,360) - - - - - - 58,626 - (670,755  (670,755)
Deregistration of a subsidiary HH-AHEAR = = (5,000) - - - - - - - (5,000) - (5,000)
Transfer retained profits to REETEZEE
statutory surplus reserve RYGERE - - 2,769 - - - - - - (2,769) - - -
At 31 December 2025 RZE-1%
+-A=+-A 365,138  (4,654051)*  1,713,206* 30* 82,872* 16,979* 92670+ (44811)*  (938714)* (1,742373)*  (5109,054) 7,168,769 2,059,715
* These reserve accounts comprise the consolidated negative reserves — * ZERBERERRGAVBMRARPOARE

of approximately RMB5,474,192,000 (2024: consolidated reserves of
approximately RMB1,330,890,000) in the consolidated statement of financial

position.

5,474,192,000 TR B FEE (T UF
49 AR 1,330,890,000 TTHI 4R A REE) ©
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CONSOLIDATED STATEMENT OF

CASH FLOWS
.\/T/\Iﬁﬁulbi%

Year ended 31 December 2025 & Z — T - AF+ _A=+—HILFE

2025 2024
—E-REF —E e
Notes RMB’000 RMB’000
Bt oE ARSTR ARETx
CASH FLOWS FROM OPERATING KRETHHEESRE
ACTIVITIES
Loss before tax FRA R B 1R (5,954,847)  (6,996,620)
Adjustments for: PN BEELFE :
Finance costs M5ER 7 1,696,585 1,893,627
Share of profits and losses of: FEAE T 51 % 188 7 X B8
Joint ventures = /NG| (15,776) (307,164)
Associates YN 119,004 (39,766)
Interest income F B UA 6 (12,524) (29,998)
Gain on disposal of items of HEMFERZEEER
property and equipment, net Wz 58 6 (237) (1,008)
Loss on disposal of subsidiaries, HEMB QR
net E1RFER 8,38 29,162 -
Gain on disposal of joint ventures, net HESE QRIS FE 6,8 (6,230) (71,402)
Fair value losses, net: A=Y = DE:2-C 0
Financial assets at fair value EBRARBEFEBHES
through profit or loss FFABEMNESREE 8 6,877 36,965
Loss on disposal of investment HEREYEEIE
properties, net FRE 8 161,070 26,253
Depreciation of property and equipment ~ #12 K R EHIFE 8, 14 63,053 52,726
Depreciation of right-of-use assets FREEENITE 8, 14, 16(b) 5,074 7,493
Changes in fair value of investment KEMERNAEEEFEE
properties, net 15 2,933,577 5,051,706
Amortisation of an intangible asset B AEEE 8,17 139 167
Impairment losses recognised on REE DA REE R E 8
investments in joint ventures and HERRBEREE
associates 8 338,586 695,043
Impairment losses recognised on JE Y A Bt 75 TR IR Y
due from related parties VEREY R 8 560,205 773,845
Write down to net realisable value of REREEEZNMER
completed properties held for sale ?*J?\%‘:F‘ MEREZ
and properties under development A &£ IR )5 E 5,184,992 3,524,633
Impairment losses of trade receivables, = %Euﬁzﬁﬂﬁﬁfﬁ)@ﬂ%%%ﬁ
net 8, 23 69,429 43,198
5,178,139 4,659,698
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CONSOLIDATED STATEMENT OF
CASH FLOWS

an\ Iﬁl@/ﬂbi%

Year ended 31 December 2025 & Z — T - AF+-_A=1+—HILtFE

2025 2024
—E_REF —EOF
Notes RMB’000 RMB'000

P = ARBTRE ARETT

Increase in properties under BRI

development (9,653,107) (8,733,911)
Decrease/(increase) in contract in progress 7 & Ti24& ER (3 1) 19 (253) 42,648
Decrease in completed properties BEHEBEKIER D

held for sale 33,518,977 33,190,914
Increase in trade receivables B 5 e W R IE N (164,201) (126,778)
Decrease in prepayments, TE AT FRIE  H A WU TE K

other receivables and other assets Hth & E=m 2,022,803 2,613,179
Increase in trade and bills payables B 5 FE T 58 R R BRI AN 708,607 2,342,759
Decrease in other payables and accruals — E o jiE {5 5008 & e =+ &

;8es (431,013)  (1,261,226)

Decrease in contract liabilities BREBER D (30,545,273)  (32,756,184)
Increase in provision for major overhauls, A& B {18 I %58

net 8, 33 5,930 6,274
Cash generated from/(used in) operations 48 & 4715,/ (FrA) IR & 640,609 (22,627)
Interest received B Y F B 12,524 29,998
PRC corporate income tax paid B BECEEH (177,837) (235,146)
PRC land appreciation tax paid B AR B+ b I (E (172,060) (270,939)

Net cash flows from/(used in) operating ~ &K& BB (FTH)IRE
activities MEFE 303,236 (498,714)
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CONSOLIDATED STATEMENT OF

CASH FLOWS
an\ Iﬁﬁ/ﬂbi%

Year ended 31 December 2025 #EZ —E " AF+_A=+—HILtFE

2025 2024
—E-REF —E e
Notes RMB’000 RMB’000
Bt oE ARSTR ARETx
CASH FLOWS FROM INVESTING RETEEERE
ACTIVITIES
Purchases of items of BEYENRHER
property and equipment (45,776) (42,825)
Purchase of financial assets at fair value ~ BEEZEAAETEEEZ S
through profit and loss STABZNEmMEE (2,798) =
Proceeds from disposal of items of HEMERZEER AT
property and equipment B 2,696 2,354
Additions to investment properties NG E Y 15 (207,677) (778,038)
Proceeds from disposal of HEREYEFSRIE
investment properties 256,930 6,659
Disposal of subsidiaries HERB AR 38 321,378 -
Addition capital in joint ventures & &N T ZBEAE I (1,781) =
Dividend from associates NS SN - 900
Proceeds from disposal of joint ventures & & & A & TS5 FE 80,000 =
Proceeds from disposal of financial assets &R A EFE B HEE
at fair value through profit or loss FTABEMESRE EMS
I 39,823 151,141
Decrease in restricted cash X IR #1138 2 Rk 201,041 439,922
Decrease in time deposits with REBHAZR=EAZ
original maturity over three months EHFROR LD 300,500 649,300
Net cash flows from investing activities KEEHMEREREFEE 944,336 429,413
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CONSOLIDATED STATEMENT OF
CASH FLOWS

IE:%/)ILE%E

Year ended 31 December 2025 & Z — T - AF+-_A=1+—HILtFE

n‘/T\

2025 2024
—E-REF —E e
Note RMB’000 RMB’000
Bt 5 ARSTR AREBTx
CASH FLOWS FROM FINANCING METHRERE
ACTIVITIES
Interest paid [EENFES) (509,039) (788,967)
Redemption of senior notes and EEEEZBERIENES
domestic bonds - (7,401)
New bank and other borrowings FTIERITREME K 642,635 863,889
Repayment of bank and other borrowings {EiER1T & E b E (1,647,716) (1,301,068)
Principal portion of lease payments XNHEEREHD (6,803) (9,194)
Acquisition of non-controlling interests Uy B8 JF 122 A 4 25 (6,750) =
Net cash flows used in financing BMEESMARES
activities MEFHE (1,527,673)  (1,242,741)
NET DECREASE IN CASH RERRESEYRDFE
AND CASH EQUIVALENTS (280,101) (1,312,042)
Cash and cash equivalents at beginning ~ F#R < KIFEEEEY
of year 2,617,338 3,932,025
Effect of foreign exchange rate changes, [ R & B i) 5/ 2% 58
net (4,096) (2,645)
CASH AND CASH EQUIVALENTS FRAECRASEEY
AT END OF YEAR 2,333,141 2,617,338
ANALYSIS OF BALANCES OF CASH RERREEEBUEHRIN
AND CASH EQUIVALENTS
Cash and cash equivalents as stated in REMBARRARS 2 e R
the consolidated statement of REEEW
financial position 27 2,335,841 2,920,538
Less: Non-pledged time deposits with B BARIBBEEZR=AZ
original maturity over three months RN E HIF X
when acquired (2,700) (303,200)
Cash and cash equivalents as stated MERERERERMTNIRES R
in the consolidated statement of REEEW
cash flows 2,333,141 2,617,338

China SCE Group Holdings Limited / Annual Report 2025

HEREBIZRERATF /

T — FEEY

e 107 ——



— 108 —

NOTES TO CONSOLIDATED
FINANCIAL STATEMENTS

nVT\

1.

B 75 R MY 5t

31 December 2025 —E = HF+=-_A=+—H
CORPORATE AND GROUP INFORMATION 1. RalkEEER
China SCE Group Holdings Limited (the “Company”) is RESEERBRAR ([ARR])ER
incorporated in the Cayman Islands as an exempted company EHEEMKLABEREER AR - &
with limited liability. The registered office of the Company A A B 5 At 3 = Be iz 74 Cricket Square,
is located at Cricket Square, Hutchins Drive, P.O. Box 2681, Hutchins Drive, P.O. Box 2681, Grand
Grand Cayman, KY1-1111, Cayman lIslands. The addresses of Cayman, KY1-1111, Cayman Islands o 7x
the principal place of business of the Company in the People’s ANElRAPEARKERE ([FRH]) REH
Republic of China (the “PRC") and Hong Kong are SCE Tower, MEBLEMIEANMUED R AFRLEE
No. 2, Lane 1688, Shenchang Road, Honggiao Business District, UL S P 7% [ BB R BK 1688 7F 2 5 B4 &=
Shanghai, China; and Room 2502-03A, Landmark South, 39 B RKEN&EBEMTIEH HLandmark
Yip Kan Street, Wong Chuk Hang, Hong Kong, respectively. South 2502-03A =
The Company and its subsidiaries (collectively referred to as the FRN - ARAREMBAR (5EIAE
“Group”) were principally engaged in property development, EDEFZEPBREEMERE  DER
property investment, property management, project B WMEER BEEBERIHHRE-
management and land development in the PRC during the year.
In the opinion of the directors, the ultimate holding company of EERE ZIK”& RIS BIER AR B
the Company is Newup Holdings Limited, which is incorporated FERER AR 2 A AR REE A
in the British Virgin Islands (the “BVI"). B (& ﬁﬁﬁﬁ%ﬁ?{ﬂﬂﬁ%ﬁ o
Information about subsidiaries Bt A Rl & R
Particulars of the Company’s principal subsidiaries as at 31 RZE—RAF+ZA=+—HEBLA
December 2025 are as follows: AIEZMBARFBEERHIET
Place of incorporation/ Particulars Percentage of equity
registration of issued and attributable
Name and business paid-up capital to the Company Principal activities
FWRL ERETRAR RO FEL
%% EMREEHEY A EREIN TR
Direct Indirect
EE B
Affluent Way International Limited ** BVI US$1 100 - Investment holding
BEEBRERAR > RRELHS (E RERR
SCE Intelligent Commercial Cayman Islands HK$19,350,000 - 382 Investment holding
Management Holdings Limited **
("SCECM")
THREESERBERERAR " HEHS 19,350,000 T RERR
(ThEmE])
South China Group (H.K.) Limited ** Hong Kong HK$100 - 100 Investment holding
REEE(FR)BERAR Y B 10077 RERR
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E—RAF+—_HA=+—H

CORPORATE AND GROUP INFORMATION 1. REREEEH @
(Continued)
Information about subsidiaries (Continued) MEBARIER (&)
Particulars of the Company’s principal subsidiaries as at 31 RZE-_RAF+ZA=T—HBEBELR
December 2025, are as follows: (Continued) AIEZEMBRARFBHRINWOT : (&)
Place of incorporation/ Particulars Percentage of equity
registration of issued and attributable
Name and business paid-up capital to the Company Principal activities
2L BETRAR AARELR
28 ERIeES A RAFE BEEAK TEER
Direct Indirect
EE B
Xiamen Zhongjun Industrial Co., Ltd.**# ~ PRC/Chinese Mainland HK$1,778,930,000 - 100 Investment holding and
("Xiamen Zhongjun") trading of construction
materials
EMRESEERAR /B AR 1,778,930,000/8 7T RERRR
(TEFHE]) EEREMH
Shanghai Zhongjun Property Co., Ltd.**  PRC/Chinese Mainland RMB100,000,000 - 100 Investment holding and
trading of construction
materials
FEPREXBRRF RE/REARE AR 100,000,000 7 REZERR
EBRREMH
Beijing Zhongjun Commercial PRC/Chinese Mainland RMB100,000,000 - 100 Property investment
Management Co., Ltd. **"#
ERPEEEERERAR /B AR AR% 100,000,007 MER
Fujian Zhongjun Industrial Co., Ltd.** PRC/Chinese Mainland RMB1,000,000,000 - 100 Investment holding, property
development and
property investment
RRTREZEROA VAN AR 1,000,000,0007 REZR NEER
EMERE
South Fujian Gold Coast Resort PRC/Chinese Mainland RMB400,000,000 - 45°  Property development and
Co., Ltd. Shishi*** property investment
ARTEEESSFERN RE /B AR 400,000,000 7 NEBRRDERE
BRAR >
Shanghai Junbo Real Estate PRC/Chinese Mainland RMB1,000,000 - 100 Property development and
Development Co., Ltd.** property investment
HERBENEREERAR BB AR#1,000,0007C NEERRMERE
Shanghai Junming Real Estate PRC/Chinese Mainland RMB1,052,841,000 - 100 Property development and
Development Co., Ltd.***# property investment
LERBEHEREARARA < hE/hEAE AR 1,052,841,000 7 NEERRDFRE
Nan'an Junhong Real Estate PRC/Chinese Mainland RMB150,000,000 - 100 Property development
Development Co., Ltd**
BRRERHEREERAR /B AR AR 150,000,007 NEER
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
B IR R AR EE

nVT\

31 December 2025 — - RAF+—_HA=+—H

1. CORPORATE AND GROUP INFORMATION 1. Aalk&EEER @)

(Continued)
Information about subsidiaries (Continued) BB A R E R (&)
Particulars of the Company’s principal subsidiaries as at 31 RZE-_RAF+ZA=+T—HBEBELR

AEEMBARFBEHINGT : (&)

December 2025 are as follows: (Continued)

— 110 —

Place of incorporation/ Particulars Percentage of equity
registration of issued and attributable
Name and business paid-up capital to the Company Principal activities
2RI/ BRARAR KAEE
£ TR E BARE BRAAL TEXH
Direct Indirect
E# &
Hangzhou Junjin Industrial PRC/Chinese Mainland RMB363,787,500 - 100 Property development and
Development Co., Ltd.** property investment
MMERERERER AR e/ B AR AK%363,787,5007C NEBERRNERE
Shanghai Zhongjun Chuangfu PRC/Chinese Mainland RMB1,800,000,000 - 61  Property investment
Real Estate Co., Ltd. *¥**#
LEhRAEERERRAR E/PEAE AR#1,800,000,0007C WERE
Suzhou Junyuan Real Estate PRC/Chinese Mainland RMB21,085,900 - 100 Property development
Development Co. Ltd.*#
FMRRELEREERAR /PR AR AR#21,085,9007C MERRE
Chongging Junhuigongchuang Real PRC/Chinese Mainland RMB800,000,000 - 47°  Property development
Estate Development Co., Ltd.**
("Chongging Junhuigongchuang”)
ERREXAEHERRERAR Y HE/PEAE AR %:800,000,0007C NEER
((ERRELR])
Qingdao Zhong Yutai Property PRC/Chinese Mainland RMB52,241,100 - 100  Property development
Co., Ltd.**
EERMEEXARARY /R AR ARH52,241,100 T NEER
Tianjin Junyang Real Estate PRC/Chinese Mainland RMB490,000 - 100  Property development
Development Co., Ltd.**
RERGEREREBRAR /R AR AR 490,0007C NEER
Tianjin Bijun Real Estate PRC/Chinese Mainland RMB30,000,000 - 48®  Property development
Development Co., Ltd.**
REEERHERYE AR /R AR AR 30,000,000 7T NEER
Suzhou Junda Real Estate PRC/Chinese Mainland RMB1,000,000 - 100  Property development
Development Co., Ltd.**
FNRERHEREBRAR /R AR ARH1,000,0007C NEER
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E—RAF+—_HA=+—H

CORPORATE AND GROUP INFORMATION 1. RalkEEER @)

(Continued)

D= E R (2)

Information about subsidiaries (Continued)

R-ZBE-_RAF+-_A=+—HFEELR
AEEMBARFBEHINGT : (&)

Particulars of the Company’s principal subsidiaries as at 31
December 2025 are as follows: (Continued)

Place of incorporation/ Particulars Percentage of equity
registration of issued and attributable
Name and business paid-up capital to the Company Principal activities
2L BETRAR AARELR
28 ERIeES A RAFE BHAAL TEXH
Direct Indirect
ER B
Xuzhou Junxing Real Estate PRC/Chinese Mainland RMB1,437,000,000 - 100 Property development
Development Co., Ltd.**
BMNEREHEREARAR /B AR AR%1,437,000,0007 NEER
Shangrao Junmao Real Estate PRC/Chinese Mainland RMB61,110,650 - 96  Property development
Development Co., Ltd.**
IETHRAEHEREERATY  PE/PEAE AR#61,110,650 70 NEER
Chongging Sanchengyihui PRC/Chinese Mainland RMB1,000,000,000 - 50°  Property development
Enterprise Co., Ltd.**
("Chongging Sanchengyihui")
BE-HaERFRRAR* /B AR AR 1,000,000,0007 NEER
(TEE=Hi=E])
Xiamen Junming Real Estate PRC/Chinese Mainland RMB1,000,000 - 100 Property development
Development Co., Ltd. ***#
EFBEBREHERZARAA *  HE/hEAE AR 1,000,007 MEER
Xiamen Taiming Real Estate PRC/Chinese Mainland RMB5,500,000,000 - 90  Property development
Development Co., Ltd.**
("Xiamen Taiming")
EMRERHERERRAF VLN AR 5,500,000,000 7 NEER
-Gk
Zhumadian Junxin Real Estate PRC/Chinese Mainland RMB10,208,060 - 98  Property development
Development Co., Ltd.**
SEESRERHERBERAT " PE/PEAE AR%10,208,0607C NEER
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

1. CORPORATE AND GROUP INFORMATION

(Continued)

Information about subsidiaries (Continued)

Particulars of the Company’s principal subsidiaries as at 31

December 2025 are as follows: (Continued)

NEIMEBER (#)

MmN T E R (2)

n=

Z_hFE+A=+—HBE#EELR

AEEMBARFBEHINGT : (&)

Place of incorporation/ Particulars Percentage of equity
registration of issued and attributable
Name and business paid-up capital to the Company Principal activities
FMAL/ BETRAR KRR
28 TR E RAFE BEAAK FTEER
Direct Indirect
E# B
Binzhou Junbo Real Estate PRC/Chinese Mainland RMB350,000,000 - 100 Property development and
Development Co., Ltd.** property investment
BMEERHERERRAR /KR AR 350,000,000 7 NEBERRNERE
Hangzhou Junyi Real Estate Co., Ltd.**  PRC/Chinese Mainland RMB100,000,000 - 100 Property development and
property investment
MMEBESXBRAR BN AR 100,000,000 7 NEBERRNERE
Hefei Junwo Real Estate Development  PRC/Chinese Mainland RMB50,000,000 - 100 Property development and
Co., Ltd.** property investment
AEEREHEREBRAR GEVELE N AR#50,000,0007C NERRRDERE
Nantong Junze Real Estate PRC/Chinese Mainland RMB20,000,000 - 100 Property development and
Development Co., Ltd.*# property investment
HRRERWEREERAF GEVELE N AR#20,000,0007C NERRRDERE
Yongchun Junrui Real Estate PRC/Chinese Mainland RMB50,000,000 - 100 Property development and
Development Co., Ltd.** property investment
KERBEHERERRA A /AR AK#50,000,000 7 NEBERRNERE
Fuzhou Junyue Real Estate PRC/Chinese Mainland RMB10,126,582 - 99  Property development and
Development Co., Ltd.** property investment
MR B ERERRAR e/ B AR AR#10,126,582 ¢ NEBERRNERE
Beijing Junyang Real Estate PRC/Chinese Mainland RMB100,000,000 - 75  Property development
Development Co., Ltd.**
IREGEREREARAR GEVELE N K 100,000,00070 NEER
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

CORPORATE AND GROUP INFORMATION
(Continued)

Information about subsidiaries (Continued)

Particulars of the Company’s principal subsidiaries as at 31

December 2025 are as follows: (Continued)

Registered as limited liability companies under the PRC law
Registered as wholly-foreign-owned entities under the PRC law
Registered as Sino-foreign joint ventures under the PRC law

The English names of these companies in the PRC represent the
best effort made by the management of the Company to directly
translate their Chinese names only for the purpose of these financial
statements as no official English names have been registered.

As at 31 December 2025, certain of the Group’s bank and other
borrowings were secured by share charges of certain subsidiaries
of the Company, details of which are set out in note 30(b) to the
consolidated financial statements.

As at 31 December 2025, the equity interests of these companies
were pledged to the holders of the senior notes of US$500,000,000
at a coupon rate of 7.375% due in April 2024 (the “Senior Notes due
in April 2024"), the senior notes of US$500,000,000 at a coupon
rate of 7% due in May 2025 (the “Senior Notes due in May 2025"),
the senior notes of US$350,000,000 at a coupon rate of 6% due in
February 2026 (the “Senior Notes due in February 2026") and the
senior notes of US$450,000,000 at a coupon rate of 5.95% due in
September 2024 (the “Senior Notes due in September 2024") (note
31).

Certain companies are accounted for the subsidiaries of the Group
based on the factors explained in note 4 to the consolidated financial
statements.

Pursuant to the announcement of the Company dated 19 December
2023, by notices given by the security agent (the “Security Agent”)
of the original lenders of a facility agreement entered into by the
Company on 4 July 2023 coordinated by The Hongkong and Shanghai
Banking Corporation Limited with, among others, a syndicate of,
charges over 504,000,000 shares (the “Charged Shares”) of SCE CM
(representing approximately 26.0% of its issued share capital as at
19 December 2023) held by Happy Scene Global Limited (“Happy
Scene”), an indirect wholly-owned subsidiary of the Company, in
favour of the Security Agent of the Banks, had become enforceable in
accordance with the terms of the relevant security agreements. Happy
Scene had ceased to be entitled to exercise voting and other rights
attached to the Charged Shares.

e RN

31 December 2025 —E—RAF+—_HA=+—H

NEIREBER (#)

D= E R (2)

RZZE_RAF+_A=+—HEHELA
RIEZEWBAGFBEHRINNT : (&)

* %

* KKk

RIBRBEDEREMAFREEA A
RIBRBEDEREM AN EEE R A
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WETRITREMERXRBARABETH
BARMRNDIEER  FHANGEH
53R M T 30(0) ©

R-BE-_RAF+_A=+—8 ' Z52Q"
WRAEZERFFELEERFEAE
A ZZF Z VMY A 5 #§#9 500,000,000
%m7375%1ﬁ5‘5,\%ﬁ(f7?7m¢m
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

e SRR T

31 December 2025 — - RAF+—_HA=+—H

1. CORPORATE AND GROUP INFORMATION

(Continued)

Information about subsidiaries (Continued)

The above table lists the subsidiaries of the Company which,
in the opinion of the directors, principally affected the results
for the year or formed a substantial portion of the net assets of
the Group. To give details of other subsidiaries would, in the
opinion of the directors, result in particulars of excessive length.

2. ACCOUNTING POLICIES

2.1 Basis of preparation

These financial statements have been prepared in
accordance with HKFRS Accounting Standards (which
include all Hong Kong Financial Reporting Standards,
Hong Kong Accounting Standards (“HKASs”) and
Interpretations) as issued by the Hong Kong Institute
of Certified Public Accountants (“HKICPA”) and the
disclosure requirements of the Hong Kong Companies
Ordinance. They have been prepared under the historical
cost convention, except for investment properties
and financial assets at fair value through profit or loss
which have been measured at fair value. These financial
statements are presented in Renminbi (“RMB") and all
values are rounded to the nearest thousand (“RMB’000")
except when otherwise indicated.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E-HF+—-A=+—H
SETBUR (#®)
2.1 BEEB)

2. ACCOUNTING POLICIES (Continued) 2.

2.1 Basis of preparation (Continued)

Basis of consolidation

The consolidated financial statements include the financial
statements of the Company and its subsidiaries for the
year ended 31 December 2025. A subsidiary is an entity
(including a structured entity), directly or indirectly,
controlled by the Company. Control is achieved when the
Group is exposed, or has rights, to variable returns from
its involvement with the investee and has the ability to
affect those returns through its power over the investee
(i.e., existing rights that give the Group the current ability
to direct the relevant activities of the investee).

Generally, there is a presumption that a majority of voting
rights results in control. When the Company has less than
a majority of the voting or similar rights of an investee,
the Group considers all relevant facts and circumstances
in assessing whether it has power over an investee,
including:

(@)  the contractual arrangement with the other vote
holders of the investee;

(b) rights arising from other contractual arrangements;
and

() the Group’'s voting rights and potential voting
rights.

The financial statements of the subsidiaries are prepared
for the same reporting period as the Company, using
consistent accounting policies. The results of subsidiaries
are consolidated from the date on which the Group
obtains control, and continue to be consolidated until the
date that such control ceases.

BHEE

FEMBBRBEARR A RENH
BEARBE_ZT-_AF+=A
ST —HILEFENRBRE M
B AR AR R R E 5 =k M
NERB(BEEBLER) - EX
SEAXIZELHBEHRE
BAENAIZ2EER  BedEhY
KEHRE N (BN T AEEHR
BRNETEREHREBEIHH
BEFHER) R B %% B kAT - BIER
1SR -

—RME BEAZHEEES
BAES - MARREB L RIRE
HERRZHEESEUERN 0 #
AMoBIAEERFHERS T?Eﬁ
HEEHRNENIREEE —
HEEERER B :

@ HEREHRHMEEFAA
BE R 25

(b) EibERZHMELNERN :
&

© AEENEZEERBERE
1 o

B 8 X B) B 75 ¥R 3R 1O 3 5 HA ) £
ARABER - LRABEE —HH
B BERE -MBLRRANES
BAKERSEGZE BES G
AR TRESHAREEZIE
R IEERIE -

China SCE Group Holdings Limited / Annual Report 2025

REREBEZERAERAR/ T - HEFHR

— 115 ——



— 116 —*

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

an\

BRI

31 December 2025 —E-HF+—-A=+—H

2. ACCOUNTING POLICIES (continued)

2.1 Basis of preparation (Continued)

Basis of consolidation (Continued)

Profit or loss and each component of other comprehensive
income are attributed to the owners of the parent of the
Group and to the non-controlling interests, even if this
results in the non-controlling interests having a deficit
balance. All intra-group assets and liabilities, equity,
income, expenses and cash flows relating to transactions
between members of the Group are eliminated in full on
consolidation.

The Group reassesses whether or not it controls an
investee if facts and circumstances indicate that there are
changes to one or more of the three elements of control
described above. A change in the ownership interest of a
subsidiary, without a loss of control, is accounted for as
an equity transaction.

If the Group loses control over a subsidiary, it derecognises
the related assets (including goodwill), liabilities, any non-
controlling interest and exchange fluctuation reserve;
and recognises the fair value of any investment retained
and any resulting surplus or deficit in profit or loss. The
Group’s share of components previously recognised in
other comprehensive income is reclassified to profit or loss
or retained profits, as appropriate, on the same basis as
would be required if the Group had directly disposed of
the related assets or liabilities.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E-HF+—-A=+—H
SETBUR (#®)
2.1 BEEB)

2. ACCOUNTING POLICIES (Continued) 2.

2.1 Basis of preparation (Continued)

Going concern basis

The Group recorded a loss attributable to owners of the
parent of approximately RMB7.447 billion for the year
ended 31 December 2025. As at 31 December 2025, the
Group recorded net current liabilities of approximately
RMB19.931 billion. As at 31 December 2025, the interest-
bearing bank and other borrowings, senior notes and
domestic bonds of the Group amounted to approximately
RMB33.087 billion, while its cash and cash equivalents
amounted to approximately RMB2.336 billion. The
Group did not make payment of principal and interest on
offshore senior notes and certain interest-bearing bank
and other borrowings since October 2023, triggering
events of default or cross-default of various borrowings
pursuant to the terms and conditions of respective
agreements. As at 31 December 2025, the Group’s
defaulted or cross-defaulted principal and accrued interest
of offshore senior notes and certain interest-bearing
bank and other borrowings amounted to approximately
RMB20.259 billion and RMB3.625 billion respectively.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 —E-HF+—-A=+—H

2. ACCOUNTING POLICIES (continued)

2.1 Basis of preparation (Continued)

Going concern basis (Continued)

The above conditions indicate the existence of a material

uncertainty which casts significant doubt on the Group's

ability to continue as a going concern. In view of such

circumstances, certain plans and measures have been

taken to mitigate the liquidity pressure and to improve the

Group's financial position which include, but not limited

to, the following:

(a)

The Company and relevant stakeholders of certain
offshore senior notes and bank borrowings and their
respective advisors have continued to work together
to finalise the principal terms of the proposed
offshore debt restructuring, which is intended to
allow adequate financial flexibility and liquidity to
stabilise the Group’s business and to facilitate a
sustainable capital structure, while protecting the
rights and interests of all stakeholders.

The Company, as disclosed in the Company’s
announcement dated 26 June 2025, entered into a
restructuring support agreement (the “RSA”) with
an ad hoc group (the “AHG") of certain holders of
offshore senior notes. The execution of the RSA by
the Company and the AHG represents an important
milestone in the progress towards achieving the
proposed offshore debt restructuring.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

2. ACCOUNTING POLICIES (continued)

2.1 Basis of preparation (Continued)

Going concern basis (Continued)

(a)

(Continued)

As further disclosed in the Company’s
announcement dated 20 November 2025 (the
“Announcement”), the Company has executed
an agreement to amend the RSA (the “RSA
Amendment Agreement”). As at the date of the
Announcement, scheme creditors, comprising of
both noteholders and lenders holding approximately
78% of the aggregate outstanding principal amount
of in-scope debt (defined in the Announcement),
have acceded to the amended and restated RSA
pursuant to the RSA Amendment Agreement.

On 24 March 2026, the Court of First Instance of
the High Court directed that a meeting of scheme
creditors be convened to consider, and if thought
fit, to approve (with or without modification) the
proposed scheme of arrangement to be made
between the Company and scheme creditors.
The Group will work with its financial and legal
advisors to complete the remaining implementation
steps to give effect to the proposed offshore debt
restructuring as soon as practicable;

The Group will continue to seek for re-financing or
extension of its existing bank and other borrowings
and secure new project development loans for
ensuring the delivery of property projects;

The Group timely adjusts its sales strategy to
accelerate pre-sales and sales of properties and
speed up collection of sales proceeds; and

The Group will continue to search for potential
buyers for disposal of certain investment properties
and non-core businesses in order to generate
additional cash inflows.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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31 December 2025 —E-HF+—-A=+—H

2. ACCOUNTING POLICIES (continued)

2.1 Basis of preparation (Continued)

Going concern basis (Continued)

The Directors have reviewed the Group’s cash flow
projections prepared by management, which cover a
period of not less than twelve months from 31 December
2025. They are of the opinion that, taking into account
the abovementioned plans and measures, the Group will
have sufficient working capital to finance its operations
and to meet its financial obligations as and when they
fall due within twelve months from 31 December
2025. Accordingly, the Directors are satisfied that it
is appropriate to prepare the consolidated financial
statements on a going concern basis.

Notwithstanding the above, significant uncertainties
exist as to whether the Group is able to achieve its plans
and measures as described above. In the opinion of the
Directors whether the Group will be able to continue as a
going concern would mainly depend upon the following:

(@  successfully completing the holistic restructuring of
its offshore indebtedness;

(b)  successfully negotiating with banks and financial
institutions on the re-financing or extension of
its bank and other borrowings and securing new
project development loans;

() successfully implementing sales strategy to
accelerate pre-sales and sales of properties and
speed up collection of sales proceeds; and

(d) successfully disposing of certain investment
properties and non-core businesses.

Should the Group be unable to achieve the
abovementioned plans and measures and operate as a
going concern, adjustments would have to be made to
write down the carrying values of the Group’s assets to
their recoverable amounts, to provide for any further
liabilities which might arise, and to reclassify non-
current assets and non-current liabilities as current assets
and current liabilities, respectively. The effects of these
adjustments have not been reflected in the consolidated
financial statements.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E-HF+—-A=+—H
TR (@)
22 B BERREEENZEE

2. ACCOUNTING POLICIES (Continued) 2.

2.2 Changes in accounting policies and

disclosures

The Group has adopted amendments to HKAS 21 Lack
of Exchangeability for the first time for the current year’s
financial statements. The Group has not early adopted any
other standard or amendment that has been issued but is
not yet effective.

Amendments to HKAS 21 specify how an entity shall
assess whether a currency is exchangeable into another
currency and how it shall estimate a spot exchange rate at
a measurement date when exchangeability is lacking. The
amendments require disclosures of information that enable
users of financial statements to understand the impact of
a currency not being exchangeable. As the currencies that
the Group had transacted in and the functional currencies
of overseas subsidiaries, joint ventures and associates for
translation into the Group’s presentation currency were
exchangeable, the amendments did not have any impact
on the Group’s financial statements.

AEBRAFEHHHRERRPERX
BB B GHERNFE215% (BR])
BRZ A ARE YL EER K
AN R B Al 2 AR 5 18 () R A2 R
RERIIERT ©

A

5Bt ERIE 215 (BFT) ETHH
E%ﬁmﬂ&ﬁ%if%
ABAsr—REE %v%&&ﬂz
ARBMENBERT BRENW
REtERBMEFEIMER -2 %
EAERBERBEER  RMH
BREMEERNTREB AN
BOEE ARNAKERERS
MEBLEBINMBLRR  ALERQ
ARBEATREREEAREE
2HNERNIREEERAI LK
BEZEFETHAREMBRERL
BEMTZE

China SCE Group Holdings Limited / Annual Report 2025

th EEERAR AR/ T 0% 5

— 121 ——



— 122 —

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

e SRR T

31 December 2025 — - RAF+—_HA=+—H

2. ACCOUNTING POLICIES (continued)

2.3 Issued but not yet effective HKFRS
Accounting Standards

The Group has not applied the following new and
amended HKFRS Accounting Standards, that have
been issued but are not yet effective, in these financial

statements. The Group intends to apply these new and

amended HKFRS Accounting Standards, if applicable,

when they become effective.

HKFRS 18

HKFRS 19 and its
amendments

Amendments to HKFRS 9
and HKFRS 7

Amendments to HKFRS 9
and HKFRS 7

Amendments to HKFRS 10
and HKAS 28

Amendments to HKAS 21
Annual Improvements

to HKFRS Accounting
Standards — Volume 11

! Effective for annual

Presentation and Disclosure in Financial
Statements*

Subsidlaries without Public Accountability:
Disclosures*

Amendments to the Classification and
Measurement of Financial Instruments'

Contracts Referencing Nature-dependent
Electricity"

Sale or Contribution of Assets between an
Investor and its Associate or Joint Venture?

Translation to a Hyperinflationary
Presentation Currency*

Amendments to HKFRS 1, HKFRS 7, HKFRS 9,
HKFRS 10 and HKAS 7'

periods beginning on or after 1 January

2026

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

2 No mandatory effective date yet determined but available for
adoption
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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23 CHEMEERERNEEY

2. ACCOUNTING POLICIES (Continued) 2.

2.3 Issued but not yet effective HKFRS

Accounting Standards (Continued)

Further information about those HKFRS Accounting
Standards that are expected to be applicable to the Group
is described below.

HKFRS 18 replaces HKAS 1 Presentation of Financial
Statements. While a number of sections have been
brought forward from HKAS 1 with limited changes,
HKFRS 18 introduces new requirements for presentation
within the statement of profit or loss, including specified
totals and subtotals. Entities are required to classify all
income and expenses within the statement of profit or
loss into one of the five categories: operating, investing,
financing, income taxes and discontinued operations and
to present two new defined subtotals. It also requires
disclosures about management-defined performance
measures in a single note and introduces enhanced
requirements on the grouping (aggregation and
disaggregation) and the location of information in both
the primary financial statements and the notes. Some
requirements previously included in HKAS 1 are moved
to HKAS 8 Accounting Policies, Changes in Accounting
Estimates and Errors, which is renamed as HKAS 8 Basis of
Preparation of Financial Statements. As a consequence of
the issuance of HKFRS 18, limited, but widely applicable,
amendments are made to HKAS 7 Statement of Cash
Flows, HKAS 33 Earnings per Share and HKAS 34
Interim Financial Reporting. In addition, there are minor
consequential amendments to other HKFRS Accounting
Standards. HKFRS 18 and the consequential amendments
to other HKFRS Accounting Standards are effective for
annual periods beginning on or after 1 January 2027 with
earlier application permitted. Retrospective application
is required. The Group is currently analysing the new
requirements and assessing the impact of HKFRS 18 on
the presentation and disclosure of the Group’s financial
statements.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

e SRR T

31 December 2025 —E-HF+—-A=+—H

2. ACCOUNTING POLICIES (continued)

2.3 Issued but not yet effective HKFRS

Accounting Standards (Continued)

HKFRS 19 allows eligible entities to elect to apply
reduced disclosure requirements while still applying the
recognition, measurement and presentation requirements
in other HKFRS Accounting Standards. To be eligible,
at the end of the reporting period, an entity must be a
subsidiary as defined in HKFRS 10 Consolidated Financial
Statements, cannot have public accountability and must
have a parent (ultimate or intermediate) that prepares
consolidated financial statements available for public
use which comply with HKFRS Accounting Standards.
HKFRS 19 was amended in April 2025 to include IFRS
Accounting Standards in the eligibility criteria for applying
the standard. The standard was further amended in
October 2025 to (i) remove disclosure objectives from
HKFRS 19; (i) reduce the disclosure requirements relating
to supplier finance arrangements and a specific class of
financial liabilities; and (iii) replace disclosure requirements
relating to management-defined performance measures
with a cross-reference to HKFRS 18 for entities that use
these measures. Earlier application is permitted. As the
Company is a listed company, it is not eligible to elect
to apply HKFRS 19 and its amendments. Some of the
Company’s subsidiaries are considering the application of
HKFRS 19 and its amendments in their specified financial
statements.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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31 December 2025 —E-HF+—-A=+—H
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2. ACCOUNTING POLICIES (Continued) 2.

2.3 Issued but not yet effective HKFRS

Accounting Standards (Continued)

Amendments to HKFRS 9 and HKFRS 7 Amendments
to the Classification and Measurement of Financial
Instruments clarify the date on which a financial asset
or financial liability is derecognised and introduce an
accounting policy option to derecognise a financial liability
that is settled through an electronic payment system
before the settlement date if specified criteria are met.
The amendments clarify how to assess the contractual
cash flow characteristics of financial assets with
environmental, social and governance and other similar
contingent features. Moreover, the amendments clarify
the requirements for classifying financial assets with non-
recourse features and contractually linked instruments.
The amendments also include additional disclosures
for investments in equity instruments designated at fair
value through other comprehensive income and financial
instruments with contingent features. The amendments
shall be applied retrospectively with an adjustment to
opening retained profits (or other component of equity)
at the initial application date. Prior periods are not
required to be restated and can only be restated without
the use of hindsight. Earlier application of either all the
amendments at the same time or only the amendments
related to the classification of financial assets is permitted.
The amendments are not expected to have any significant
impact on the Group's financial statements.

Amendments to HKFRS 9 and HKFRS 7 Contracts
Referencing Nature-dependent Electricity clarify the
application of the “own-use” requirements for in-scope
contracts and amend the designation requirements for a
hedged item in a cash flow hedging relationship for in-
scope contracts. The amendments also include additional
disclosures that enable users of financial statements
to understand the effects these contracts have on an
entity’s financial performance and future cash flows.
The amendments relating to the own-use exception
shall be applied retrospectively. Prior periods are not
required to be restated and can only be restated without
the use of hindsight. The amendments relating to the
hedge accounting shall be applied prospectively to new
hedging relationships designated on or after the date of
the initial application. Earlier application is permitted. The
amendments to HKFRS 9 and HKFRS 7 shall be applied
at the same time. The amendments are not expected
to have any significant impact on the Group’s financial
statements.
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2. ACCOUNTING POLICIES (continued)

2.3 Issued but not yet effective HKFRS

Accounting Standards (Continued)

Amendments to HKFRS 10 and HKAS 28 address an
inconsistency between the requirements in HKFRS 10
and in HKAS 28 in dealing with the sale or contribution
of assets between an investor and its associate or joint
venture. The amendments require a full recognition of
a gain or loss resulting from a downstream transaction
when the sale or contribution of assets constitutes a
business. For a transaction involving assets that do not
constitute a business, a gain or loss resulting from the
transaction is recognised in the investor’s profit or loss
only to the extent of the unrelated investor’s interest in
that associate or joint venture. The amendments are to be
applied prospectively. The previous mandatory effective
date of amendments to HKFRS 10 and HKAS 28 was
removed by the HKICPA. However, the amendments are
available for adoption now.

Amendments to HKAS 21 Translation to a Hyperinflationary
Presentation Currency require the translation from a non-
hyperinflationary functional currency into a hyperinflationary
presentation currency at the closing rate. The amendments
also require an entity whose functional currency and
presentation currency are the currency of a hyperinflationary
economy to restate the comparative amounts of a foreign
operation whose functional currency is that of a non-
hyperinflationary economy, by applying the general price
index, in accordance with paragraph 34 of HKAS 29 Financial
Reporting in Hyperinflationary Economies, to the foreign
operation’s comparative figures. The amendments introduce
certain additional disclosures. Earlier application is permitted.
The amendments are not expected to have any significant
impact on the Group's financial statements.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

2. ACCOUNTING POLICIES (continued)

2.3 Issued but not yet effective HKFRS
Accounting Standards (Continued)

Annual Improvements to HKFRS Accounting Standards
— Volume 11 set out amendments to HKFRS 1, HKFRS
7 (and the accompanying Guidance on implementing
HKFRS 7), HKFRS 9, HKFRS 10 and HKAS 7. Details of the
amendments that are expected to be applicable to the
Group are as follows:

o HKFRS 7 Financial Instruments: Disclosures: The
amendments have updated certain wording in
paragraph B38 of HKFRS 7 and paragraphs 1G1,
IG14 and 1G20B of the Guidance on implementing
HKFRS 7 for the purpose of simplification or
achieving consistency with other paragraphs
in the standard and/or with the concepts and
terminology used in other standards. In addition,
the amendments clarify that the Guidance on
implementing HKFRS 7 does not necessarily illustrate
all the requirements in the referenced paragraphs of
HKFRS 7 nor does it create additional requirements.
Earlier application is permitted. The amendments
are not expected to have any significant impact on
the Group's financial statements.
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31 December 2025 —E-HF+—-A=+—H
2. ACCOUNTING POLICIES (continued)

2.3 Issued but not yet effective HKFRS
Accounting Standards (Continued)

HKFRS 9 Financial Instruments: The amendments
clarify that when a lessee has determined that a lease
liability has been extinguished in accordance with
HKFRS 9, the lessee is required to apply paragraph
3.3.3 of HKFRS 9 and recognise any resulting gain
or loss in profit or loss. However, the amendments
do not address how a lessee distinguishes between
a lease modification as defined in HKFRS 16 and
an extinguishment of a lease liability in accordance
with HKFRS 9. In addition, the amendments have
updated certain wording in paragraph 5.1.3 of
HKFRS 9 and Appendix A of HKFRS 9 to remove
potential confusion. Earlier application is permitted.
The amendments are not expected to have
any significant impact on the Group’s financial
statements.

HKFRS 10 Consolidated Financial Statements: The
amendments clarify that the relationship described
in paragraph B74 of HKFRS 10 is just one example
of various relationships that might exist between the
investor and other parties acting as de facto agents
of the investor, which removes the inconsistency
with the requirement in paragraph B73 of HKFRS
10. Earlier application is permitted. The amendments
are not expected to have any significant impact on
the Group's financial statements.

HKAS 7 Statement of Cash Flows: The amendments
replace the term “cost method” with “at cost”
in paragraph 37 of HKAS 7 following the prior
deletion of the definition of “cost method”. Earlier
application is permitted. The amendments are
not expected to have any impact on the Group’s
financial statements.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES
Investments in associates and joint ventures

An associate is an entity, in which the Group has a long term
interest of generally not less than 20% of the equity voting
rights and over which it has significant influence. Significant
influence is the power to participate in the financial and
operating policy decisions of the investee, but is not control or
joint control over those policies.

A joint venture is a type of joint arrangement whereby the
parties that have joint control of the arrangement have rights
to the net assets of the joint venture. Joint control is the
contractually agreed sharing of control of an arrangement,
which exists only when decisions about the relevant activities
require the unanimous consent of the parties sharing control.

The Group’s investments in associates and joint ventures are
stated in the consolidated statement of financial position at
the Group's share of net assets under the equity method of
accounting, less any impairment losses.

Adjustments are made to bring into line any dissimilar
accounting policies that may exist.

The Group’s share of the post-acquisition results and other
comprehensive income of associates and joint ventures is
included in profit or loss. In addition, when there has been a
change recognised directly in the equity of the associate or joint
venture, the Group recognises its share of any changes, when
applicable in the consolidated statement of changes in equity.
Unrealised gains and losses resulting from transactions between
the Group and its associates or joint ventures are eliminated to
the extent of the Group’s investments in the associates or joint
ventures, except where unrealised losses provide evidence of an
impairment of the assets transferred. Goodwill arising from the
acquisition of associates or joint ventures is included as part of
the Group’s investments in associates or joint ventures.
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3.

MATERIAL ACCOUNTING POLICIES (continued)

Investments in associates and joint ventures
(Continued)

If an investment in an associate becomes an investment
in a joint venture or vice versa, the retained interest is not
remeasured. Instead, the investment continues to be accounted
for under the equity method. In all other cases, upon loss of
significant influence over the associate or joint control over the
joint venture, the Group measures and recognises any retained
investment at its fair value. Any difference between the carrying
amount of the associate or joint venture upon loss of significant
influence or joint control and the fair value of the retained
investment and proceeds from disposal is recognised in profit or
loss.

Business combinations and goodwill

Business combinations are accounted for using the acquisition
method. The consideration transferred is measured at the
acquisition date fair value which is the sum of the acquisition
date fair values of assets transferred by the Group, liabilities
assumed by the Group to the former owners of the acquiree
and the equity interests issued by the Group in exchange for
control of the acquiree. For each business combination, the
Group elects whether to measure the non-controlling interests
in the acquiree at fair value or at the proportionate share of the
acquiree’s identifiable net assets. All other components of non-
controlling interests are measured at fair value. Acquisition-
related costs are expensed as incurred.

The Group determines that it has acquired a business when
the acquired set of activities and assets includes an input and a
substantive process that together significantly contribute to the
ability to create outputs.

When the Group acquires a business, it assesses the financial
assets and liabilities assumed for appropriate classification and
designation in accordance with the contractual terms, economic
circumstances and pertinent conditions as at the acquisition
date. This includes the separation of embedded derivatives in
host contracts of the acquiree.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Business combinations and goodwill (Continued)

If the business combination is achieved in stages, the previously
held equity interest is remeasured at its acquisition date fair
value and any resulting gain or loss is recognised in profit or
loss.

Any contingent consideration to be transferred by the acquirer
is recognised at fair value at the acquisition date. Contingent
consideration classified as an asset or liability is measured at
fair value with changes in fair value recognised in profit or
loss. Contingent consideration that is classified as equity is not
remeasured and subsequent settlement is accounted for within
equity.

Goodwill is initially measured at cost, being the excess of
the aggregate of the consideration transferred, the amount
recognised for non-controlling interests and any fair value of the
Group's previously held equity interests in the acquiree over the
identifiable assets acquired and liabilities assumed. If the sum of
this consideration and other items is lower than the fair value
of the net assets acquired, the difference is, after reassessment,
recognised in profit or loss as a gain on bargain purchase.

After initial recognition, goodwill is measured at cost less
any accumulated impairment losses. Goodwill is tested for
impairment annually or more frequently if events or changes in
circumstances indicate that the carrying value may be impaired.
The Group performs its annual impairment test of goodwill as at
31 December. For the purpose of impairment testing, goodwill
acquired in a business combination is, from the acquisition
date, allocated to each of the Group’s cash-generating units, or
groups of cash-generating units, that are expected to benefit
from the synergies of the combination, irrespective of whether
other assets or liabilities of the Group are assigned to those
units or groups of units.

3.

BRI

n‘/-ﬁ

31 December 2025 —E-HF+—-A=+—H
BERZFBIR@®
XBREHREE B

HEBHEHDEERET  TRAFAENRK
BRWERBMO DA EEHAE - ME
A W 225 3K S 1R 0 1R 25 R RE R

BB T EENEMHARE/R
WEBBHERAAERR DEASHRT
BE—REESXRBENRARERELR
BENEHRANENE  UERNER
EP DR AR E L EEH T
CMEREERERT AR -

BHEENRRAGE oER:AEN
B ERREFEREE R ASE TS
FREMBEE D IRENATERE B
BT ] BRI B E R FTAERED
ZH o WRKEREMIAR KR ATKE
Mﬁ%@ﬁﬁ%}%@ﬂ’]@ﬁ@  RAHE R
HEBSNEa T R AR ERE R -

RUIATERE - BRI R 25t
BEBEFTE BEASFERER
R EAEMBRLERBANEERNREE
BEBEERER - BB EEETR
e AEEMR+ _A=+—BHETHE
ZEFE?HZTE*‘@\J?Q c BEITREAR - &

RAREHMEESBBEREESRT
Mviﬁﬂiﬁﬁﬂ’.%ﬁéﬁﬁﬁ
AHNBEEBAZBEIREEH IR
EHELENHBRBEPESHAEES
BREEEBMURIRSEESMAER -

China SCE Group Holdings Limited / Annual Report 2025

A*J:

TREBZRAERIR/ —F

e 131 ——



— 132 —

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

an\

BRI

31 December 2025 —E-HF+—-A=+—H

3.

MATERIAL ACCOUNTING POLICIES (continued)
Business combinations and goodwill (Continued)

Impairment is determined by assessing the recoverable amount
of the cash-generating unit (group of cash-generating units) to
which the goodwill relates. Where the recoverable amount of
the cash-generating unit (group of cash-generating units) is less
than the carrying amount, an impairment loss is recognised.
An impairment loss recognised for goodwill is not reversed in a
subsequent period.

Where goodwill has been allocated to a cash-generating unit
(or group of cash-generating units) and part of the operation
within that unit is disposed of, the goodwill associated with the
operation disposed of is included in the carrying amount of the
operation when determining the gain or loss on the disposal.
Goodwill disposed of in these circumstances is measured based
on the relative value of the operation disposed of and the
portion of the cash-generating unit retained.

Fair value measurement

The Group measures its investment properties and financial
assets at fair value through profit or loss at fair value at the end
of each reporting period. 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 fair value measurement is based on the presumption
that the transaction to sell the asset or transfer the liability takes
place either in the principal market for the asset or liability, or
in the absence of a principal market, in the most advantageous
market for the asset or liability. The principal or the most
advantageous market must be accessible by the Group. The fair
value of an asset or a liability is measured using the assumptions
that market participants would use when pricing the asset or
liability, assuming that market participants act in their economic
best interest.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Fair value measurement (Continued)

A fair value measurement of a non-financial asset takes into
account a market participant’s ability to generate economic
benefits by using the asset in its highest and best use or by
selling it to another market participant that would use the asset
in its highest and best use.

The Group uses valuation techniques that are appropriate in
the circumstances and for which sufficient data are available to
measure fair value, maximising the use of relevant observable
inputs and minimising the use of unobservable inputs.

All assets and liabilities for which fair value is measured or
disclosed in the financial statements are categorised within the
fair value hierarchy, described as follows, based on the lowest
level input that is significant to the fair value measurement as a

whole:

Level 1 —  based on quoted prices (unadjusted) in active
markets for identical assets or liabilities

Level 2 —  based on valuation techniques for which the
lowest level input that is significant to the
fair value measurement is observable, either
directly or indirectly

Level 3 —  based on valuation techniques for which the

lowest level input that is significant to the fair
value measurement is unobservable

For assets and liabilities that are recognised in the financial
statements on a recurring basis, the Group determines whether
transfers have occurred between levels in the hierarchy by
reassessing categorisation (based on the lowest level input that
is significant to the fair value measurement as a whole) at the
end of each reporting period.

e RN

31 December 2025 —ZE—FHE+ - A=+—H

BANSETBUR ®)
DNREFTEE)

FERMEENAAEAERERTHZ
HEFRERAREEAZEEEDNRE
R ARZEELETREARER
RZEEERRERS E’Jﬁﬁﬂmiﬁ%ﬁi
& ﬁﬁéfmi«(uq)&

AREERQERANTRBEREEERD
BRAHEFTEARENMBET L W&
EFRERIBERRAREREER D
R EE AR -

Fﬁﬁ%ﬁﬁ“ﬁiﬁﬁf&?ﬁiﬁ%i&?mﬁé
&Effﬁ%ﬁii@ﬁ{ﬁu‘l»gm

EK%F@EW\%&?}%&MT’&% TE%
ﬁ& '\*E .

Tﬂ

HERNARAER A ER
& BT 0 1B (R
AE)

ERYAAEFEMS
BEANABRE (A&
HEE) REEH AR
BERHETE

ERHRREFEMS
BEROTIHERE
B A BB EETDE

RIEEEUER AP ERRERNEENR
BEMS ASEEBNSHENKRE
Mmoo R ERERAREFEREM
FEEEANRERERAZR) BERD
BETRASERER -

China SCE Group Holdings Limited / Annual Report 2025

REREBEZERAERAR/ T - HEFHR

*— 133 ——



—— 134 —

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

an\

BRI
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3.

MATERIAL ACCOUNTING POLICIES (continued)
Impairment of non-financial assets

Where an indication of impairment exists, or when annual
impairment testing for non-financial asset is required (other
than properties under development, completed properties
held for sale, contract in progress, deferred tax assets and
investment properties), the asset’s recoverable amount is
estimated. An asset’s recoverable amount is the higher of the
asset’s or cash-generating unit’s value in use and its fair value
less costs of disposal, and is determined for an individual asset,
unless the asset does not generate cash inflows that are largely
independent of those from other assets or groups of assets,
in which case the recoverable amount is determined for the
cash-generating unit to which the asset belongs. In testing a
cash-generating unit for impairment, a portion of the carrying
amount of a corporate asset (e.g., a headquarters building)
is allocated to an individual cash-generating unit if it can be
allocated on a reasonable and consistent basis or, otherwise, to
the smallest group of cash-generating units.

An impairment loss is recognised only if the carrying amount
of an asset exceeds its recoverable amount. In assessing value
in use, the estimated future cash flows are discounted to their
present value using a pre-tax discount rate that reflects current
market assessments of the time value of money and the risks
specific to the asset. An impairment loss is charged to profit or
loss in the period in which it arises in those expense categories
consistent with the function of the impaired asset.

An assessment is made at the end of each reporting period as
to whether there is an indication that previously recognised
impairment losses may no longer exist or may have decreased. If
such an indication exists, the recoverable amount is estimated.
A previously recognised impairment loss of an asset other than
goodwill is reversed only if there has been a change in the
estimates used to determine the recoverable amount of that
asset, but not to an amount higher than the carrying amount
that would have been determined (net of any depreciation/
amortisation) had no impairment loss been recognised for the
asset in prior years. A reversal of such an impairment loss is
credited to profit or loss in the period in which it arises.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

MATERIAL ACCOUNTING POLICIES (continued)
Related parties
A party is considered to be related to the Group if:
(@)  the party is a person or a close member of that person’s
family and that person:
0) has control or joint control over the Group;
(i) has significant influence over the Group; or
(iiiy is a member of the key management personnel of
the Group or of a parent of the Group;
or

(b) the party is an entity where any of the following
conditions applies:

(i)  the entity and the Group are members of the same
group;

(i) one entity is an associate or joint venture of the
other entity (or of a parent, subsidiary or fellow
subsidiary of the other entity);

(i)  the entity and the Group are joint ventures of the
same third party;

(iv)  one entity is a joint venture of a third entity and the
other entity is an associate of the third entity;

(v)  the entity is a post-employment benefit plan for
the benefit of employees of either the Group or an
entity related to the Group;

(vi) the entity is controlled or jointly controlled by a
person identified in (a);
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31 December 2025 —E-HF+—-A=+—H

3. MATERIAL ACCOUNTING POLICIES (continued)

Related parties (Continued)
(b) (Continued)

(vi) a person identified in (a)(i) has significant
influence over the entity or is a member of the key
management personnel of the entity (or of a parent
of the entity); and

(viii) the entity, or any member of a group of which it is
a part, provides key management personnel services
to the Group or to the parent of the Group.

Property and equipment and depreciation

Property and equipment is stated at cost less accumulated
depreciation and any impairment losses. The cost of an item of
property and equipment comprises its purchase price and any
directly attributable costs of bringing the asset to its working
condition and location for its intended use.

Expenditure incurred after items of property and equipment
have been put into operation, such as repairs and maintenance,
is normally charged to profit or loss in the period in which
it is incurred. In situations where the recognition criteria are
satisfied, the expenditure for a major inspection is capitalised
in the carrying amount of the asset as a replacement. Where
significant parts of property and equipment are required to
be replaced at intervals, the Group recognises such parts as
individual assets with specific useful lives and depreciates them
accordingly.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)

Property and equipment and depreciation
(Continued)

Depreciation is calculated on the straight-line basis to write off

the cost of each item of property and equipment to its residual

value over its estimated useful life. The principal annual rates

used for this purpose are as follows:

Leasehold land under Over the lease terms
finance leases

Buildings Over the lease terms

Over the shorter of the lease
terms and 20%

19% to 25%

Leasehold improvements

Furniture, fixtures and
office equipment

Transportation equipment 10% to 25%

Where parts of an item of property and equipment have
different useful lives, the cost of that item is allocated on a
reasonable basis among the parts and each part is depreciated
separately. Residual values, useful lives and the depreciation
method are reviewed, and adjusted if appropriate, at least at
each financial year end.

An item of property and equipment including any significant
part initially recognised is derecognised upon disposal or when
no future economic benefits are expected from its use or
disposal. Any gain or loss on disposal or retirement recognised
in profit or loss in the year the asset is derecognised is the
difference between the net sales proceeds and the carrying
amount of the relevant asset.

Changes in the values of revalued property and equipment are
dealt with as movements in the property revaluation reserve.
If the total of this reserve is insufficient to cover a deficit, on
an individual asset basis, the excess of the deficit is charged to
profit or loss. Any subsequent revaluation surplus is credited to
profit or loss to the extent of the deficit previously charged.
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31 December 2025 —E-HF+—-A=+—H

3.

MATERIAL ACCOUNTING POLICIES (continued)

Property and equipment and depreciation
(Continued)

Right-of-use assets are recognised at the commencement date
of the lease (that is the date the underlying asset is available
for use). Right-of-use assets are measured at cost, less any
accumulated depreciation and any impairment losses, and
adjusted for any remeasurement of lease liabilities. The cost
of right-of-use assets includes the amount of lease liabilities
recognised, initial direct costs incurred, and lease payments
made at or before the commencement date less any lease
incentives received. Right-of-use assets are depreciated on a
straight-line basis over the shorter of the lease terms and the
estimated useful lives of the assets as follows:

Leasehold land
Buildings

Over the remaining term of the lease
2 to 20 years

If ownership of the leased asset transfers to the Group by
the end of the lease term of the cost reflects the exercise of a
purchase option, depreciation is calculated using the estimated
useful life of the asset.

Properties under development

Properties under development are stated at the lower of cost
and net realisable value and comprise land costs, construction
costs, borrowing costs, professional fees and other costs directly
attributable to such properties incurred during the development
period.

Properties under development are classified as current assets
unless the construction period of the relevant property
development project is expected to complete beyond the normal
operating cycle. On completion, the properties are transferred
to completed properties held for sale.

When the right-of-use assets relate to interests in leasehold land
held as properties under development, they are subsequently
measured at the lower of cost and net realisable value in
accordance with the Group's policy for properties under
development.

China SCE Group Holdings Limited / Annual Report 2025

HREBZRAERAR/

AR

3.

BANSETEBR ®)
MERRKEBBRITE (&)

EREEEXRHEERKA S (AHEBE
EfHERER) ER -EAEEER
PR ASBAE ] R 51T & R AE DR E B 18 AT
B UYHHAERENTEMNERFEFEL
HE - FREEENABHRERRIAEE
BESE CEEANVBRERKARR
FA%A B B8 2 B S 9 T & N OB E ()]
ERBHEEE - ERABREENERZE
REEMRB A AIEAFS (ABRE
ERE)ANFRTE T

R+t
e

1% F 4 70 BB
2E 204

WRERERAMEEEENER EEE
ERKENKARREEENITE - 97
EARBEENAAERFHGAH

E9ELEES

BRTMERKAR AR FERES
MEREEIR SEIMAAR  BEKX
KEERA - EXEARNERAA
BRAMEEREENEMNARE

BRIFFAMERTYETERLE L ER
HINEREETRE EEMEE@%E?JEEP%
ERINRRBEE - RWEZKE &
EMEEEIRRHIEHECERYE -

EEREEERERERTOERFEN
ME LM ESARER  REERRE
AER B Y B R P ) SR BRR IR A R B ]
BRENREEE -



NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Completed properties held for sale

Completed properties held for sale are stated at the lower
of cost and net realisable value. Cost is determined by an
apportionment of total land and construction costs attributable
to the unsold properties. Net realisable value is determined by
reference to the sales proceeds of properties sold in the ordinary
course of business, less applicable variable selling expenses,
or by management estimates based on prevailing market
conditions.

When the right-of-use assets relate to interests in leasehold
land held as completed properties held for sale, they are
subsequently measured at the lower of cost and net realisable
value in accordance with the Group’s policy for completed
properties held for sale.

Service concession arrangement

The Group has entered into a service concession arrangement
with a government body in Quanzhou, the PRC, for the
operation and management of certain sports and recreation
facilities. The transactions related to such service concession
arrangement are accounted for by the Group as follows:

Consideration paid by the Group

An intangible asset (operating concession) is recognised to
the extent that the Group receives a right to charge users of
the public services. The intangible asset (operating concession)
is accounted for in accordance with the policy set out for
“Intangible asset (other than goodwill)” below.
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31 December 2025 —E-HF+—-A=+—H

3.

MATERIAL ACCOUNTING POLICIES (continued)
Service concession arrangement (Continued)
Operating services

Revenue relating to operating services is accounted for in
accordance with the policy for “Revenue recognition” below.

Contractual obligations to restore the sports and
recreation facilities to a specified level of serviceability

The Group has contractual obligations which it must fulfil as a
condition of its licence. The obligations are (a) to maintain the
sports and recreation facilities it operates to a specified level
of serviceability and (b) to restore the sports and recreation
facilities to a specified condition before they are handed over to
the grantor at the end of the service concession arrangement.
These contractual obligations to maintain or restore the sports
and recreation facilities, except for the upgrade element, are
recognised and measured in accordance with the policy set out
for “Provisions” below.

Intangible asset (other than goodwill)

Intangible assets acquired separately are measured on initial
recognition at cost. The cost of intangible assets acquired
in a business combination is the fair value at the date of
acquisition. The useful lives of intangible assets are assessed to
be either finite or indefinite. Intangible assets with finite lives
are subsequently amortised over the useful economic life and
assessed for impairment whenever there is an indication that
the intangible asset may be impaired. The amortisation period
and the amortisation method for an intangible asset with a
finite useful life are reviewed at least at each financial year end.

An intangible asset is derecognised on disposal or when no
future economic benefits are expected from its use or disposal.
Any gain or loss on disposal or retirement of an intangible
asset recognised in profit or loss in the period is the difference
between the net sales proceeds and the carrying amount of the
relevant intangible asset.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Intangible asset (other than goodwill) (Continued)
Operating concession

Operating concession represents the right to operate certain
sports and recreation facilities and is stated at cost less
accumulated amortisation and any accumulated impairment
losses. Amortisation is provided on the straight-line basis over
the period of the operating concession granted to the Group of
30 years.

Investment properties

Investment properties include both completed investment
properties and investment properties under construction.

Completed investment properties are interests in land and
buildings (including right-of-use assets) held to earn rental
income and/or for capital appreciation. Such properties
are measured initially at cost, including transaction costs.
Subsequent to initial recognition, investment properties are
stated at fair value, which reflects market conditions at the end
of the reporting period.

Investment properties under construction or development for
future use as investment properties are classified as investment
properties under construction. Such properties under
construction are measured initially at cost, including transaction
costs, and stated at fair value, subsequent to initial recognition,
at the end of the reporting period when the fair value can be
determined reliably.
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BRI

31 December 2025 —E-HF+—-A=+—H

MATERIAL ACCOUNTING POLICIES (continued)
Investment properties (Continued)

Gains or losses arising from changes in the fair values of
completed investment properties and investment properties
under construction are included in profit or loss in the year in
which they arise.

Any gains or losses on the retirement or disposal of a completed
investment property or an investment property under
construction are recognised in profit or loss in the year of the
retirement or disposal.

For a transfer from investment properties to owner-occupied
properties, the deemed cost of a property for subsequent
accounting is its fair value at the date of change in use.

If a property occupied by the Group as an owner-occupied
property becomes an investment property, the Group accounts
for such property in accordance with the policy stated under
“Property and equipment and depreciation” up to the date of
change in use, and any difference at that date between the
carrying amount and the fair value of the property is accounted
for as a revaluation in accordance with the policy stated under
“Property and equipment and depreciation” above.

When the right-of-use asset meets the definition of investment
property, it is included in investment properties. The
corresponding right-of-use asset is initially measured at cost,
and subsequently measured at fair value, in accordance with the
Group's policy for “Investment properties”.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Leases

The Group assesses at contract inception whether a contract
is, or contains, a lease. A contract is, or contains, a lease if the
contract conveys the right to control the use of an identified
asset for a period of time in exchange for consideration.

Group as a lessee

The Group applies a single recognition and measurement
approach for all leases, except for short-term leases and lease of
low value assets. The Group recognises lease liabilities to make
lease payments and right-of-use assets representing the right to
use the underlying assets.

(@) Lease liabilities

Lease liabilities are recognised at the commencement date
of the lease at the present value of lease payments to be
made over the lease term. The lease payments include
fixed payments (including in substance fixed payments)
less any lease incentives receivable, variable lease
payments that depend on an index or a rate, and amounts
expected to be paid under residual value guarantees.
The lease payments also include the exercise price of a
purchase option reasonably certain to be exercised by
the Group and payments of penalties for termination of
a lease, if the lease term reflects the Group exercising
the option to terminate the lease. The variable lease
payments that do not depend on an index or a rate are
recognised as an expense in the period in which the event
or condition that triggers the payment occurs.
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31 December 2025 —E-HF+—-A=+—H

3.

MATERIAL ACCOUNTING POLICIES (continued)

Leases (Continued)

Group as a lessee (Continued)

(a)

(b)

Lease liabilities (Continueq)

In calculating the present value of lease payments,
the Group uses its incremental borrowing rate at the
lease commencement date because the interest rate
implicit in the lease is not readily determinable. After the
commencement date, the amount of lease liabilities is
increased to reflect the accretion of interest and reduced
for the lease payments made. In addition, the carrying
amount of lease liabilities is remeasured if there is a
modification, a change in the lease term, a change in
lease payments (e.g., a change to future lease payments
resulting from a change in an index or rate) or a change in
assessment of an option to purchase the underlying asset.

The Group’s current portion of lease liabilities were
included in other payables and accruals whereas the non-
current portion of lease liabilities were separately disclosed
in the consolidated statement of financial position.

Short-term leases

The Group applies the short-term lease recognition
exemption to its short-term leases of properties (that is
those leases that have a lease term of 12 months or less
from the commencement date and do not contain a
purchase option). Lease payments on short-term leases
are recognised as an expense on a straight-line basis over
the lease term.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Leases (Continued)
Group as a lessor

When the Group acts as a lessor, it classifies at lease inception (or
when there is a lease modification) each of its leases as either
an operating lease or a finance lease.

Lease in which the Group does not transfer substantially all
the risks and rewards incidental to ownership of an asset
are classified as operating leases. When a contract contains
lease and non-lease components, the Group allocates the
consideration in the contract to each component on a relative
stand-alone selling price basis. Rental income is accounted for
on a straight-line basis over the lease term and is included in
revenue in the profit or loss due to its operating nature. Initial
direct costs incurred in negotiating and arranging an operating
lease are added to the carrying amount of the leased asset
and recognised over the lease term on the same basis as rental
income. Contingent rents are recognised as revenue in the
period in which they are earned.

Leases that transfer substantially all the risks and rewards
incidental to ownership of an underlying asset to the lessee
are accounted for as finance leases. When the Group is an
intermediate lessor, a sublease is classified as a finance lease or
operating lease with reference to the right-of-use asset arising
from the head lease. If the head lease is a short-term lease
to which the Group applies the on-balance sheet recognition
exemption, the Group classifies the sublease as an operating
lease.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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31 December 2025 —E-HF+—-A=+—H

3.

MATERIAL ACCOUNTING POLICIES (continued)
Investments and other financial assets
Initial recognition and measurement

Financial assets are classified, at initial recognition, as
subsequently measured at amortised cost, and fair value
through profit or loss.

The classification of financial assets at initial recognition depends
on the financial asset’s contractual cash flow characteristics
and the Group’s business model for managing them. With
the exception of trade receivables that do not contain a
significant financing component or for which the Group has
applied the practical expedient of not adjusting the effect of a
significant financing component, the Group initially measures
a financial assets at its fair value, plus in the case of a financial
asset not at fair value through profit or loss, transaction costs.
Trade receivables that do not contain a significant financing
component or for which the Group has applied the practical
expedient are measured at the transaction price determined
under HKFRS 15 in accordance with the policies set out for
“Revenue recognition” below.

In order for a financial asset to be classified and measured at
amortised cost, it needs to give rise to cash flows that are solely
payments of principal and interest (“SPPI”) on the principal
amount outstanding. Financial assets with cash flows that are
not SPPI are classified and measured at fair value through profit
or loss, irrespective of the business model.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Investments and other financial assets (Continued)
Initial recognition and measurement (Continued)

The Group's business model for managing financial assets refers
to how it manages its financial assets in order to generate cash
flows. The business model determines whether cash flows
will result from collecting contractual cash flows, selling the
financial assets, or both. Financial assets classified and measured
at amortised cost are held within a business model with the
objective to hold financial assets in order to collect contractual
cash flows, while financial assets classified and measured at
fair value through other comprehensive income are held within
a business model with the objective of both holding to collect
contractual cash flows and selling. Financial assets which are not
held within the aforementioned business models are classified
and measured at fair value through profit or loss.

Purchases or sales of financial assets that require delivery of
assets within the period generally established by regulation or
convention in the marketplace are recognised on the trade date,
that is, the date that the Group commits to purchase or sell the
asset.

Subsequent measurement

The subsequent measurement of financial assets depends on
their classification as follows:

Financial assets at amortised cost (debt instruments)

Financial assets at amortised cost are subsequently measured
using the effective interest method and are subject to
impairment. Gains and losses are recognised in profit or loss
when the asset is derecognised, modified or impaired.
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31 December 2025 —E-HF+—-A=+—H

MATERIAL ACCOUNTING POLICIES (continued)
Investments and other financial assets (Continued)
Subsequent measurement (Continued)

Financial assets at fair value through profit or loss

Financial assets at fair value through profit or loss are carried in
the statement of financial position at fair value with net changes
in fair value recognised in profit or loss.

This category includes derivative instruments and equity
investments which the Group had not irrevocably elected to
classify at fair value through other comprehensive income.
Dividends on the equity investments are also recognised as
other income in profit or loss when the right of payment has
been established.

Derecognition of financial assets

A financial asset (or, where applicable, a part of a financial
asset or part of a group of similar financial assets) is primarily
derecognised (i.e., removed from the Group's consolidated

statement of financial position) when:

3 the rights to receive cash flows from the asset have
expired; or

° the Group has transferred its rights to receive cash flows
from the asset or has assumed an obligation to pay the
received cash flows in full without material delay to a third
party under a “pass-through” arrangement; and either
(a) the Group has transferred substantially all the risks
and rewards of the asset, or (b) the Group has neither
transferred nor retained substantially all the risks and
rewards of the asset, but has transferred control of the
asset.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Derecognition of financial assets (Continued)

When the Group has transferred its rights to receive cash flows
from an asset or has entered into a pass-through arrangement,
it evaluates if, and to what extent, it has retained the risk
and rewards of ownership of the asset. When it has neither
transferred nor retained substantially all the risks and rewards
of the asset nor transferred control of the asset, the Group
continues to recognise the transferred asset to the extent of
the Group’s continuing involvement. In that case, the Group
also recognises an associated liability. The transferred asset and
the associated liability are measured on a basis that reflects the
rights and obligations that the Group has retained.

Continuing involvement that takes the form of a guarantee over
the transferred asset is measured at the lower of the original
carrying amount of the asset and the maximum amount of
consideration that the Group could be required to repay.

Impairment of financial assets

The Group recognises an allowance for expected credit losses
("ECLs") for all debt instruments not held at fair value through
profit or loss. ECLs are based on the difference between the
contractual cash flows due in accordance with the contract and
all the cash flows that the Group expects to receive, discounted
at an approximation of the original effective interest rate. The
expected cash flows will include cash flows from the sale of
collateral held or other credit enhancements that are integral to
the contractual terms.
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3.

MATERIAL ACCOUNTING POLICIES (continued)
Impairment of financial assets (Continued)
General approach

ECLs are recognised in two stages. For credit exposures for
which there has not been a significant increase in credit risk
since initial recognition, ECLs are provided for credit losses that
result from default events that are possible within the next
12 months (a 12-month ECL). For those credit exposures for
which there has been a significant increase in credit risk since
initial recognition, a loss allowance is required for credit losses
expected over the remaining life of the exposure, irrespective of
the timing of the default (a lifetime ECL).

At each reporting date, the Group assesses whether the credit
risk on a financial instrument has increased significantly since
initial recognition. When making the assessment, the Group
compares the risk of a default occurring on the financial
instrument as at the reporting date with the risk of a default
occurring on the financial instrument as at the date of initial
recognition and considers reasonable and supportable
information that is available without undue cost or effort,
including historical and forward-looking information.

The Group considers a financial asset in default when
contractual payments are 90 days past due. However, in certain
cases, the Group may also consider a financial asset to be in
default when internal or external information indicates that the
Group is unlikely to receive the outstanding contractual amounts
in full before taking into account any credit enhancements held
by the Group. A financial asset is written off when there is no
reasonable expectation of recovering the contractual cash flows.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)

Impairment of financial assets (Continued)

General approach (Continued)

Financial assets at amortised cost are subject to impairment

under the general approach and they are classified within the

following stages for measurement of ECLs except for trade

receivables and contract assets which apply the simplified

approach as detailed below.

Stage 1 —

Stage2 —

Stage3 —

Financial instruments for which credit risk
has not increased significantly since initial
recognition and for which the loss allowance
is measured at an amount equal to 12-month
ECLs

Financial instruments for which credit risk has
increased significantly since initial recognition
but that are not credit-impaired financial
assets and for which the loss allowance is
measured at an amount equal to lifetime
ECLs

Financial assets that are credit-impaired at the
reporting date (but that are not purchased
or originated credit-impaired) and for which
the loss allowance is measured at an amount
equal to lifetime ECLs
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MATERIAL ACCOUNTING POLICIES (continued)
Impairment of financial assets (Continued)
Simplified approach

For trade receivables and contract assets that do not contain a
significant financing component or when the Group applies the
practical expedient of not adjusting the effect of a significant
financing component, the Group applies the simplified approach
in calculating ECLs. Under the simplified approach, the Group
does not track changes in credit risk, but instead recognises a
loss allowance based on lifetime ECLs at each reporting date.
The Group has established a provision matrix that is based on
its historical credit loss experience, adjusted for forward-looking
factors specific to the debtors and the economic environment.

For trade receivables and contract assets that contain a
significant financing component and lease receivables, the
Group chooses as its accounting policy to adopt the simplified
approach in calculating ECLs with policies as described above.

Financial liabilities
Initial recognition and measurement

Financial liabilities are classified, at initial recognition, as
financial liabilities at fair value through profit or loss, loans and
borrowings, payables, or as derivatives designated as hedging
instruments in an effective hedge, as appropriate.

All financial liabilities are recognised initially at fair value and, in
the case of loans and borrowings and payables, net of directly
attributable transaction costs.

The Group's financial liabilities include trade and bills payables,
other payables and accruals, due to related parties, interest-
bearing bank and other borrowings and senior notes and
domestic bonds.

China SCE Group Holdings Limited / Annual Report 2025

HREBZRAERAR/

REFFH

3.

BASTEE ®)
tRMEERE®)
B

PRI BEAMEK D RAEEC EAA
TRETNE(THARERRERITE)
MESRUFRERAREE  AEER
AERAEEERREAGLEE R
BRI AEBYEEPREERR
e MERESHSEHNZHES
FEERERERERE ARECDRYL
RELBAEEBELRAEZIRER
- WIREBAZRERMEERERE
BEIRBELFE -

MEEEABEXDHE S EUWFIAE KR
ARIBENARERESHIE  KNEEE
BHRAB A AR BRI E TR
BEEE -

EBAE

AL RARTE
TREBERSERSREE E’Jﬂ?fiiw
DREAREFABENERAE
RRBE - B Eﬂaﬁz%ﬁxﬁlﬁﬁlﬂ

R T AMITETA -

FEeRMABNARAREBEETIIRTE

manBEREEEMEMNK - RIHNGRE
BRIEXSHMA -
AEENERBERREZSRNFER
R HMENRAREFTER B
BARE T KOR R RITREMERKE
EEBMRERES



NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Financial liabilities (Continued)
Subsequent measurement

The subsequent measurement of financial liabilities depends on
their classification as follows:

Financial liabilities at amortised cost (trade and bills payables,
other payables, and borrowings)

After initial recognition, trade and bills payables, other payables,
interest-bearing bank and other borrowings and domestic
bonds are subsequently measured at amortised cost, using the
effective interest rate method unless the effect of discounting
would be immaterial, in which case they are stated at cost.
Gains and losses are recognised in profit or loss when the
liabilities are derecognised as well as through the effective
interest rate amortisation process.

Amortised cost is calculated by taking into account any discount
or premium on acquisition and fees or costs that are an integral
part of the effective interest rate. The effective interest rate
amortisation is included in finance costs in profit or loss.

Senior notes

Senior notes issued by the Company that contain both liability
and early redemption option (which is not closely related to the
host contract) are classified separately into respective items on
initial recognition. At the date of issue, both the liability and
early redemption option components are recognised at fair
value.

In subsequent periods, the liability component of the senior
notes is carried at amortised cost using the effective interest
method. The early redemption option is measured at fair value
with changes in fair value recognised in profit or loss.

Transaction costs that relate to the issue of the senior notes
are allocated to the liability and early redemption components
in proportion to their relative fair values. Transaction costs
relating to the early redemption option are charged to profit
or loss immediately. Transaction costs relating to the liability
component are included in the carrying amount of the liability
portion and amortised over the period of the senior notes using
the effective interest method.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 —E-HF+—-A=+—H

3. MATERIAL ACCOUNTING POLICIES (continued) 3. EAREFHEER (@)
Financial liabilities (Continued) cALS=RiAC))
Subsequent measurement (Continued) BEE(B)

Financial guarantee contracts B ERE A

Financial guarantee contracts issued by the Group are those
contracts that require a payment to be made to reimburse
the holder for a loss it incurs because the specified debtor
fails to make a payment when due in accordance with the
terms of a debt instrument. A financial guarantee contract is
recognised initially as a liability at its fair value, adjusted for
transaction costs that are directly attributable to the issuance
of the guarantee. Subsequent to initial recognition, the Group
measures the financial guarantee contracts at the higher of: (i)
the ECL allowance determined in accordance with the policy as
set out in “Impairment of financial assets”; and (i) the amount
initially recognised less, when appropriate, the cumulative
amount of income recognised.

Derecognition of financial liabilities

A financial liability is derecognised when the obligation under
the liability is discharged or cancelled, or expires.

When an existing financial liability is replaced by another from
the same lender on substantially different terms, or the terms of
an existing liability are substantially modified, such an exchange
or modification is treated as a derecognition of the original
liability and a recognition of a new liability, and the difference
between the respective carrying amounts is recognised in profit
or loss.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Offsetting of financial instruments

Financial assets and financial liabilities are offset and the net
amount is reported in the statement of financial position if there
is a currently enforceable legal right to offset the recognised
amounts and there is an intention to settle on a net basis, or to
realise the assets and settle the liabilities simultaneously.

Derivative financial instruments and hedge
accounting

At the inception of a hedge relationship, the Group formally
designates and documents the hedge relationship to which the
Group wishes to apply hedge accounting, the risk management
objective and its strategy for undertaking the hedge.

The documentation includes identification of the hedging
instrument, the hedged item, the nature of the risk being
hedged and how the Group will assess whether the hedging
relationship meets the hedge effectiveness requirements
(including the analysis of sources of hedge ineffectiveness and
how the hedge ratio is determined). A hedging relationship
qualifies for hedge accounting if it meets all of the following
effectiveness requirements:

o There is “an economic relationship” between the hedged
item and the hedging instrument.

o The effect of credit risk does not “dominate the value
changes” that result from that economic relationship.

o The hedge ratio of the hedging relationship is the same
as that resulting from the quantity of the hedged item
that the Group actually hedges and the quantity of the
hedging instrument that the Group actually uses to hedge
that quantity of hedged item.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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3.

MATERIAL ACCOUNTING POLICIES (continued)

Derivative financial instruments and hedge
accounting (Continued)

Hedges of a net investment

Hedges of a net investment in a foreign operation, including a
hedge of a monetary item that is accounted for as part of the
net investment, are accounted for in a similar way to cash flow
hedges. Gains or losses on the hedging instrument relating
to the effective portion of the hedge are recognised in other
comprehensive income while any gains or losses relating to the
ineffective portion are recognised in profit or loss. On disposal
of the foreign operation, the cumulative value of any such gains
or losses recorded in equity is transferred to profit or loss.

Cash and cash equivalents

Cash and cash equivalents in the statement of financial position
comprise cash on hand and at banks, and short-term highly
liquid deposits with a maturity of generally within three months
that are readily convertible into known amounts of cash, subject
to an insignificant risk of changes in value and held for the
purpose of meeting short-term cash commitments.

For the purpose of the consolidated statement of cash flows,
cash and cash equivalents comprise cash on hand and at banks,
and short-term deposits as defined above, less bank overdrafts
which are repayable on demand and form an integral part of
the Group’s cash management.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Provisions

A provision is recognised when a present obligation (legal or
constructive) has arisen as a result of a past event and it is
probable that a future outflow of resources will be required to
settle the obligation, provided that a reliable estimate can be
made of the amount of the obligation.

When the effect of discounting is material, the amount
recognised for a provision is the present value at the end of
the reporting period of the future expenditures expected to be
required to settle the obligation. The increase in the discounted
present value amount arising from the passage of time is
included in finance costs in profit or loss.

Income tax

Income tax comprises current and deferred tax. Income tax
relating to items recognised outside profit or loss is recognised
outside profit or loss, either in other comprehensive income or
directly in equity.

Current tax assets and liabilities are measured at the amount
expected to be recovered from or paid to the taxation
authorities, based on tax rates (and tax laws) that have been
enacted or substantively enacted by the end of the reporting
period, taking into consideration interpretations and practices
prevailing in the countries in which the Group operates.

Deferred tax is provided, using the liability method, on all
temporary differences at the end of the reporting period
between the tax bases of assets and liabilities and their carrying
amounts for financial reporting purposes.
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31 December 2025 —E-HF+—-A=+—H

3. MATERIAL ACCOUNTING POLICIES (continued)

Income tax (Continued)

Deferred tax liabilities are recognised for all taxable temporary
differences, except:

when the deferred tax liability arises from the initial
recognition of goodwill or an asset or liability in a
transaction that is not a business combination and, at the
time of the transaction, affects neither the accounting
profit nor taxable profit or loss and does not give rise to
equal taxable and deductible temporary differences; and

in respect of taxable temporary differences associated
with investments in subsidiaries, associates and joint
ventures, when the timing of the reversal of the temporary
differences can be controlled and it is probable that the
temporary differences will not reverse in the foreseeable
future.

Deferred tax assets are recognised for all deductible temporary
differences, and the carryforward of unused tax credits and any
unused tax losses. Deferred tax assets are recognised to the
extent that it is probable that taxable profit will be available
against which the deductible temporary differences, and the
carryforward of unused tax credits and unused tax losses can be
utilised, except:

when the deferred tax asset relating to the deductible
temporary differences arises from the initial recognition of
an asset or liability in a transaction that is not a business
combination and, at the time of the transaction, affects
neither the accounting profit nor taxable profit or loss
and does not give rise to equal taxable and deductible
temporary differences; and

in respect of deductible temporary differences associated
with investments in subsidiaries, associates and joint
ventures, deferred tax assets are only recognised to the
extent that it is probable that the temporary differences
will reverse in the foreseeable future and taxable profit
will be available against which the temporary differences
can be utilised.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Income tax (Continued)

The carrying amount of deferred tax assets is reviewed at the
end of each reporting period and reduced to the extent that
it is no longer probable that sufficient taxable profit will be
available to allow all or part of the deferred tax asset to be
utilised. Unrecognised deferred tax assets are reassessed at the
end of each reporting period and are recognised to the extent
that it has become probable that sufficient taxable profit will
be available to allow all or part of the deferred tax asset to be
recovered.

Deferred tax assets and liabilities are measured at the tax rates
that are expected to apply to the period when the asset is
realised or the liability is settled, based on tax rates (and tax
laws) that have been enacted or substantively enacted by the
end of the reporting period.

Deferred tax assets and deferred tax liabilities are offset if and
only if the Group has a legally enforceable right to set off
current tax assets and current tax liabilities and the deferred tax
assets and deferred tax liabilities relate to income taxes levied
by the same taxation authority on either the same taxable entity
or different taxable entities which intend either to settle current
tax liabilities and assets on a net basis, or to realise the assets
and settle the liabilities simultaneously, in each future period in
which significant amounts of deferred tax liabilities or assets are
expected to be settled or recovered.

Government grants

Government grants are recognised at their fair value where
there is reasonable assurance that the grant will be received
and all attaching conditions will be complied with. When the
grant relates to an expense item, it is recognised as income on
a systematic basis over the periods that the costs, which it is
intended to compensate, are expensed.

3.

BRI

n‘/-ﬁ

31 December 2025 —E-HF+—-A=+—H
BERZFBIR@®
REB (&)

REREHAREHELERBEENRE
B AETHAIEES B MRERTAE A
AWK RERBEER  HE
MRZEEE - REERECH AR
EENSREHREFFE - LEATRE
B R HIRE R LA B 2 8B Af 3 iR
FEFRIRE E I T PARER o

ELERAEERABNRBHERRE
REENFRABHENHE  RER
RERARCERLER LR EHEOHRE
(RBUE)FTE

EEAREEGRAIE AT T A5 ENH
HEEERNATEEERE  BET
HMIBEERRCRIBEERER —HEE
RH R —AHMEBHTRRTEENS
AREFAEREABECHBEERE
ERZHEESOSER MRS EEES
BB KaEREESRSEREE
REEBECSHAER  AETERIE
BEBRELEIEEER T -

B b

WA RS ERE WD AL A A5 BT
B w GRS BTERSRE AR EE
R mmAREMAIER AR REgAR
R HE R S R B AR B A RN SR A
EUA e

China SCE Group Holdings Limited / Annual Report 2025

A*J:

TREBZRAERIR/ —F

g 159 ——



— 160 —

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

an\

BRI

31 December 2025 —E-HF+—-A=+—H

3.

MATERIAL ACCOUNTING POLICIES (continued)
Revenue recognition
Revenue from contracts with customers

Revenue from contracts with customers is recognised when
control of goods or services is transferred to the customers at
an amount that reflects the consideration to which the Group
expects to be entitled in exchange for those goods or services.

When the consideration in a contract includes a variable
amount, the amount of consideration is estimated to which the
Group will be entitled in exchange for transferring the goods or
services to the customer. The variable consideration is estimated
at contract inception and constrained until it is highly probable
that a significant revenue reversal in the amount of cumulative
revenue recognised will not occur when the associated
uncertainty with the variable consideration is subsequently
resolved.

When the contract contains a financing component which
provides the customer with a significant benefit of financing the
transfer of goods or services to the customer for more than one
year, revenue is measured at the present value of the amount
receivable, discounted using the discount rate that would be
reflected in a separate financing transaction between the Group
and the customer at contract inception. When the contract
contains a financing component which provides the Group with
a significant financial benefit for more than one year, revenue
recognised under the contract includes the interest expense
accreted on the contract liability under the effective interest
method. For a contract where the period between the payment
by the customer and the transfer of the promised goods or
services is one year or less, the transaction price is not adjusted
for the effects of a significant financing component, using the
practical expedient in HKFRS 15.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Revenue recognition (Continued)

Revenue from contracts with customers (Continued)

(@)  Sales of properties

Revenue from the sale of properties is recognised at the
point in time when the purchasers obtained the physical
possession or the legal title of the completed property and
the Group has present right to payment and the collection
of the consideration is probable.

(b)  Rendering of services

Revenue from the provision of property management
and project management service is recognised over the
scheduled period on a straight-line basis because the
customer simultaneously receives and consumes the
benefits provided by the Group.

(c)  Land development

Revenue from land development is recognised at a point
in time, when the customer obtains control of the assets
upon the completion of the related construction work and
the Group has present right to payment and the collection
of the consideration is probable.

Revenue from other sources

Rental income and facilities rental income is recognised on a
time proportion basis over the lease terms.

Variable lease payments that do not depend on an index or a
rate are recognised as income in the accounting period in which
they are incurred.

Other income

Interest income is recognised on an accrual basis using the
effective interest method by applying the rate that exactly
discounts the estimated future cash receipts over the expected
life of the financial instrument to the net carrying amount of the
financial asset.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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31 December 2025 —E-HF+—-A=+—H

3. MATERIAL ACCOUNTING POLICIES (continued)

Contract assets

If the Group performs by transferring goods or services to
a customer before being unconditionally entitled to the
consideration under the contract terms, a contract asset is
recognised for the earned consideration that is conditional.
Contract assets are subject to impairment assessment, details of
which are included in the accounting policies for impairment of
financial assets. They are reclassified to trade receivables when

the right to the consideration becomes unconditional.

Contract liabilities

A contract liability is recognised when a payment is received or a
payment is due (whichever is earlier) from a customer before the
Group transfer the related goods or services. Contract liabilities
are recognised as revenue when the Group performs under the
contract (i.e., transfer control of the related goods or services to

the customer).

Contract costs

Other than the costs which are capitalised as properties under
development and property and equipment, costs incurred to
fulfil a contract with a customer are capitalised as an asset if all

of the following criteria are met:

(@)  The costs relate directly to a contract or to an anticipated

contract that the entity can specifically identify;

(b) The costs generate or enhance resources of the entity
that will be used in satisfying (or in continuing to satisfy)

performance obligations in the future; and

(©)  The costs are expected to be recovered.

The capitalised contract costs are amortised and charged to
profit or loss on a systematic basis that is consistent with the
transfer to the customer of the goods or services to which the
asset relates. Other contract costs are expensed as incurred.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Land development contract

The Group has entered into a land development contract (the
“Land Development Contract”) with the local government of
Nan‘an City (the “Nan’an Government”), the PRC, to carry
out the construction and preparation works in respect of land
infrastructure and ancillary public facilities on certain land
parcels in Nan‘an City.

Pursuant to the Supplemental Contract (as defined in note 19),
upon completion of the necessary construction and preparation
works of each land parcel, the Nan’an Government will pay the
Group the construction and other related cost plus a margin.
Such amount will be paid by the Nan’an Government upon
the related land parcels to be sold by the Nan’an Government
through public auction.

Revenue from the Land Development Contract is recognised at
a point in time when the Nan’an Government obtains control
of the assets and the Group has present right to payment and
the collection of the consideration is probable and the amount
of revenue can be measured reliably, which occurs upon the
completion of related construction and preparation works as
well as the sales of the relevant land parcel. The timing of sales
of each land parcel by the Nan'an Government is uncertain and
out of the control of the Group.

Costs incurred by the Group in connection with the Land
Development Contract comprise the aggregate costs of
construction, materials and supplies, capitalised borrowing costs
on related borrowing funds during the period of development
and other costs directly attributable to such Land Development
Contract and are classified as “Contract in progress” before the
relevant land parcels are sold.

Contract in progress is stated at the lower of cost and net
realisable value. Net realisable value takes into account the
Group's revenue derived from the construction and preparation
work carry out less costs to completion and the costs to be
incurred in realising the revenue based on prevailing market
conditions.
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3.

MATERIAL ACCOUNTING POLICIES (continued)
Share-based payments

The Company operates a share option scheme. Employees
(including directors) of the Group receive remuneration in the
form of share-based payments, whereby employees render
services as consideration for equity instruments (“Equity-Settled
Transactions”).

The cost of Equity-Settled Transactions with employees for
grants is measured by reference to the fair value at the date
at which they are granted. The fair value is determined by an
external valuer using a binomial model, further details of which
are given in note 35 to the consolidated financial statements.

The cost of Equity-Settled Transactions is recognised in employee
benefit expense, together with a corresponding increase in
equity, over the period in which the performance and/or service
conditions are fulfilled. The cumulative expense recognised for
equity-settled transactions at the end of each reporting period
until the vesting date reflects the extent to which the vesting
period has expired and the Group’s best estimate of the number
of equity instruments that will ultimately vest. The charge or
credit to profit or loss for a period represents the movement in
the cumulative expense recognised as at the beginning and end
of that period.

Service and non-market performance conditions are not taken
into account when determining the grant date fair value of
awards, but the likelihood of the conditions being met is
assessed as part of the Group’s best estimate of the number of
equity instruments that will ultimately vest. Market performance
conditions are reflected within the grant date fair value. Any
other conditions attached to an award, but without an associated
service requirement, are considered to be non-vesting conditions.
Non-vesting conditions are reflected in the fair value of an award
and lead to an immediate expensing of an award unless there are
also service and/or performance conditions.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Share-based payments (Continued)

For awards that do not ultimately vest because non-market
performance and/or service conditions have not been met,
no expense is recognised. Where awards include a market or
non-vesting condition, the transactions are treated as vesting
irrespective of whether the market or non-vesting condition
is satisfied, provided that all other performance and/or service
conditions are satisfied.

Where the terms of an equity-settled award are modified, as
a minimum an expense is recognised as if the terms had not
been modified, if the original terms of the award are met. In
addition, an expense is recognised for any modification that
increases the total fair value of the share-based payments, or is
otherwise beneficial to the employee as measured at the date of
modification.

Where an equity-settled award is cancelled, it is treated as if it
had vested on the date of cancellation, and any expense not yet
recognised for the award is recognised immediately. This includes
any award where non-vesting conditions within the control of
either the Group or the employee are not met. However, if a new
award is substituted for the cancelled award, and is designated as
a replacement award on the date that it is granted, the cancelled
and new awards are treated as if they were a modification of the
original award, as described in the previous paragraph.

The dilutive effect of outstanding options is reflected as additional
share dilution in the computation of earnings per share.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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31 December 2025 —E-HF+—-A=+—H

3.

MATERIAL ACCOUNTING POLICIES (continued)
Other employee benefits
Pension schemes

The Group operates a defined contribution Mandatory
Provident Fund retirement benefit scheme (the “MPF Scheme")
under the Mandatory Provident Fund Schemes Ordinance for
those employees who are eligible to participate in the MPF
Scheme. Contributions are made based on a percentage of the
employees’ basic salaries and are charged to profit or loss as
they become payable in accordance with the rules of the MPF
Scheme. The assets of the MPF Scheme are held separately from
those of the Group in an independently administered fund.

The employees of the Group’s subsidiaries which operate
in Chinese Mainland are required to participate in a central
pension scheme (the “Pension Scheme”) operated by the
local municipal government. The subsidiaries are required to
contribute certain percentages of their payroll costs to the
Pension Scheme. The only obligation of the Group with respect
to the Pension Scheme is to pay the ongoing contributions
under the Pension Scheme. The contributions are charged to
profit or loss as they become payable in accordance with the
rules of the Pension Scheme.

Under the MPF Scheme and the Pension Scheme, the Group’s
employer contributions vest fully with the employees when
contributed and no contribution may be forfeited and used
by the Group as the employer to reduce the existing level of
contributions.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Borrowing costs

Borrowing costs directly attributable to the acquisition,
construction or production of qualifying assets, i.e., assets that
necessarily take a substantial period of time to get ready for
their intended use or sale, are capitalised as part of the cost of
those assets. The capitalisation of such borrowing costs ceases
when the assets are substantially ready for their intended use
or sale. All other borrowing costs are expensed in the period
in which they are incurred. Borrowing costs consist of interest
and other costs that an entity incurs in connection with the
borrowing of funds.

Dividends

Interim dividends are simultaneously proposed and declared,
because the Company’s memorandum and articles of
association grant the directors the authority to declare interim
dividends. Consequently, interim dividends are recognised
immediately as a liability when they are proposed and declared.

Final dividends are recognised as a liability when they have been
approved by the shareholders in a general meeting.

Proposed final dividends are disclosed in the notes to the
consolidated financial statements.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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31 December 2025 —E-HF+—-A=+—H

MATERIAL ACCOUNTING POLICIES (continued)
Foreign currencies

These financial statements are presented in RMB, which is the
Group’s presentation currency. The functional currency of the
Company is Hong Kong dollars (“HK$") while RMB is used as
the presentation currency of the financial statements of the
Company for the purpose of aligning with the presentation
currency of the Group. Each entity in the Group determines
its own functional currency and items included in the
financial statements of each entity are measured using that
functional currency. Foreign currency transactions recorded
by the entities in the Group are initially recorded using their
respective functional currency rates prevailing at the dates of
the transactions. Monetary assets and liabilities denominated
in foreign currencies are retranslated at the functional currency
rates of exchange ruling at the end of the reporting period.
Differences arising on settlement or translation of monetary
items are recognised in profit or loss.

Differences arising on settlement or translation of monetary
items are recognised in profit or loss with the exception of
monetary items that are designated as part of the hedge of
the Group’s net investment of a foreign operation. These
are recognised in other comprehensive income until the
net investment is disposed of, at which time the cumulative
amount is reclassified to profit or loss. Tax charges and credits
attributable to exchange differences on these monetary items
are also recorded in other comprehensive income.

Non-monetary items that are measured in terms of historical
cost in a foreign currency are translated using the exchange
rates at the dates of the initial transactions. Non-monetary
items measured at fair value in a foreign currency are translated
using the exchange rates at the date when the fair value was
measured. The gain or loss arising on translation of a non-
monetary item measured at fair value is treated in line with the
recognition of the gain or loss on change in fair value of the
item (i.e., translation difference on the item whose fair value
gain or loss is recognised in other comprehensive income or
profit or loss is also recognised in other comprehensive income
or profit or loss, respectively).
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

MATERIAL ACCOUNTING POLICIES (continued)
Foreign currencies (Continued)

In determining the exchange rate on initial recognition of the
related asset, expense or income on the derecognition of a non-
monetary asset or non-monetary liability relating to an advance
consideration, the date of initial transaction is the date on
which the Group initially recognises the non-monetary asset or
non-monetary liability arising from the advance consideration. If
there are multiple payments or receipts in advance, the Group
determines the transaction date for each payment or receipt of
the advance consideration.

The functional currencies of certain subsidiaries, joint ventures
and associates operating outside the PRC are currencies other
than RMB. As at the end of the reporting period, the assets
and liabilities of these entities are translated into RMB at the
exchange rates prevailing at the end of the reporting period
and their statements of profit or loss and other comprehensive
income are translated into RMB at the exchange rates that
approximate to those prevailing at the dates of the transactions.
The resulting exchange differences are recognised in other
comprehensive income and accumulated in the exchange
fluctuation reserve, except to the extent that the differences are
attributable to non-controlling interests. On disposal of a foreign
operation, the cumulative amount in the reserve relating to that
particular foreign operation is recognised in the statement of
profit or loss.

For the purpose of the consolidated statement of cash flows,
the cash flows of non-PRC entities are translated into RMB
at the exchange rates ruling at the dates of the cash flows.
Frequently recurring cash flows of non-PRC entities which arise
throughout the year are translated into RMB at the weighted
average exchange rates for the year.
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31 December 2025 —E-HF+—-A=+—H

4.

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES

The preparation of the Group’s financial statements requires
management to make judgements, estimates and assumptions
that affect the reported amounts of revenues, expenses, assets
and liabilities, and their accompanying disclosures, and the
disclosure of contingent liabilities. Uncertainty about these
assumptions and estimates could result in outcomes that could
require a material adjustment to the carrying amounts of the
assets or liabilities affected in the future.

Judgements

In the process of applying the Group’s accounting policies,
management has made the following judgements, apart from
those involving estimations, which have the most significant
effect on the amounts recognised in the financial statements:

Classification between investment properties and
properties held for sale

The Group develops properties held for sale and properties
held to earn rentals and/or for capital appreciation. Judgement
is made by management on determining whether a property
is designated as an investment property or a property held for
sale. The Group considers its intention for holding the properties
at the early development stage of the related properties.
During the course of construction, the related properties under
construction are accounted for as properties under development
included in current assets if the properties are intended for sale
after its completion, whereas, the properties are accounted
for as investment properties under construction included in
investment properties if the properties are intended to be held
to earn rentals and/or for capital appreciation. Upon completion
of the properties, the properties held for sale are transferred
to completed properties held for sale and are stated at cost,
while the properties held to earn rentals and/or for capital
appreciation are transferred to completed investment properties.
Investment properties, both under construction and completed,
are subject to revaluation at the end of each reporting period.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (Continueq)

Judgements (Continued)

Valuation of properties under development and
completed properties held for sale

Properties under development and completed properties
held for sale are stated at the lower of cost and net realisable
value. The cost of each unit in each phase of development is
determined using the weighted average method. The estimated
net realisable value is the estimated selling price less selling
expenses and the estimated cost of completion (if any), which
are estimated based on the best available information.

If there is an increase in costs to completion or a decrease in
net sales value, the net realisable value will decrease and this
may result in a provision for properties under development
and completed properties held for sale. Such provision requires
the use of judgement and estimates. Where the expectation
is different from the original estimate, the carrying value and
provision for properties in the periods in which such estimate is
changed will be adjusted accordingly.

Allocation of construction cost on properties under
development

When developing properties, the Group typically divides the
development projects into phases. Costs directly related to
the development of a phase are recorded as the cost of such
phase. Costs that are common to each phase are allocated to
each phase based on the saleable floor area of each phase as a
percentage of the total saleable floor area of the entire project.
The cost of the unit sold is determined by the floor area in
square metres sold during the year multiplied by the average
cost per square metre of that particular phase of the project.
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31 December 2025 —E-HF+—-A=+—H

4.

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (Continueq)

Judgements (Continued)

Whether the presumption that investment properties
stated at fair value are recovered through sale is rebutted
in determining deferred tax

The Group has investment properties located in the PRC which
are measured at fair value. Investment property is property held
to earn rentals or for capital appreciation or both. In considering
whether the presumption in HKAS 12 Income Taxes that an
investment property measured at fair value will be recovered
through sale is rebutted in determining deferred tax, the Group
has developed certain criteria in making that judgement, such
as whether an investment property is held within a business
model whose objective is to consume substantially all of the
economic benefits embodied in the investment property over
time or through sale. The presumption is rebutted only in the
circumstance that there is sufficient evidence such as historical
transaction, future development plan and management’s
intention to demonstrate that the investment property is held
with the objective to consume substantially all of the economic
benefits over time, rather than through sale. Continuous
assessments on the presumption will be made by management
at each reporting date.

Consolidation of entities in which the Group holds less
than majority of voting rights

The Group considers that it controls certain entities, even
though it owns less than 50% of the voting rights of these
entities, because the Group is entitled to appoint a majority of
directors in the board of directors and accordingly, the Group is
able to control and direct the financing and operating activities
of these entities.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (Continueq)

Estimation uncertainties

The key assumptions concerning the future and other key
sources of estimation uncertainties at the end of the reporting
period, that have a significant risk of causing a material
adjustment to the carrying amounts of assets and liabilities
within the next financial year, are described below.

Estimation of fair value of investment properties

Investment properties, including completed investment
properties and investment properties under construction, were
revalued at each reporting date during the year based on the
appraised market value provided by independent professional
valuers. Such valuations were based on certain assumptions,
which are subject to uncertainty and might materially differ
from the actual results. In making the estimation, the Group
considers information from current prices in an active market for
similar properties and uses assumptions that are mainly based
on market conditions existing at each reporting date.

Provision for expected credit losses on trade receivables

The Group uses a provision matrix to calculate ECLs for trade
receivables. The provision rates are based on days past due for
groupings of various customer segments that have similar loss
patterns (i.e., customer type and service type).

The provision matrix is initially based on the Group'’s historical
observed default rates. The Group calibrates the matrix to
adjust the historical credit loss experience with forward-looking
information. At each reporting date, the historical observed
default rates are updated and changes in the forward-looking
estimates are analysed.
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4.

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (Continueq)

Estimation uncertainties (Continued)

Provision for expected credit losses on trade receivables
(Continued)

The assessment of the correlation among historical observed
default rates, forecast economic conditions and ECLs is a
significant estimate. The amount of ECLs is sensitive to changes
in circumstances and forecast economic conditions. The Group's
historical credit loss experience and forecast of economic
conditions may also not be representative of a customer’s
actual default in the future. The information about the ECLs
on the Group’s trade receivables is disclosed in note 23 to the
consolidated financial statements.

OPERATING SEGMENT INFORMATION

The Group is principally engaged in the businesses of property
development, property investment, property management,
project management and land development. For management
purposes, the property development and property investment
businesses are monitored as one operating segment on a project
basis to allocate resources and assess performance. For financial
reporting purposes, the property management segment,
project management segment and land development segment
are combined with the property development and investment
segment as their reported revenue, results and assets are less
than 10% of the consolidated revenue, consolidated loss and
consolidated assets of the Group.

The Group’'s revenue from external customers from each
product or service is set out in note 6 to the consolidated
financial statements.

The Group's revenue from external customers is derived solely
from its operations in the PRC, and the non-current assets of
the Group are substantially located in the PRC.

During the years ended 31 December 2025 and 31 December
2024, no revenue from transactions with a single external
customer was accounted for 10% or more of the Group’s total
revenue.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

REVENUE, OTHER INCOME AND GAINS 6. Wz - Bl A Rz

An analysis of the Group's revenue is as follows:

31 December 2025 —E—RAF+—_HA=+—H

AREBMHUWEDITAT

2025 2024
—E_REF —EPOEF
RMB’000 RMB'000
ARBTRT AREBTT
Revenue from contracts with customers & B & F & B # W&
Sales of properties Y2 iHE 34,899,031 38,843,471
Property management fees MEEEE 1,301,083 1,201,595
Project management income HE EEIKA 250,765 103,727
Land development income T Hb BB A 105,840 42,648
Subtotal A 36,556,719 40,191,441
Revenue from other sources H At 2R R R B W 2=
Gross rental income from investment W E Y 4 & H E T IERAY
property operating leases: MW AL
Variable lease payments that do not EURA 8 Sk I = 5
depend on an index or a rate Al ERIA 39,762 30,969
Other lease payments, including B 15 TE BB A ) H A AR & 1 5K
fixed payments 517,621 547,665
Subtotal /NEE 557,383 578,634
Total revenue W 4asE 37,114,102 40,770,075
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

6. REVENUE, OTHER INCOME AND GAINS 6. e - HAMWA R )
(Continued)
Revenue from contracts with customers REEFERMNKE
(i) Disaggregated revenue information (i) W=EDHFER
For the year ended 31 December 2025 HE—_F_AFI+=-H=1—H
Ltfﬁ/;
Property Project Land
Salesof management management development
properties fees income income Total
NEHE NEEEE HAEERA THEABHA EH

RMB'000 ~ RMB'000  RMB'000  RMB000  RMB'000
AR®TR  AR®TR ARRTR ARMTR AR®T:n

Timing of revenue recognition: ~ WEBAMNER

Goods transferred ata pointintime  EX—SEHEENEm 34,899,031 - - 105,840 35,004,871
Services transferred over time G EE Lok - 1,301,083 250,765 - 1,551,848
Total &% 34,899,031 1,301,083 250,765 105840 36,556,719
For the year ended 31 December 2024 HE—F-pmF+=—H=4+—H
IFFE

Property Project Land

Salesof  management  management  development
properties fees income income Total
MEHE NEERE BATERA THRABKA by

RMB'0O0  RMBO00  RMBO00  RMB'000  RMB'000
ARBTL  ARBTR ARETRL ARETT ARET:R

Timing of revenue recognition: ~ WHEBHANER

Goods transferred ata point in time. - EX—FEHEZNEH 38,843,471 - - 42,648 38,886,119
Services transferred over time EEREZNRE - 1,201,595 103,727 - 1,305,322
Total ek 38,843,471 1,201,595 103,727 42,648 40,191,441
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

BRI

n‘/-ﬁ

31 December 2025 —E-HF+—-A=+—H

6. REVENUE, OTHER INCOME AND GAINS 6. Wa - El A R @)
(Continued)
Revenue from contracts with customers REEFERNWE &)
(Continued)
() Disaggregated revenue information (Continued) (i) WasFER(E)
2025 2024
—EB-HE T4
RMB’000 RMB’000
AR T ARBET T
Revenue recognised that was FABREHBYESRAEEN
included in contract liabilities R W
at the beginning of the
reporting period:
Sales of properties EXEh 34,123,122 38,386,160
(i) Performance obligations (i) BHEE

Information about the Group’s performance obligations is
summarised below:

Sales of properties

The performance obligation is satisfied when the physical
possession or the legal title of the completed property is
obtained by the purchaser.

Property management fees and project management
income

The performance obligation is satisfied over time as
services are rendered and short-term advances are normally
required before rendering the services. Management
service contracts are for periods of one year or less, and
are billed based on the time incurred.

Land development income

The performance obligation is satisfied when the land
development is completed.

B9 50 7K 4 /R 40 % 3 60 R
mF -

VEFE
BHOEEIRERBRBERTY
ENERBEEEIOEEMARERE
STRK °

VEEHEERIER EERA

JE %) B (ERE TR S AR5 B0 B I SEAK -
R RS BB S B SR AGHE K -
EERB AR S —FKATHRE -
FMRBELRREE -

TR EMA

BHIE AN L% TR BT °
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

6. REVENUE, OTHER INCOME AND GAINS 6. Wa At A R E @)
(Continued)
Revenue from contracts with customers REEFERMNWER (&)
(Continued)
(i) Performance obligations (Continued) (i) BRET(E)
The amount of unsatisfied performance obligation BHE-_ZT_hFE+-_HA=+—H
principally comprises the balance of contract liabilities, R=ZZE-_NE+=—A=+—H ©
which are expected to be recognised in one to three years RARETHRAETSCEEIERRE
as of 31 December 2025 and 31 December 2024. cRBEAS BB —Z2=
FERNER ©
2025 2024
—E-RE T -UF
RMB’'000 RMB'000
ARBTRT AREBTET
Other income and gains H Wt A R U 2
Bank interest income ER1TH BUZ A 12,524 29,998
Consultancy service income B8 A AR 755 A 36,720 27,078
Dividend income from financial BARE=E BEEEFTA
assets at fair value through EmmemEENREWMA
profit or loss 14,299 -
Forfeiture income on deposits received 2 Wiz & KU A 7,376 22,911
Gain on disposal of items of HEWHERZHIEE W F 58
property and equipment, net 237 1,008
Gain on disposal of joint ventures, net H& A& & A ) H WS F5E 6,230 71,402
Foreign exchange differences, net PEH =255 - 65,158
Government grants* BT B * 9,191 21,628
Others HAt 55,832 47,647
Total other income and gains E A A K U 55 4R RE 142,409 286,830
* Government grants have been received from the PRC local @ 785 B B 4 R B U5 BT B0 P 1S B
government authorities to support subsidiaries’ daily operating HWHE UXHWBARNE BEEE
activities. There are no unfulfilled conditions or contingencies relating o EMZZMB &N EEMKRERK
to these grants. RS A EIE ©
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E—RAF+—_HA=+—H

FINANCE COSTS Mg R
An analysis of finance costs is as follows: MBEERITET
2025 2024
—E_REF —E PO
RMB’000 RMB’000
ARETRT AREBTIT
Interest on bank and other borrowings, MITREMER  BEZER
senior notes and domestic bonds REANEHFE 2,202,168 2,800,896
Interest on lease liabilities (note 16(b)) HEBEBENFE (HE16(b)) 393 959
Increase in a discounted amount of e 80 7 4 T 2 A O K S Bk 4
provision for major overhauls arising IR EILEE (B ek 33)
from the passage of time (note 33) 4,420
Total interest expense on financial liabilities JEE AR EFF ABZHEHEERN
not at fair value through profit or loss N B 4EEE 2,206,667 2,806,275
Less: Interest capitalised B BRI T E (510,082) (912,648)
Total HET 1,696,585 1,893,627
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

n‘/T\

B BHmRNEE

31 December 2025 — - RAF+—_HA=+—H

8.

LOSS BEFORE TAX

The Group's loss before tax is arrived at after charging/

8. KRIATERE

AEEROKRBABEENG GEA)T

(crediting): 5l ¥ IR
2025 2024
—E-REF —E N4
Notes RMB’000 RMB'000
B =E ARETRT ARBTT
Cost of properties sold EEWEK A 29,458,509 33,412,335
Cost of services provided B ARTE AL AR 1,106,830 1,122,036
Depreciation of property and WEREZEITE
equipment 14 63,053 52,726
Depreciation of right-of-use assets FHEEEMNITE 14, 16(b) 5,074 7,493
Amortisation of an intangible asset*  #Ef& & # i * 17 139 167
Provision for major overhauls N 33 5,930 6,809
Lease payments not included inthe ~ Rir AHEBEFTEM
measurement of lease liabilities HEFE 16(b) 388 902
Auditor’s remuneration 2GR a 3,500 4,700
Employee benefit expenses (including EEEMHEX (BREES
directors’ remuneration (note 9)): B (M13E9))
Salaries and other staff costs IE&EWZEIW$ 550,883 556,217
Pension scheme contributions** RIRE T B TR+ 83,553 103,845
Less: Amount capitalised = N O (95,174) (129,656)
Total et 539,262 530,406
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —Z —FH 4

+=—A=+—H

LOSS BEFORE TAX (Continued) 8. FRTIAIER )
2025 2024
—E-REF —EPUF
Notes RMB'000 RMB’'000
Bt 5 ARBTRT AREBTT
Foreign exchange differences, net fEH =R F5 84,687 (65,158)
Fair value loss on financial assets BAREE BEEFHTTA
at fair value through profit or EmmEMEENARE
loss, net BRI 6,877 36,965
Loss on disposal of subsidiaries, o & B B 1 R A S 18
net R 38 29,162 =
Loss on disposal of investment HEREMENEE
properties, net ikl 161,070 26,253
Impairment losses of trade B 5 W GRIE R EE 1 )F 5
receivables, net 23 69,429 43,198
Impairment losses recognised on RE & A7 KB E R E#)
investments in joint ventures HE BB EEE ***
and associates*** 338,586 695,043
Impairment losses recognised on JE K A BS 75 FRIE Y
due from related parties*** DEREYTE= Rl 560,205 773,845
Gain on disposal of joint HEAE QRN EFE
ventures, net (6,230) (71,402)
* The amortisation of an intangible asset for the year was included in @ FRBREEHET A AGEERREM
“Cost of sales” in the consolidated statement of profit or loss and 2HEHWERAEERA]A o
other comprehensive income.
**  There are no forfeited contributions that may be used by the Group *  KREB{EAEEIRE O AZKH MR
as the employer to reduce the existing level of contributions. KRG IR B KT o
**%  This item was included in “Other expenses” in the consolidated > ZHEARFANGTAGLEERRAMEE

statement of profit or loss and other comprehensive income.

WasRAEMFES AT -
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

9. DIRECTORS' REMUNERATION 9. EEME
Directors’ remuneration for the year, disclosed pursuant to the FRN-BELETRA - BERREHE
Listing Rules, section 383(1)(a), (b), (c) and (f) of the Hong Kong 383(1)@) ~ (b) * () k()& KR Aal (FKE
Companies Ordinance and Part 2 of the Companies (Disclosure EENRER ROIFE_MBHoOEERE
of Information about Benefits of Directors) Regulation, is as EMEWT :
follows:
2025 2024
—E-RE T MF
RMB’000 RMB’000
AR T ARBET T
Fees we 921 924
Other emoluments: Ha < :
Salaries, allowances and benefits in kind e EEREBEYA = 5,829 7,160
Pension scheme contributions RAREFFT B 5K 202 228
Subtotal NEE 6,031 7,388
Total fee and other emoluments e & H b B 5 42 %8 6,952 8,312
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E—RAF+—_HA=+—H

DIRECTORS’ REMUNERATION (continued) 9. EFMTw
(a) Independent non-executive directors () BUFHITESE
Salaries, ~Discretionary
allowances  performance Equity-settled Pension
and benefits related  share option scheme
Fees in kind bonuses expense contributions Total
e ZHR FERE RELE BIBET
ik Ll REEL BREFRX FHE i h

RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
AR®TR AR®TR ARMTR ARBTx ARMTR ARETR

2025 —BCRE

Independent BUFNTES:
non-executive directors:
Mr.Tingleung Huel T REBRA

Stephen 307 - - - - 307

Mr. Dai Yiyi 1) b 307 - - - - 307
Mr. Mao Zhenhua ERERAE 307 - - - - 307
Total @it 921 - - - - 921

Salaries,  Discretionary

allowances  performance  Equity-settled Pension
and benefits related  share option scheme

Fees in kind bonuses expense  contributions Total
e 2ER XERB RiEER R

ik ENhls REEL  BRERX sFEIHER @t

RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTE  ARETE ARETT ARMTT ARMTR  ARNT:R

2024 ZBomE

Independent BUFNTES:
non-executive directors:
Mr.TingleungHuel T REXAE

Stephen 308 - - - - 308

Mr. Dai Yiyi 1)t 308 - - - = 308
Mr. Mao Zhenhua ERERE 308 - - - = 308
Total Bzt 924 - - - - 924
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

9. DIRECTORS' REMUNERATION (continued) 9. EFMT®w
(b) Executive directors (b) HBITEE
Salaries, Discretionary
allowances  performance Equity-settled Pension
and benefits related  share option scheme
Fees in kind bonuses expense contributions Total
e 2R ZERE RELE RIE
he BNA BMERL  BRERX HE [ @5t

RMB'000  RMB'000 RMB'000 RMB'000  RMB'000  RMB'000
ARBTR  AR®TR AR®TR ARMTR ARMTn  ARET:n

2025 k- S 3
Executive directors: HOTEES:
Mr. Wong Chiu Yeung =33l 7% £
("Mr. Wong") ([EEE]) - 1,361 - - 16 1,377
Mr. Chen Yuanlai***  [B7EARIE £ - 93 - - 1 94
Mr. Cheng Hiu Lok B st & - 1,106 - - 16 1,122
Mr.Huang Youquan SR A - 1,772 - - 169 1,94
Mr. Wong Lun* HRLE* = - - - = =
Ms. Zhang Haitao** REBELL - 1,497 - - - 1,497
Total @t - 5,829 - - 202 6,031
Salaries,  Discretionary
allowances  performance  Equity-settled Pension
and benefits related  share option scheme
Fees  inkind _bonuses expense  contributions Total
\ e RER ES Vil Bg&s B .
ika ENfle MERL  BRERI HIEG Bt
RMBOO0  RMBOOO  RMB'O00  RMBOOD  RMBO00  RMB'000
AREFT ARETT ARETR ARETR ARETR ARBT
2024 —EomE
Executive directors: WIEs:
Mr. Wong Chiu Yeung =317
("Mr. Wong") (&xE]) - 1363 - - 16 1379
Mr. Chen Yuanlai***  FRITIRST A *** - 1,108 - - 16 1,124
Mr. Cheng Hiu Lok Hrart - 1,108 - - 16 1,124
Mr. Huang Youquan SR A = 1,824 - - 169 1,993
Mr. Wong Lun* ﬁ!ﬁﬁi* - 1,229 - - 11 1,240
Ms. Zhang Haitao** RGBT+ - 528 - - - 528
Total @t - 7,160 - - 28 7,388
@ Mr. Wong Lun has resigned as an executive director of the @ EMELEEBHIAARMITES
Company with effect from 29 August 2024. Eizﬁﬁjl\\:g ZHFENRZT AR
%
**  Ms. Zhang Haitao was appointed as an executive director of > REBEXITEEZERERDA
the Company with effect from 29 August 2024. HTEEITR_ZT_WHFNA
Z+NBERER
***  Mr. Chen Yuanlai has resigned as an executive director of the o RO RELEDHERDRNITE
Company with effect from 24 January 2025. BEWR T _AF—A=+WEH
REAERR o
No emoluments were paid by the Group as an REEZ  RNEBRE SAEMA B
inducement to join or upon joining the Group or to any SERMAREB L MAKREE
of the directors as compensation for loss of office during B BEE BB MITAME
the year (2024: Nil). EAENESNBRAE (2%
ZPYEF ;M) o
There was no arrangement under which a director waived FAN-BIEEENESNRENE
or agreed to waive any remuneration during the year FRERZHE (T2 HF - &) -

(2024: Nil).
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10. FIVE HIGHEST PAID EMPLOYEES

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

The five highest paid employees during the year included two
(2024: one) directors, details of whose remuneration are set out
in note 9 above. Details of the remuneration of the remaining
three (2024: four) non-director, highest paid employees for the

10.

e SRR MR

31 December 2025 —E—RAF+—_HA=+—H

EZE=FMAL

FRN - AfUGZEHFATHR-_ZH(ZF
ZHEF:—R)RARRES  2HH
BHEFIBEN EXH 9 - B T =& (=
ZE OB FEEESTMEED

year are as follows: BT -
2025 2024
—E-RE T NF
RMB’000 RMB’000
ARBTR ARBTT
Salaries, allowances and benefits in kind e EHEREDI S 4,412 6,426
Discretionary performance related bonuses 245 #H B8 B 5 1L 4L 878 830
Pension scheme contributions RORAEFIET B3k 507 521
Total Bt 5,797 7,827

The number of non-director and non-chief executive highest
paid employees whose remuneration fell within the following
bands is as follows:

e BRIA T HEEHIFES RIFTHAR
HESFEENBRBFIIMT

Number of employees
EEHA
2025 2024
—E-RE —E_JOF

HK$2,000,001 to HK$2,500,000

2,000,001 78 7L % 2,500,000 7 7T 8 4

No emoluments were paid to the five highest paid individuals
as an inducement to join or upon joining the Group or as
compensation for loss of office during the year (2024: Nil).

AERRAERARIAZ=FTMHALNE
B 2 15 A DN AR SR B & B2 B S pn AR
SERRE - REXNEMMEE
REBME(CZ_MOF - &) -
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31 December 2025 — - RAF+—_HA=+—H

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

INCOME TAX 1. FEM
Taxes on profits assessable in Chinese Mainland have been o [ A b ) FE ER A A Y T TR AR AN R
calculated at the rates of tax prevailing in the cities in which M/ A RS & FES R B R 5T & - B
the Group'’s subsidiaries operate. No provision for Hong Kong RASERFRLELEEBEEEME
profits tax has been made as the Group did not generate any R A - WU R E A S 1S 4
assessable profits arising in Hong Kong during the year (2024: HW(ZEZPOF - &) o
Nil).
2025 2024
—E_REF —EpF
RMB’'000 RMB’'000
ARETR AREBTx
Current charge for the year: FRENHEARY :
PRC corporate income tax (“CIT") AR Bl f EE PTG ([ EFTERL) 982,630 899,301
PRC land appreciation tax (“LAT") f B+ I ([ (AR ) 806,920 534,762
Under-provision in prior years, net: BEFEREDSRFE
Chinese Mainland R B A - 217,080
1,789,550 1,651,143
Deferred tax credited for the year (note 32) A&t AELEFR B (Ff5E32) (140,563) (713,291)
Total tax charge for the year FRBIBRZ 25 1,648,987 937,852
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

1. INCOME TAX (Continued)

A reconciliation of the tax expense applicable to profit before
tax at the statutory/applicable rates for the jurisdictions in which
the Company and the majority of its subsidiaries are domiciled
and/or operate to the income tax expense at the effective

e RN

31 December 2025 —E-HF+—-A=+—H

1. Fii5& ®)

BEARARREXBDHE R B F M
N/ S ST R A ERAATE,E A
TR ERRFL A& F 8 A A 718 5 S
RIEERH R ENTRIAR TSRO

income tax rate is as follows:

2025 2024
—ERHF —E_F
RMB’000 RMB’000
ARBTRT ARBTT
Loss before tax B Fi AT &5 18 (5,954,847) (6,996,620)
At the statutory/applicable rates of BRARBNERREREE,HBA
different jurisdictions MEHE (1,488,712) (1,749,155)
Lower tax rates for specific cities 5 TE 38K T B AR AR R (48,842) (78,502)
Adjustments in respect of current tax of FARBTHAENE RGN
previous periods - 217,080
Profits and losses attributable to &E N K E R R G R A R
joint ventures and associates E518 25,807 (86,733)
Income not subject to tax B R B B A (113,485) (105,209)
Expenses not deductible for tax AR Y 5 2 1,968,615 1,464,515
Tax effect on unrealised profits arising HEBRNA A M E’]?E%fg A
from transactions within the Group REFHEFOT 2 (26,004) (59,655)
LAT T IBE 806,920 534,762
Tax effect of LAT deductible for PRC CIT ~ AI#E A Bl 1 3 FT/S B 40030 -t
BERNTEZE (201,730) (133,690)
Tax loss not recognised RERH T IEEE 726,418 934,439
Tax charge at the Group's effective rate BEASBEERHNEFERN
HIAR X 1,648,987 937,852

“E_AF+_HA=t+—HLHEE

The share of tax charge for the year ended 31 December 2025 HE

attributable to joint ventures amounted to approximately
RMB1,578,000 (2024: tax credit of RMB238,731,000).
The share of tax charge for the year ended 31 December
2025 attributable to associates amounted to approximately
RMB26,097,000 (2024: tax charge of RMB4,264,000). Both are
included in “Share of profits and losses of joint ventures and
associates” in the consolidated statement of profit or loss and
other comprehensive income.

EEEERARIMELMMRERIOAAR
#1,578,000 L (ZZE— 4 : FIAEK R
AR #238,731,00070) cHE=E—F—H
F+-_A=+—HIEFERGBHZEAT
K FE(E T IR B 2 40 & A R % 26,097,000
T(ZEZNF - HERIAARE
4,264,0007T) ° MEHE G ARG EE
FEMEARGZEN[ELHEERRR
e RNRIRREMRBEIET °
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

n‘/T\

B BHmRNEE

31 December 2025 — - RAF+—_HA=+—H

12.

13.

DIVIDENDS

The board of directors of the Company has resolved not to
declare any final dividend in respect of the year ended 31
December 2025 (2024: Nil). No interim dividend was declared in
respect of the current year (2024: Nil).

LOSS PER SHARE ATTRIBUTABLE TO
ORDINARY EQUITY HOLDERS OF THE
PARENT

The calculation of the basic loss per share amount is based
on the loss for the year attributable to owners of the parent,
and the weighted average number of ordinary shares of
4,222,986,126 (2024: 4,222,986,126) in issue (excluding
treasury shares) during the year.

No adjustment has been made to the basic loss per share
amount presented for the year ended 31 December 2025 and
for the year ended 31 December 2024 in respect of a dilution as
the impact of share options outstanding had no dilutive effect
on the basic loss per share amount presented.
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ARREFERAZITERBEE=_S_H
FHZA=+—HLFEMNFARAR
B(ZE_WF  \) AFEWESR
REARE (ZZ —NF @ &) o

BRAERARERIFEAR A
JEih =R E1E

BREAGEEBSENEFAIRGHE
ABEEERFABEITEBR 2 INE
T8 H 4,222,986,126 A% (EIFAXDERIN)
(T4 : 4,222,986,126 %) 5t &

HE_Z_RAF+T-_A=1+T—HILFE
RZZFE-NF+=—A=+—HILFE
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e SRR MR

31 December 2025 —E—RAF+—_HA=+—H

14. PROPERTY AND EQUIPMENT 14. ' K&

Property and equipment Right-of-use assets
HELEL] FRERE
Furniture,
fixtures and
Land Leasehold office Transportation Leasehold Office
and building improvements  equipments  equipment Subtotal land buildings Subtotal Total
B
HE £ER
THREF NEEE  BAERE ERIE it A 3 it Eh)
RMB000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTR  ARMTR  ARBTR  ARMTR  ARBTR  ARMTR  ARBTR  ARMTR  AR%TR
At 1 January 2025 R=2-1%-A-A:
Cost B 356,965 127,392 323,091 49113 856,561 250459 248,511 498,970 1,355,531
Accumulated depreciation ZithE (66,942) (105,142) (167,037) (48,307) (387,428) (32,559) (228,449) (261,008) (648,436)
Net carrying value KEFE 290,023 22,250 156,054 806 469,133 217,900 20,062 237,962 707,09
At 1 January 2025, R-E-1%-A-H
net of accumulated depreciation NEE:HE 290,03 2,250 156,04 806 469,133 217,900 20,062 237,962 707,095
Additions hE 4,58 18,309 2,625 300 45,776 - 2,3% 2,3% 48,170
Depreciation i (14.957) (8,845) (38872) (379) (63,053) (5,009) (65) (5,074) (68,127)
Disposals i - ® (239) (58) (2.459) - - = (2.459)
Disposal of subsidiaries (note 38) HEMBAR (H:38) - (28,185) (10,581) (16) (38,782) - - - (38,782)
At 31 December 2025, R-E-RE+-A=1-H
net of accumulated depreciation TR E:TE 279,608 351 126,833 653 410,615 212,891 2,391 58 645,897
At 31 December 2025: RZBZRET=A=1-H:
Cost B 361,507 51813 322,565 47815 783,700 250459 250,905 501,364 1,285,064
Accumulated depreciation ZitHE (81,899) (48,292) (195,732) (47,162) (373,085) (37,568) (228,514) (266,082) (639,167)
Net carrying value FEAE 279,608 3,521 126,833 653 410615 212,891 2391 235,282 645,897
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e B HmR N

31 December 2025 — - RAF+—_HA=+—H

14. PROPERTY AND EQUIPMENT (continued)

14. Y% KK

%8 ()

Property and equipment Right-of-use assets
VEVE FRERE
Furniture,
fixtures and
Land Leasehold office Transportation Leasehold Office
and buiding ~ improvements ~ equipments equipment Subtotal fand buildings Subtotal Total
R
il KER
THREF mExE  HRER E4IA NG HELTH BT It e
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTL  ARETT ARETR ARETr ARETn  ARETr  ARETR  ARETR  ARETR
At 1 January 2024 R=Z-mE-A-R:
Cost A 347,702 99,556 322,802 48,588 818,648 250,459 247933 498,392 1,317,040
Accumuleted depeciton Z:thiE L7800 (4238 (60R) (33263 (7SS (256 (31 (91783
Net carying value FEFE 292,91 4533 180,420 2,506 480,380 222,909 21,968 2448771 725,257
At 1 January 2024, R-E-mE-A-A
net of accumulated depreciation NRHHE 292,91 4533 180,420 2,506 480,380 222,909 21,968 244877 725,257
Additions RE 9,351 28,040 4694 740 42,825 578 578 43403
Depreciation biE} (12,192) (10,304) (27,89) (2,340) (52,726) (5,009) (2,484 (7.493) (60,219)
Disposals il (57) (19) (1,170) (100) (1,346) = - - (1,346)
At 31 December 2024, R=E-mET-A=1-A
net of accumulated depreciation NB2iE 290,023 22,50 156,054 806 469,133 217,900 20,062 237,962 707,095
At 31 December 2024: RZB-METZA=+-H:
Cost A 356,965 12739 323,091 9113 856,561 250,459 248511 498,970 1,355,531
Accumulated depreciation ZithhE (66,942) (105,142) (167,037) (48307) (387,428) (32559) (228,449) (261,008) (648,436)
Net carying value FEFE 290,023 2,050 156,054 806 469,133 217,900 20,062 237,962 707,095

At 31 December 2025, certain of the Group’s leasehold
land and buildings with an aggregate carrying amount of
RMB463,771,000 (2024: RMB469,188,000) were pledged to
banks to secure certain bank and other borrowings granted to

the Group (note 41).

The Group has lease contracts of land and buildings used in its
operations. Lump sum payments were made upfront to acquire
the leased land from the PRC Government with lease periods
of 40 to 50 years, and no ongoing payments will be made
under the terms of these land leases. Leases of office buildings
generally have lease terms between two and 20 years.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E—RAF+—_HA=+—H

15. INVESTMENT PROPERTIES 15. IRE W=
Under
Completed construction Total
BEK w2 @it
RMB'000 RMB'000 RMB'000

ARETT ARETT ARETT

Carrying amount at 1 January 2024 RZZ_MNE—-HA—H

REE 19,816,300 14,063,800 33,880,100

Additions =Y 4,704 773,334 778,038
Disposals HE (32,912) - (32,912)
Transfer B 3,430,000 (3,430,000) -
Transfer to properties under BHEREERYE

development - (2,301,420) (2,301,420)
Transfer to completed properties BHEREHEEERNE

held for sale (473,000) - (473,000)
Net loss from a ARERBEEFE

fair value adjustment (3,976,007) (1,075,699) (5,051,706)

Carrying amount at 31 December 2024 W-ZE-N&F+=-/F=+—H

and 1 January 2025 k=ZFE-A%¥—H—H
REE 18,769,085 8,030,015 26,799,100
Additions NE 95,062 112,615 207,677
Disposals HE (418,000) - (418,000)
Transfer =R 2,114,315 (2,114,315) -
Transfer to completed properties ERERENERERDE
held for sale (1,052,000) - (1,052,000)
Net loss from a AAEARERTE
fair value adjustment (2,525,462) (408,115) (2,933,577)
Disposal of subsidiaries (note 38) HEMRB AR (HFE38) (1,725,000) (87,200) (1,812,200)
Carrying amount at 31 December 2025 R=ZL=AF+=-H=+—H
REE 15,258,000 5,533,000 20,791,000
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15.

B BHmRNEE

31 December 2025 — - RAF+—_HA=+—H

INVESTMENT PROPERTIES (continued)

All of the Group's investment properties are situated in Chinese
Mainland.

The Group's investment properties were revalued on
31 December 2025 based on valuations performed by
Shenzhen Deginhang Asset Appraisal Co., Ltd., independent
professionally qualified valuer, at RMB20,791,000,000 (2024:
RMB26,799,100,000).

At 31 December 2025, the Group's investment properties with
an aggregate carrying amount of RMB15,310,000,000 (2024
RMB17,329,400,000) were pledged to secure certain bank and
other borrowings and domestic bonds granted to the Group
(note 41).

The Group'’s completed investment properties are leased to third
parties and companies controlled by Mr. Wong and his family
members (together with Mr. Wong, the “Wong Family”) under
operating leases, further summary details of which are included
in note 16.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

15. INVESTMENT PROPERTIES (continued)
Fair value hierarchy

For the years ended 31 December 2025 and 31 December
2024, the fair value measurements of all investment properties
of the Group were categorised within Level 3 of the fair value
hierarchy and details of their movements are disclosed above.

In the opinion of the directors, for all investment properties that
are measured at fair value, the properties have been used in
their highest and best use.

The following table illustrates the fair value measurement of the
Group's investment properties:

15.

e RN

31 December 2025 —E—RAF+—_HA=+—H
REYE @)
AREER

HE-_ZT-_AF+_-_A=+t—HBEK_-Z
ZHEFZA=+T—HIEFE  x&EH
FIBREMENAABIEIREAR
BERFE=H  MEZEHFER Ll
E‘E_o

EXZRR MANURREFENREY
¥ BRWEANERSEREER -

R TRBINTARBEREMENRE

i

Fair value measurement
using significant
unobservable inputs
(Level 3)
RAER
THEEBAREN
AREFTE
(B=#&)
2025 2024
—E-REF —E e
RMB’'000 RMB’000
ARBTRT ARETET

Recurring fair value measurement for: T SENEEEQLETE

Office and commercial properties HINEYSESELYES 18,813,894 24,087,602
Car parking spaces (S 1,977,106 2,711,498
Total FEE 20,791,000 26,799,100

During the year, there were no transfer of fair value
measurements between Level 1 and Level 2 and no transfer into
or out of Level 3 (2024: Nil).

FR FEAMRE_RIANEFELE
B F-4TEEAREL (=T
M4 : ) o
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31 December 2025 — - RAF+—_HA=+—H

15. INVESTMENT PROPERTIES (continued)

Fair value hierarchy (Continued)

15. IRE W Z )

Below is a summary of the valuation techniques used and the

NRERBR B

AT REEDEMFEBEETERGE

key inputs to the valuation of investment properties: FEHABERE
Range
Significant unobservable gE
Valuation techniques inputs 2025 2024
fb3tE EXTAEERARE —E-Rf —E_MmF
Office and Income capitalisation Estimated rental value per 27-630 22-660
commercial approach and market square metre and
properties comparison approach per month (RMB)
YN (refer to below) BEAARREAGHEREER
[EEUES WA R 5t 8O (AR#TT)
(RT3 Capitalisation rate 5%-6.5% 4.8%-6.0%
BARfLx

Car parking spaces

EE2

Income capitalisation
method and market
comparison approach
(refer to below)

Wz ik R s L BOE
(RT3
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Price per square metre (RMB)

BYKER(ARET)

Estimated rental value per
car parking space and
per month (RMB)

BEFENIEAGHESER

(AR%7T)
Capitalisation rate

BEAxfe®

Price per car parking space (RMB)
BECELER(ARET

7,000-15,500

350-2,200

5.3%-6.5%

8,500-28,000

400-2,200

4.3%-6.0%

44,000-250,000 65,000-250,000



NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

15. INVESTMENT PROPERTIES (continued)

Fair value hierarchy (Continued)

The valuations of completed investment properties and
investment properties under construction were based on either
the income capitalisation approach by capitalisation of net rental
income derived from the existing tenancies with allowance for
the reversionary rental income potential of the properties or
the market comparison approach by reference to comparable
market transactions.

Significant increases (decreases) in estimated rental value per
square metre or per car parking space or price per square
metre in isolation would result in a significantly higher (lower)
fair value of the investment properties. Significant increases
(decreases) in the capitalisation rate in isolation would result
in a significantly lower (higher) fair value of the investment
properties.

Generally, a change in the assumption made for the estimated
rental value per square metre and the price per square
metre is accompanied by a directionally similar change in the
development profit and an opposite change in the capitalisation
rate.

15.

BRI

iiﬁ

31 December 2025 —E-HF+—-A=+—H
REYE @)
DPREBHKE)

ERNEEMERERKEYNE 2HE
ERBREEZENMCBBEHEREES
WA FERHZEMHETEEENES
HEWARE  H2RALRTIERS
KAMSLBIRETER

B¥HARBAFEUNEFESEE

HEREBLRABENORD) el

HIREMEN A EH R KEE N O

2) AR REFHBARE N OR D)

?I\ SEYFREMEN R ELHEKER
2 (Em) -

—RTE - BTk S EER
5 KBS TR BRI R

& LB E BT R ML B B R A
AR MR 2
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e B HmR N

31 December 2025 —E - HF+=-HA=+—H

16. LEASES
The Group as a lessee
The Group has lease contracts for properties used in operations.
Leases of properties generally have lease terms between two
and five years.

(a) Lease liabilities (a)

The carrying amount of lease liabilities (included under
other payables and accruals) and the movements during

16. &
AEEERAAEA

AEBEHEERANEENMEEESR -
MEHE-—RERH2ESF -

HESE

Fﬁ'aJr;%?ﬁHIETE’]THEEL) B BR

the year are as follows: BERFANESHAT :
2025 2024
—E-FHE —ENF
RMB’000 RMB'000
ARBTRT ARBTT
Carrying amount as at 1 January R—A—BWEEE 7,070 14,727
New leases FHEE 2,394 578
Accretion of interest recognised FABRBHN B R
during the year 393 959
Payments (NS (6,803) (9,194)
Carrying amount as at 31 December R+=—A=+—HHK
(note 29) BRmE(E (F5E29) 3,054 7,070
Analysed into: DI
Current portion ENEL 1,524 3,977
Non-current portion ERBNEL D 1,530 3,093
Total st 3,054 7,070
2025 2024
—E-REF —E e
RMB’000 RMB'000
ARBTRT ARBTT
Analysed into: DT :
Within one year —F R 1,524 3,977
In the second year F_F 1,283 3,093
In the third to fifth years, inclusive kk*iﬁi
(BHEEEMSF) 247 -
Total et 3,054 7,070

The maturity analysis of lease liabilities is disclosed in note

46 to the consolidated financial statements.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

16. LEASES (continued)
The Group as a lessee (Continued)

(b) The amounts recognised in profit or loss in relation to
leases are as follows:

e RN

31 December 2025 —E—RAF+—_HA=+—H

16. HE #)
AEBERAERBA &)
(b) RNEGHREHEFEANESEW
g
2025 2024
—E-FEF —EPOF
Notes RMB’000 RMB’000

k=3 ARBTRE ARETT

Interest on lease liabilities HEAERE 7 393 959
Depreciation charge of TREEENERS

right-of-use assets 8, 14 5,074 7,493
Expense relating to short-term HEMEERENFAX

leases (included in administrative (5t AfTELFI )

expenses) 8 388 902
Total amount recognised in RIEES RN AT

profit or loss 5,855 9,354

(c) The total cash outflow for leases is disclosed in note 39(c)
to the consolidated financial statements.

The Group as a lessor

The Group leases its investment properties (note 15) consisting
of various office properties, commercial properties and car
parking spaces in Chinese Mainland under operating lease
arrangements. The terms of the leases generally require the
tenants to pay security deposits and provide for periodic rent
adjustments according to the then prevailing market conditions.
Rental income recognised by the Group during the year was
RMB557,383,000 (2024: RMB578,634,000), details of which
are included in note 6 to the consolidated financial statements.

(0 HENREREAEINGEEY
ERFTMTE3C) °

AEBER/EEA

AEBBEBELCEHOTHEAERSE
M (FE15) @« BT RERBEARE
B ANIEYR  HEMEREES M
EBRF—BAERBEINRBES -
WHREREERMAEHAFAERS -
AEBEFANERINESRABARE
557,383,0007C (ZZE —HF : AR
578,634,0007T) ' #IEE IR ERE B 75
HwEMIE6 -
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31 December 2025 — - RAF+—_HA=+—H

16.

17.

China SCE Group Holdings Limited / Annual Report 2025

LEASES (Continued)

The Group as a lessor (Continued)

16. HHE #)

At the end of the reporting period, the undiscounted lease

payments receivable by the Group in future periods under non-

REBEEREEA @)

R|BEHR - AEERARKHRBRES
Al AR 2 T 40 Y R AT 3R R M E A R

cancellable operating leases with its tenants are as follows: FI7REAE
2025 2024
—E-HEF =18 ==
RMB’000 RMB'000
ARBTRT AREBTET
Within one year —F R 148,599 168,125
INTANGIBLE ASSET 17. B EE
Operating concession BHRER
2025 2024
—E-REF —EpgF
RMB’000 RMB'000
ARETR ARBTET
Cost at 1 January, R—A—BZKAK

net of accumulated amortisation R R s 2,319 2,486
Amortisation provided during the year FAREREE (HE8)

(note 8) (139) (167)
Disposal of subsidiaries (note 38) oS BT 2 A (BT 5 38) (2,180) =
At 31 December R+=—A=+—H - 2,319
At 31 December: R+=ZA=+—8:

Cost (DN 4,861 4,861

Accumulated amortisation Z T (2,681) (2,542)
Disposal of subsidiaries &M E A A (2,180) =

Net carrying amount BREFE - 2,319

PREBZERARIR/ T - AFFR



NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

17. INTANGIBLE ASSET (continued)

Operating concession (Continued)

On 28 March 2006, Quanzhou Straits Sports Centre Co., Ltd.
(“Straits Sports Centre”), a subsidiary of the Group, entered
into an operating right concession agreement (the “Operating
Right Agreement”) with the Quanzhou Sports Bureau (the
“Sports Bureau”), a local government body in Quanzhou, the
PRC, at a cash consideration of RMB5,000,000. Pursuant to the
Operating Right Agreement, Straits Sports Centre is granted
with an operating concession (the “Operating Concession”)
to operate and manage certain sports and recreation facilities
(the “Facilities”) in Quanzhou for a period of 30 years (the
“QOperating Period”).

This service concession arrangement involves the Group as
operator (i) paying a specified amount as consideration to
obtain the Operating Concession of the Facilities; (ii) operating
and maintaining the Facilities at a specified level of serviceability
on behalf of the Sports Bureau for the Operating Period; and
(iii) receiving a right to charge users using the Facilities. The
Group is entitled to operate and manage the Facilities, and is
entitled to all the income associated with the operation of the
Facilities. However, the relevant government bodies as grantors
will control and regulate the scope of services provided and
the prices charged by the Group during the Operating Period,
retain ownership, and be entitled to any residual interest in the
Facilities at the end of the Operating Period.

The cost of the Operating Concession is being amortised over
the Operating Period.

e SRR MR

31 December 2025 —ZE—FHE+ - A=+—H

7. B & E )

(SR g - 1C))

R-ZZEERE=A=-F+/N\B KEEH
—FHBARRINTIEKES R LER
ARl (NEKEEHRL])EENTEES R
(BB R (AR MA I 5 BT HE)
LAZR & KB AR ¥ 5,000,000 5] 3 —
BRETLEERE ((KEERBED - 1R
BEEER®  SREFROERIL
EREEBMNREMNOE TEE RIRER
HE ([ZERHE]) MR RT 48 & 1 ([RFRT A8
B - BHIZ0F ([EEHM]) -

ZERGEFEZE S RASE (FR
REN)WZNEFEE2R (ERKRE) -
N Z S RIS 2 ¢« ()&
LHEARRBERKLERBEEZER
e ARERT & —E A RERFBAKE
RiEEAZERENERERE -
AEEAREEREEZERIEBIL A E
WENEREEZFREABOMERA -
A RELHRE - BRAKRT#E (E
BT A) ASHES KR E Pt RS &
HERAEERRNER  REZER
EEMEELERESREEHHEAR
By B (o) R R 2

RF SR AN LN -
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31 December 2025 — - RAF+—_HA=+—H

18. PROPERTIES UNDER DEVELOPMENT

18. EEAYE

2025 2024
—E-HE ZEZNF
RMB’000 RMB'000
AR T ARET T
Properties under development expected TEHA K 78 T 51 BARR 54 A /Y 2% & R
to be completed: L
Within normal operating cycle included FEIEEEERHANIIERE
under current assets BE 32,243,979 58,834,211
Beyond normal operating cycle included B3 IE & &8 A 2912 51 {E
under non-current assets EMBNEE 4,377,322 5,843,494
Total #Et 36,621,301 64,677,705
Properties under development expected TEEAAS PO IE & 48 1R B N & B
to be completed within normal operating 2k K ZEE R4 % -
cycle and recovered:
Within one year —FR 11,199,705 5,942,598
After one year —F1& 21,044,274 52,891,613
Total #Et 32,243,979 58,834,211

At 31 December 2025, certain of the Group’s properties under
development, including the relevant land use rights, with an
aggregate carrying amount of RMB25,131,148,000 (2024:
RMB44,598,089,000), were pledged to secure certain bank and
other borrowings granted to the Group (note 41).

Lump sum payments were made upfront to acquire the leased
land from the PRC Government with lease periods of 40 to 70
years, and no ongoing payments will be made under the terms
of these land leases.
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19. CONTRACT IN PROGRESS

e RN

31 December 2025 —ZE—FHE+ - A=+—H

19. 2 TEER

2025 2024

—E-RE T MF

RMB’'000 RMB'000

AREBTRT AREBTT

At 1 January Rn—H—H 110,979 153,627
Additions 0 253 =
Charged to profit or loss MBEFAER = (42,648)
At 31 December R+=—RA=+—H”H 111,232 110,979

On 18 August 2009, the Group entered into the Land
Development Contract with the Nan‘an Government to carry
out the construction and preparation works in respect of land
infrastructure and ancillary public facilities over certain land
parcels in Nan’an City. Pursuant to the Land Development
Contract, although the Group does not have the ownership title
or land use right to such land parcels, when the land parcels
are sold by the Nan‘an Government through public auction, the
Group is entitled to the sales proceeds arising from such land
sales.

Contract in progress represents costs incurred by the Group in
connection with the construction and preparation work of the
relevant land parcels under the Land Development Contract and
comprises relocation and demolition work, costs of construction,
materials and supplies, capitalised borrowing costs on related
borrowed funds during the period of development and other
costs directly attributable to the Land Development Contract.

On 22 February 2016, the Group entered into a supplemental
Land Development Contract (the “Supplemental Contract”)
with the Nan’an Government, pursuant to which certain terms
and conditions of the Land Development Contract were revised.
In accordance with the Supplemental Contract, the Group
continues to carry out the construction and preparation work in
respect of land infrastructure and ancillary public facilities over
certain land parcels in Nan’an City. The Nan’an Government
will pay the Group the construction and other related costs plus
a margin. Such amount will be determined and paid by the
Nan’an Government upon the related land parcels to be sold by
the Nan’an Government through public auction.

RZZTEZNFNA+TNE  KAEEHERE
ZHFT L T HRAEER - AREME
mE TR EMERREREE QLR
PEHEITIERR R e AR o ARIR - i fA 3%
AR BARNEE T EZSHRAE
T HFE R BFRTERFBRERD
FHE L EREnRE  NEEKEE
1S RAERA IR I E RS S E FT1S 508 -

R TIEA RARAEE 5 R
ERERBIBZ I HWRABEARMES
MRCAS - BIEIE RIFB TF - BEMK
ZN *$T*# ‘ﬁﬁuu ’E@§§E%ﬂﬁﬁﬁﬂﬁ$ﬁﬁafa

éﬁﬁﬁﬁmmﬁ@ﬁ$°

RZZTE—R"FA=Z+=ZH AEEHE
MEBFI Lt EaR ([Hx
AR Bt BEREAEER] L
BERME THEARGKE - BREFTE
Al NEBEENRTEMETT A THE L
HERREREEA LR BETERR
EEHETRE MEBNEZAANEEZIE
B BT EE A A 3 3% K EL A0 AE B B AN 1N 158 5E
FH o 5% 538 1 B FE & BUT I FE & BUT
FRARBES LA IRERERE
K
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e SRR T

31 December 2025 — - RAF+—_HA=+—H

20. INVESTMENTS IN JOINT VENTURES 20. REZENTIRIIKE
2025 2024
—E-HE —EJUF
RMB’000 RMB’000
AR®T T ARBETIT
Share of net assets (note) BB EFEE (M 5E) 1,954,000 2,077,866

Note:

As at 31 December 2025, the carrying amount of share of net assets is
approximately RMB1,954,000,000 (2024: RMB2,077,866,000), net of
accumulated impairment loss of approximately RMB978,992,000 (2024:

RMB971,863,000).

Due to joint ventures are unsecured, interest-free and repayable

on demand.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

20. INVESTMENTS IN JOINT VENTURES (continued)

Particulars of the Group’s material joint ventures are as follows:

e SRR MR

31 December 2025 —E—RAF+—_HA=+—H
20. REZERBINIEE @)

AEESKALERFMNHBET

Percentage
Place of of beneficial
Particulars of incorporation/ interest
issued and registration attributable  Principal
Name paid-up capital and business to the Group  activities
BETR B3I AEBENL

£18 BREAHEE AR &£ ZHAML FEER

Sure Source International Limited US$118,018,100 BVI 45 Investment
("Sure Source”) holding

JERERER AR 118,018,100 % T REBRLES 45 REZK
(TEsk 1)

Hangzhou Juli Enterprise RMB 100,000,000 PRC/ 32 Investment
Management Co., Ltd.** Chinese Mainland holding
("Hangzhou Juli”)

MMEBLEERARAR AR 100,000,000 7T hE B AR 2 REER
(TRMEED

Hangzhou Junxing Property Co., Ltd.** RMB9,900,000 PRC/ 31 Property
("Hangzhou Junxing”) Chinese Mainland development

MMBEREXERARF AR#9,900,0007 hE/ AR 31 MERE
(MM Bk & )

* Registered as limited liability companies under the PRC law 3 BREFEEAEEIMAEERETAF

# The English names of these companies in the PRC represent the § ZEPRRAMNENEEERARAE

best effort made by the management of the Company to directly
translate their Chinese names as no official English names have been
registered.

The above investments are held indirectly by subsidiaries of the
Company.

BERZSHBREAMBRANS D
EEBREDXAR  REALLEEH
BHEXAH -

FREIREH R AR R KB R R REE
KA e
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

i s L 3 -
20. INVESTMENTS IN JOINT VENTURES (continued) ~ 20. IR & & R AR E (#)
Notes: Bt 5 -
The following tables illustrate the summarised financial information in TRITEARBEREREAEEERNEGE QAN
respect of Hangzhou Juli and its subsidiary (collectively, “Hangzhou Juli MMNBEEREMBAR (BB IMNEEERE]) -
Group”), Sure Source and its subsidiaries (collectively, “Sure Source Group”) ERE R EM B AR (GRENERER ) RN
and Hangzhou Junxing, adjusted for any differences in accounting policies T 5B R S AR S5 BUR EeEm E
and reconciled to the carrying amount in the financial statements: B R EBRER P REELSR :
(@)  Summarised financial information in respect of Hangzhou Juli Group, @ BERMMNBEEER - IBREE RN
Sure Source Group and Hangzhou Junxing B L B 75 LB
2025
—E_REF
Hangzhou Sure
Juli Source Hangzhou
Group Group Junxing
mNBEER IER & LN Bk B
RMB’000 RMB’'000 RMB’000

ARMTT ARETT ARBTT

Cash and cash equivalents BekBeEEY 10,561 47,474 6,094
Other current assets Hip e & E 1,374,741 378,626 547,545
Current assets mEBEE 1,385,302 426,100 553,639
Non-current assets EMENEE 18 1,986,230 17,327
Other current liabilities HnB B E (1,102,573) (403,199) (241,436)
Current liabilities mBEE (1,102,573) (403,199) (241,436)
Non-current liabilities ERBEE - (742,146) =
Net assets BEFE 282,747 1,266,985 329,530
Reconcdiliation to the Group's directly held HEAREENZE SN EH

interest in the joint venture: BEEREER Ziﬁ% :

Proportion of the Group's ownership REBFEERD 32% 45% 31%

Share of net assets JELEEFE 90,479 570,143 102,253

Carrying amount of the investment ZIEREREE 90,479 570,143 102,253
Revenue & 7,193 81,317 82,637
Bank interest income HRITHEWA - 25 5
Depreciation e - (189) (16)
Tax expense FRIEH (1,737) = =
Profit for the year F R F 5,209 3,400 243,847
Other comprehensive income Hn2mEBA - - =

204 —o China SCE Group Holdlngs Limited / Annual Report 2025
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20. INVESTMENTS IN JOINT VENTURES (continued)

(b)

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

e SRR MR

31 December 2025 —E—RAF+—_HA=+—H

20. REZNBIRIEE @)

Notes: (Continued) MisE : (&)
Summarised financial information in respect of Hangzhou Juli Group, by FAERMMNBEBEEE . IERSEERMNIM
Sure Source Group and Hangzhou Junxing 5k B &) B 75 5 R ARE
2024
—EYF
Hangzhou Sure
Juli Source Hangzhou
Group Group Junxing
NBE & JIESR &= U 5 R
RMB’000 RMB’000 RMB’000
ARETTT AREBFT AREBFT
Cash and cash equivalents e kReFEY 7,444 28,348 8,123
Other current assets Hip e & E 1,374,645 398,552 924,125
Current assets MENVEE 1,382,089 426,900 932,248
Non-current assets EMENEE 20 1,994,075 17,331
Other current liabilities At afE (1,104,573) (419,138) (863,897)
Current liabilities mEE & (1,104,573) (419,138) (863,897)
Non-current liabilities SEREAE - (738,252) =
Net assets BERE 277,536 1,263,585 85,682
Reconcdiliation to the Group's directly held HEAREENZE SN EH
interest in the joint venture: BEEFREER 2HE
Proportion of the Group's ownership AEBEFMEERED L 32% 45% 31%
Share of net assets e EEFE 88,812 568,613 26,587
Carrying amount of the investment ZIRE R REE 88,812 568,613 26,587
Revenue Wz 10,532 66,468 326,508
Bank interest income |RITHEHA 11 32 =
Depreciation e = (189) (16)
Tax credit/(expense) BimEEe (Fx) (2,037) 4,402 =
Profit/(loss) for the year F R Al (E18) 6,096 13,663 (180,571)
Other comprehensive income Hh2mEmEA = = =
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

e SRR T

31 December 2025 — - RAF+—_HA=+—H

20. INVESTMENTS IN JOINT VENTURES (continued)

21.

Notes: (Continued)

(@

The following table illustrates the aggregate financial information of
the Group's joint ventures that are not individually material:

LA A 2
RE & A

20. AR E #)

BYRE - (48)

TRIRARBLIFEHEADAE E R
AR EOBEER :

(@]

2025 2024
—E-AF —EomE
RMB’000 RMB’000
AR¥T T ARKET T
Share of the joint ventures’ profit/(loss) EIEE &R RIKFER
for the year, net A, (E518) F 88 (63,087) 355,096
Share of the joint ventures’ other EhEERRIMEMEE
comprehensive income/(loss) A/ (1) 5,931 (6,978)
Share of the joint ventures’ total BEEEARNEZERA(EBE)
comprehensive income/(loss) k) (57,156) 348,118
Aggregate carrying amount of the Group's AEEREERAAMREREATE
investments in the joint ventures 1,191,125 1,393,854
INVESTMENTS IN ASSOCIATES 21. REEERAINRE
2025 2024
—E-REF —EpyF
RMB’000 RMB’000
ARETR ARBTET
Share of net assets (note) FEMh & EF R (M) 524,932 832,847

Note:

As at 31 December 2025, the carrying amount of share of net assets
is approximately RMB524,932,000 (2024: RMB832,847,000), net of
accumulated impairment loss of approximately RMB206,578,000 (2024:
RMB111,772,000).

China SCE Group Holdings Limited / Annual Report 2025
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21.

22.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

INVESTMENTS IN ASSOCIATES (continued)

The following table illustrates the aggregate financial
information of the Group’s associates that are not individually
material:

BRI

nv_ﬁ

31 December 2025 —E—RAF+—_HA=+—H
1. REEZ2 R AR E @)

TRIVRAEEYL FEERIERNEBEZE R
AlA R IEE R -

2025 2024
—EB-Rf —T-@OF
RMB’'000 RMB'000
ARBTRT AREBTT
Share of the associates’ profit/(loss) for FEMRE L NN F R,
the year, net (BHE)F8 (119,004) 39,766
Share of the associates’ total EMBE A ENEEBA
comprehensive income/(loss) (E18) 1258 (119,004) 39,766
Aggregate carrying amount of the Group’s AREE A HEE A RIHIEE
investments in the associates BRE 4 FE 524,932 832,847
COMPLETED PROPERTIES HELD FOR SALE 22. FHEHEE ST E

All the completed properties held for sale are stated at the
lower of cost and net realisable value.

At 31 December 2025, certain of the Group’s completed
properties held for sale with an aggregate carrying amount of
RMB758,000,000 (2024: RMB1,041,000,000) were pledged to
secure certain bank and other borrowings granted to the Group
(note 41).

PRAFFEH & OB R E IZ B ) 7]
IR FEME N EIEEIIRR -

RZE_RAF+_A=+—H' ' &5E
BREES £ AR 758,000,000 (=&
— P4 AR #1,041,000,0007T) K&
TRELESEZXYEDER - LIIE
BRTPASEEMS THRITREMER (M
5E41) o
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

an\

23.

B BHmRNEE

31 December 2025 — - RAF+—_HA=+—H

TRADE RECEIVABLES

B B RWFR

2025 2024

—ERF —EF

RMB’000 RMB’000

ARET R ARBET T

Trade receivables B 5 IR 482,156 328,056
Less: Impairment losses of trade receivables 35 : 2 5 & U FIB R E 518 (115,575) (46,146)
366,581 281,910

The Group'’s trade receivables arise from the sales of properties,
leasing of investment properties and provision of property
management services.

Consideration in respect of the sales of properties is payable
by the purchasers in accordance with the terms of the related
sale and purchase agreements. The Group normally requires its
customers to make payment of monthly/quarterly charges in
advance in relation to the leasing of investment properties and
provision of property management services. The Group generally
grants a rent-free period of three months to the lessees of the
Group's investment properties, extending up to six months for
major customers.

Since the Group’s trade receivables are related to a number
of diversified customers, there is no significant concentration
of credit risk. The Group does not hold any collateral or other
credit enhancements over its trade receivable balances. All trade
receivables are non-interest-bearing.

An ageing analysis of the trade receivables as at the end of the
reporting period, based on the revenue recognition date and
invoice date and net of loss allowance, is as follows:

AEENE S RBKIBEREHEDE
HEREMERRHMEERRS -

ERAMEHENKERESTRREEE
Em@ERxN AEEEHERE
MERRERYDFEERBER - —RERK
BEFPEBA/SERANK - AEE R
AREMEABART=EANRAE
H FEEPARRESZZNEA -

HRASENE ZREGKIEE D E
EPER HUBEAREESETAR-
ZIKE@i*?ﬁ%i%ﬁ%%*ﬁﬁcﬂﬁﬁ

w HEBEREMINRESRERE - AR
%JTEH&,\ HHRRE °

RI|BEHR - B ZRBIENRE DT
(A AR RERAMFTEL
BREEEE T

2025 2024

—E_REF —EOF

RMB’000 RMB’'000

ARETx ARET T

Current to 90 days BNEAZ 90 H 204,090 52,746
91 to 180 days 91 H= 180 H 29,332 62,299
181 to 365 days 181 H £ 365 H 47,585 61,140
Over 365 days 365 H A £ 85,574 105,725
Total @t 366,581 281,910

HREBZRAERAR/
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

31 December 2025 —E—RAF+—_HA=+—H

23. TRADE RECEIVABLES (continued) 23. B 5 WA )
The movements in provision for impairment losses of trade B S RBGIEREBBRENEENT

receivables are as follows:

2025 2024
—2-HF CZTAF
Note RMB’000 RMB'000

fE AR®TFRE ARETT

At beginning of the year REA) 46,146 2,948
Impairment losses, net VeI 8 69,429 43,198
At end of the year RER 115,575 46,146
An impairment analysis is performed at each reporting date MNEWRE BHREARERBETRED
using a provision matrix to measure ECLs. The provision rates M UErEEHEEEE BEXDE
are based on days past due for groupings of various customer REFBEUEBREANZ EZ P EAR
segments with similar loss patterns (i.e., by customer type and i RS ETE (ARE P EE kRS
service type). The calculation reflects the probability-weighted ) - ZAERM KA MELR
outcome, the time value of money and reasonable and BEERERARSHHASNEEBE
supportable information that is available at the reporting date FIE B AR B R SR AR 6 44 TR ORI 89
about past events, current conditions and forecasts of future BBEEFTDITFHER -

economic conditions.

Set out below is the information about the credit risk exposure ATEHYBHAFERREEEASENRE
on the Group'’s trade receivables using a provision matrix: EEZEUFEEERBRNER
Current to 91 to 181 to Over
90 days 180 days 365 days 365 days Total
BEZE9OX 91F180Kk 181F365K 365KHL @t

RMB'000 ~ RMB'O00  RMB'000  RMB'000  RMB'000
ARBTT ARBTT ARETT ARBTT ARETET

As at 31 December 2025 RZBZRE

t+t=A=t—-H
Expected credit loss rate HHEEEEE 8.967% 36.516% 40.220% 35.250%
Gross carrying amount RHeE 224,193 46,204 79,599 132,160 482,156
Expected credit losses HHEEEE 20,103 16,872 32,014 46,586 115,575

As at 31 December 2024 R-E-MF

+=ZHA=+-H
Expected credit loss rate HHEEBEX 6.166% 8.477% 11.675% 21.425%
Gross carrying amount REAE 56,212 68,069 69,222 134,553 328,056
Expected credit losses %E HEERRE 3,466 5,770 8,082 28,828 46,146

China SCE Group Holdings Limited / Annual Report 2025 500
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

e B HmR N

31 December 2025 — - RAF+—_HA=+—H

24. PREPAYMENTS, OTHER RECEIVABLES AND 24, JEfN #R1E « EfbEUFRIE &
OTHER ASSETS Jﬂzéﬁ?
2025 2024
—E-REF —TopE
RMB’000 RMB’000
ARE T ARBTT
Prepayments (note) B FRIE (i 5E) 3,350,818 4,848,849
Deposits B® 229,010 343,667
Other receivables H fth fE Y R IE 4,608,851 5,076,548
Proceed from pre-sales of properties 7 A7 BUT K&
deposited in account of local HEREBRPNEES
governments and related agencies YIS FT 1S FE 838,965 1,481,258
Cost of obtaining contracts ESE R A 338,308 544,065
9,365,952 12,294,387
Non-current portion IERB D (580,026) (663,056)
Current portion mENER 8,785,926 11,631,331
Note: The balance included prepayments for the acquisition of land MEFE - RZT-_AF+-A=T—HHOEHE

use rights in Chinese Mainland amounting to approximately
RMB580,026,000 as at 31 December 2025 (2024: RMB657,626,000).

The financial assets included in the above balances relate to
receivables for which there was no recent history of default and
past due amounts. As at 31 December 2025 and 31 December
2024, the loss allowance was assessed to be minimal.

China SCE Group Holdings Limited / Annual Report 2025
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fﬁ(

AHERR B D

HEERABIER) © B & 2 B A H
K AC SR B oK 480 B Y JE IR
RZE-_RAF+=ZA=+—HRZ=ZZ
—ME+ZA=+—H”

RIEBRE -

 REBEB AL



25.

26.

NOTES TO CONSOLIDATED

FINANCIAL STATEMENTS
e MR

31 December 2025 —E—RAF+—_HA=+—H

BALANCES WITH RELATED PARTIES 25. UL e 1t RE B 5 ZRIE

An analysis of the balances with related parties is as follows:

SRRANE S SRRV D AT AT

2025 2024
—ECRF —EDEF
RMB’000 RMB'000
ARBTR AREKTE

Due from related parties: JEE W5t B8 B 5 FRIE
Companies controlled by the Wong Family B & KKK B A 2,597 933
Joint ventures CR-WNC 1,743,410 2,464,686
Associates /NG 81,619 68,711
Total et 1,827,626 2,534,330

Due to related parties: FE 1+ BRI 5 X1

Companies controlled by the Wong Family B & K 5 & %U AN 59,573 102
Joint ventures el /NG| 1,694,309 1,712,984
Associates Gt/ 720,883 693,998
Total et 2,474,765 2,407,084

The balances are non-trade in nature, unsecured, interest-free
and are repayable on demand.

EZ%%@%E?EE% HE - EEH 28
® \

FINANCIAL ASSETS AT FAIR VALUE 26 BBt E B HE&E 85

THROUGH PROFIT OR LOSS

ABEHEMEE
2025 2024
“E-HE T OQNF
RMB000 RMB'000

ARBTRE ARETT

Unlisted investments, at fair value FEETRE  BARE 113,377 158,339

The above unlisted equity investments were classified as
financial assets at fair value through profit or loss as the Group
has not elected to recognise the fair value gain or loss through
other comprehensive income.

FHidE EMBRAREE S B AL A ER
SEAHEHTABENEREE A
7N &8 (B 0 4 5 42 05 1R H 4th 2 A MR & TR
RAR B HEE -
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

e SRR T

31 December 2025 — - RAF+—_HA=+—H

27. CASH AND CASH EQUIVALENTS, 27. BE MRS EEBY - XBRH

RESTRICTED CASH AND PLEDGED DEPOSITS

He MEBEHFIFER
2025 2024
—E_REF —EOF
RMB’000 RMB’000

ARBTRE ARETE

Cash and bank balances I & RIRITE AR 3,256,579 3,741,817
Time deposits T HA 77 3K 2,700 303,200
Subtotal INEE 3,259,279 4,045,017
Less: Restricted cash (note) B X BRI ® () (923,438) (1,124,479)
Cash and cash equivalents ReRBLFEY 2,335,841 2,920,538

Note: Pursuant to the relevant regulations in the PRC and agreement with
banks, certain subsidiaries of the Group are required by banks to
place certain amounts of guarantee deposits at designated bank
accounts. The deposits can only be used for purchases of construction
materials and payments of construction fees for the relevant property
projects and other designated purposes.

China SCE Group Holdings Limited / Annual Report 2025
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27.

28.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

CASH AND CASH EQUIVALENTS,
RESTRICTED CASH AND PLEDGED DEPOSITS

(Continued)

At the end of the reporting period, the cash and bank balances
and time deposits of the Group denominated in RMB amounted
to RMB3,106,011,000 (2024: RMB3,975,285,000). RMB is
not freely convertible into other currencies, however, under
Chinese Mainland'’s Foreign Exchange Control Regulations and
Administration of Settlement, Sale and Payment of Foreign
Exchange Regulations, the Group is permitted to exchange
RMB for other currencies through banks authorised to conduct
foreign exchange business.

Cash at banks earns interest at floating rates based on daily
bank deposit rates. Short term time deposits are made for
varying periods of between one day and three months
depending on immediate cash requirements of the Group, and
earn interest at the respective short term time deposit rates.
All the bank balances and time deposits are deposited with
creditworthy banks with no recent history of default.

TRADE AND BILLS PAYABLES

An ageing analysis of the trade and bills payables as at the end
of the reporting period, based on the invoice date, is as follows:

27.

28.

e SRR MR

31 December 2025 —E—RAF+—_HA=+—H

ReMBEEEY R
BHe MEBHBER @)

RIFEHR - REBUARBIERNE
S RIBTEREBRREHRERBARKE
3,106,011,0007T (ZE -4 : AR
3,975,285,0007T) ° A REEAI B B A
BMAEEME A - REP BRI
BB BN R(EE EERTEESE
HE) AEET B BEEEITINESE
BEIRITHARB R AEME -

RITFFREES ARITERMERRZEE
REUA B - BMERERZHRA—
NF-—REZFAAFLE  TERTAE
Bz BIEs 3R & KM E - XIRERE S
EHIE AT E < M R REA B - FTER
TERERREBFRAFRILELH
ERREmAEENRT -

B RNFEANER

%

VRERR BZRNFEAREENE
RIREZEHSMMT

fr

EB|

2025 2024

—E_REF —EOE

RMB’000 RMB’000

AREBTT ARBTET

Within 1 year —FR 7,372,462 13,487,076
Over 1 year — &Pk 7,176,101 506,201
Total @5t 14,548,563 13,993,277

The trade and bills payables are unsecured and non-interest-
bearing and are normally settled based on the progress of
construction.

BHRNFTARRREASEER  RER
LTRRBHEIEREH -
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

29. OTHER PAYABLES AND ACCRUALS AND 29. H A JE N K1 K BT & H

CONTRACT LIABILITIES MKEREBIE

2025 2024

—E-REF —ZEpyeF

Notes RMB’000 RMB'000
B 5 ARETR ARBTT

Contract liabilities aRAE (@) 17,520,974 48,082,677

Deposits received Btz & 1,403,189 1,355,105

Accruals EETER 4,230,346 2,778,710

Advances from non-controlling FEVEAR AR R B K

shareholders 1,713,471 1,698,260
Other payables E fth fES FR08 (b) 3,535,043 4,193,973
Lease liabilities HEAE 16(a) 3,054 7,070

28,406,077 58,115,795

Non-current portion — lease liabilities JEREN LD — FAEAE (1,530) (3,093)

Current portion mENE D 28,404,547 58,112,702

Represented by: (A

Contract liabilities aRARE 17,520,974 48,082,677

Current portion of other payables Hin TR IERETEAR

and accruals mEE D 10,883,573 10,030,025

Total st 28,404,547 58,112,702

Notes: B aE -

(a) Contract liabilities include advances received from buyers in (@ AREEEEEALSEEEYEEREAW
connection with the Group’s pre-sales of properties. The net decrease EEFWBHRE - aRBEFHDTHE
in contract liabilities was mainly due to the decrease in advances ZHREETNGEENEEDMLER#
received from customers upon recognition of revenue in the current REEMARKBYEHERRARERR
year when the purchasers obtained the physical possession or the PWEGRIBR D M FE RSB
legal title of the relevant properties, offset by the increase in advances & A1 % 5 WCER B RIS N K 8 ©
received from customers in relation to the sales of properties at the
end of the year.

(b)  Other payables are non-interest-bearing and repayable on demand. (b) HitENREAREREREREER-
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30.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

CLUE R

nv_ﬁ

< HIEE

31 December 2025 —E—RAF+—_HA=+—H

INTEREST-BEARING BANK AND OTHER 30. 5T E IR HMWER
BORROWINGS
2025 2024
—E-HE “ZoRE
Contractual Contractual
interest interest
rate (%) rate (%)
per annum Maturity RMB’000 per annum Maturity RMB'000
HES HES|
EFIE(%) HMA ARETR  ERE%) e ARETR
Current ik
Bank loans —secured  SRITEFR —B#HAE  2.50-11.12 2026 10,765,932  3.10-11.67 2025 8,732,065
Other loans —secured  Ef &3 —F#HF  3.20-13.50 2026 1,619,117  2.80-13.50 2025 2,509,490
Total — current MENEE 12,385,049 11,241,555
Non-current ERE
Bank loans —secured  SR{TEFR —AEIE  2.50-7.45  2027-2039 4,156,947 3.10-8.05  2026-2038 8,032,034
Other loans —secured  EER —BHF  7.00-12.00  2027-2028 1,239,510  2.80-13.50  2026-2027 530,510
Total —non-current  FERBIAE 5,396,457 8,562,544
Total st 17,781,506 19,804,099
2025 2024
—E-RHE —EpgF
RMB’000 RMB’000
AR T ARBET T
Analysed into: DT
Bank loans repayable: FEEZEIRITER :
Within one year or on demand —FRHIFEK 10,765,932 8,732,065
In the second year EFE-E 2,497,382 4,839,350
In the third to fifth years, inclusive FZEhF (BEEREWE) 682,762 2,299,307
Beyond fifth years RRAF 976,803 893,377
Subtotal NET 14,922,879 16,764,099
Other borrowings repayable: JEEEAEMER
Within one year or on demand —FRIFEK 1,619,117 2,509,490
In the second year FEF 329,510 470,510
In the third to fifth years, inclusive FEERF (BEEERST) 910,000 60,000
Subtotal INEF 2,858,627 3,040,000
Total K 17,781,506 19,804,099
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

an\

B BHmRNEE

31 December 2025 — - RAF+—_HA=+—H

30. INT

EREST-BEARING BANK AND OTHER

BORROWINGS (Continued)

Notes:

(a)

Certain of the Group's bank and other borrowings are secured by the
Group’s property and equipment, investment properties, properties
under development and completed properties held for sale, details
of which are disclosed in note 41 to the consolidated financial
statements.

As at 31 December 2025, certain of the Group’s bank and
other borrowings with an aggregate amount of approximately
RMB10,648,661,000 (2024: RMB11,738,156,000) were secured by
share charges of certain subsidiaries of the Group.

Except for certain bank and other borrowings of approximately
RMB1,144,689,000 (2024: RMB1,173,585,000) and approximately
RMB3,253,857,000 (2024: RMB3,335,996,000) as at 31 December
2025 which were denominated in HK$ and United States dollars
(“US$"), respectively, all of the Group’s bank and other borrowings
were denominated in RMB.

At the end of the reporting period, except for certain bank and
other borrowings of approximately RMB5,374,647,000 (2024:
RMB5,520,773,000) with fixed interest rates, all of the Group’s bank
and other borrowings bear interest at floating interest rates.

As at 31 December 2025, the Group's bank borrowings of
approximately RMB4,444,999,000 (2024: RMB4,567,712,000) were
secured by a specific performance obligation imposed on the Wong
Family and pursuant to which (i) the Wong Family must remain the
single largest shareholder in the Company; (ii) the Wong Family must
hold legally and beneficially and directly or indirectly 35% or 40% or
more of all classes of the Company’s voting share capital and/or must
directly or indirectly control the Company; and (iii) Mr. Wong or a
member of the Wong Family must remain to be the chairman of the
Board of the Company.

As at 31 December 2025, the Group had not repaid certain principal
and/or interest amount of certain borrowings, which constituted
defaults on certain bank and other borrowings in the total amount
of approximately RMB7,659,952,000 (2024: RMB6,762,337,000).
The above-mentioned borrowings that under events of default were
presented under current liabilities.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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31. SENIOR NOTES AND DOMESTIC BONDS

31 December 2025 —E—RAF+—_HA=+—H

31. BEREBEIIRRES

2025 2024
“ECRE S [:2
Principal ~ Contractual Principal  Contractual
at original interest at original interest
currency rate (%) currency rate (%)
‘million  per annum Maturity RMB'000 'milion~ per annum Maturity RVB'000
EIEY Bk
REAE £R% RERS EHE
BER (%) %R ARETR BET (%) 988 ARETR
Senior Notesduein ~~ —Z=MFMAZ|H
April 2024 BEEE US$500 %70 1375 2004 3499900  USS500%T 1375 2004 3588,250
Senior Notes duein ~~ —E=IFAAEIH
September 2024 BEEE US$450 %7 595 2004 3149910 US§4S0%TT 5.95 004 3229405
SeniorNotesduen~~ —E-RERAHE
May 2025 BERE US$500 %70 7 2005 3499900 USS500%TT 7 2005 3585290
Senior Notes duein ~ ZZZ/ 3 FZ AEIH
February 2026 BrZiE USS350% T 6 2026 2449290  USS350% T 6 2026 2,505,483
Domestic bonds duein ~ R=E=+ &+ A5IH RMB RVB
July 2027 HENESR AE# 506 45 2007 506019  ARM506 45 207 506,019
Medumtermnotes ~ R=E=/~E—A5H RMB RVB
dueinJanuary 2006 EVREIZE AR%1,500 41 206 1500000 AKH1500 41 2006 1,500,000
Medumtermnotes ~ RZEZ~EN\AZE RMB RMB
dueinAugust 2026 MREIRE AE%7,500 4.8 2026 700000  ARE700 428 2026 700,000
15,305,019 15,614,467
Non-curentportion  FEREHA (480,719) (2,706,019)
Current portion i 14,824,300 12,908,448
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B BHmRNEE

31 December 2025 — - RAF+—_HA=+—H

31. SENIOR NOTES AND DOMESTIC BONDS

3. BAEBNEBERNES @)

(Continued)
2025 2024
—E-RF —TZOF
RMB’000 RMB’000
ARE T ARETF T
Repayable: FEfE -
Within one year or on demand —FRHIFEK 14,824,300 12,908,448
In the second year EFEE 480,719 2,225,300
In the third to fifth years, inclusive FERF (BIEERRE) - 480,719
Total Et 15,305,019 15,614,467
(a) Senior Notes (a) BLEHE

The Company, at its option, can redeem all or a portion of
the Senior Notes due in April 2024, the Senior Notes due
in May 2025, the Senior Notes due in February 2026 and
the Senior Notes due in September 2024 (collectively, the
“Senior Notes”) at any time prior to the maturity date at
the redemption prices (principal amount plus applicable
premium) plus accrued and unpaid interest up to the
redemption date, as set forth in the written agreements
between the Company and the trustees of the Senior
Notes.

The Senior Notes are secured by share charges of certain
subsidiaries of the Company (note 1).

The fair values of the early redemption options of the
Senior Notes were not significant and therefore were
not recognised by the Group on inception and at 31
December 2025.

As at 31 December 2025, the Group had not repaid certain
principal and/or interest amount of certain borrowings,
which constituted defaults on the Senior Notes in the total
amount of approximately RMB12,599,000,000 (2024
RMB12,908,448,000).The above-mentioned Senior Notes
that under events of default were presented under current
liabilities.
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HREEERNRESREDMNE
MARELTEXR REERE
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

31. SENIOR NOTES AND DOMESTIC BONDS
(Continued)

(b) Domestic Bonds

Pursuant to a resolution passed by the bondholders of
domestic bonds due in July 2024 on 12 June 2024, the
repayment pattern of the outstanding principal amount
of RMB506 million has been adjusted from repayable on
1 July 2024 to 5% on 1 July 2026, 5% on 1 January 2027
and 90% on 1 July 2027, respectively. The coupon rate
has been adjusted from 5.5% to 4.5% with effect from 1
July 2024.

During the year ended 31 December 2024, Xiamen
Zhongjun has redeemed the domestic bonds due in
October 2025 from certain bondholders. The domestic
bonds due in October 2025 were delisted from the
Shenzhen Stock Exchange on 21 October 2024.

In January 2023, Xiamen Zhongjun publicly issued the
first tranche of 2023 medium-term notes in the PRC, with
an aggregate principal amount of RMB1,500,000,000
for a term of three years and a coupon rate of 4.1%
per annum, which are fully guaranteed by China Bond
Insurance Co., Ltd. with irrevocable joint and several
liability.

In August 2023, Xiamen Zhongjun publicly issued the
second tranche of 2023 medium-term notes in the PRC,
with an aggregate principal amount of RMB700,000,000
for a term of three years and a coupon rate of 4.28%
per annum, which are fully guaranteed by China Bond
Insurance Co., Ltd. with irrevocable joint and several
liability.

The aggregate fair value of the Senior Notes and domestic bonds
as at the end of the reporting period was RMB3,004,667,000
(2024: RMB3,145,270,000).

The fair values of the Senior Notes and the domestic bonds
are based on price quotations from financial institutions at the
reporting date.

e RN

31 December 2025 —ZE—FHE+ - A=+—H

3. BAEBKEBERNES @)

(b) BRES

RE-ZZ-_WNF+ AR AG
FEEBAR_ZE_NFA+=
BEANRE REELXEAR
%5%1%%&%ﬁﬁmm:
“HHE+A—BEEAERRS
)DJUEA_y_/\ﬁJCH*E S —
—+tF—HA—HER-_ZE-_t+H+t
A—HE&5%  5%&%90% ° &5
—E_MFEEA—HE  EZEEF
EH55%HAERB45% °

REEZE_Z_NF+=_A=+—
BEFEA EFMFERRZ=ZF
THETAIBENEAGEENS
TESFFBEAETTED K=
“HFTAEBEAEARNESRE
RZZTEZWME+AZ+—HRE
YFEHR P RERT o

RZZBEZ=F—F EM+FER
FRARABIT S _=FEFE—
HHPHER AeBEAARE
1,500,000,0007C * BB =F =
HEARABEF41%  AFEEH
HERERNBRAGIREEZE
DA HEHET B EIRBHER o

RZZFE-_=FNA EMFER
HEARBET S _=ZFEFH_
B HER  AeBEABARE
700,000,000 - BHI=F - E@\
MNEEFGEL28% BT EREH
HEKERNDBERAGIREEEE
TR HEHEE B T IRBER o

RBEHRR  BEZBEREANEEFHA
RE#ET A AR 3,004,667,0007T (=
T4 - AR¥3,145,270,0007T) °

BEZBERBERNESHN AR ELRER
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31 December 2025 — - RAF+—_HA=+—H

32. DEFERRED TAX 32, EIERIE

The movements in deferred tax liabilities and assets during the RERN - EEHIEEEREENESH N
year are as follows: T @
Deferred tax liabilities EEHEBEE
Revaluation
of properties
EfYE
Note RMB'000

B ARBTT

At 1 January 2024 —EEF—H—H 3,657,074
Credited to profit or loss during the year SFAFERNER (1,330,727)
At 31 December 2024 and 1 January 2025 E/\\f S NFEF+ZA=1T—HK

—E-hAF—H—H 2,326,347
Disposal of subsidiaries & B R A 38 (185,337)
Credited to profit or loss during the year FSFAFAERR (368,778)
At 31 December 2025 RZE_AF+_H=1+—8 1,772,232
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

32. DEFERRED TAX (continued)

31 December 2025 —E—RAF+—_HA=+—H

32. EEFLIA ()

Deferred tax assets EEBEEE
Losses
Unrealised available for
profits offsetting
arising from against future
intra-group Provision taxable
transactions of LAT profits Total
SRS AR
XHM TR ED ARERH
REREF B vl pod -} #zt
Note RMB'000 RMB'000 RMB'000 RMB'000
i3 ARBFT ARETFT ARBFT AREFT
At 1 January 2024 —Z2-NE—-A—H 87,161 193,974 1,222,967 1,504,102
Credited/(charged) to profit or loss A/ (B ERER
during the year (15,459) 71,706 (673,683) (617,436)
At 31 December 2024 and RZE-ME+=-A=+—H
1 January 2025 k=ZT-RF—A—H 71,702 265,680 549,284 886,666
Disposal of subsidiaries HERBAR 38 - - (896) (896)
Credited/(charged) to profit or loss A/ (B ERER
during the year (27,277) 63,530 (264,468) (228,215)
At 31 December 2025 RZZE-RAF+=-A=1—H 44,425 329,210 283,920 657,555
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31 December 2025 — - RAF+—_HA=+—H

32. DEFERRED TAX (continued)

For presentation purposes, certain deferred tax assets and
liabilities have been offset in the consolidated statement of
financial position. The following is an analysis of the deferred
tax balances of the Group for financial reporting purposes:

IRIETHIE (88)

REINME  HETELHBEEERAR
ERGEMBARRRAT AR - AT
RARBRREERBESRIN - (EH TS
BERZ

2025 2024
—E-RFE —ToWNE
RMB’000 RMB'000
ARBTR ARBTT
Net deferred tax assets recognised RERE B MRR R NFERE
in the consolidated statement of EIETR I & EEF 5
financial position 657,555 886,666
Net deferred tax liabilities recognised ;? & AR R AR
in the consolidated statement of EIETLIE B E)F 5
financial position 1,772,232 2,326,347

At 31 December 2025, the Group has tax losses
arising in Chinese Mainland of RMB12,290,833,000 (2024:
RMB10,986,163,000) that will expire in one to five years for
offsetting against future taxable profits. Deferred tax assets
have not been recognised in respect of certain of these losses of
approximately RMB11,155,152,000 (2024: RMB8,789,027,000)
as they have arisen in subsidiaries that have been loss-making
for some time and it is not considered probable that taxable
profits will be available against which these tax losses can be
utilised.

The Group is liable for withholding taxes on dividends
distributed by those subsidiaries established in the PRC in
respect of earnings generated from 1 January 2008. The
applicable rate is 5% or 10% for the Group.
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32.

33.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

DEFERRED TAX (continued)

At 31 December 2025, no deferred tax has been recognised
for withholding taxes that would be payable on the unremitted
earnings that are subject to withholding taxes of the Group’s
subsidiaries established in Chinese Mainland. In the opinion of the
directors, it is not probable that these subsidiaries will distribute
such earnings in the foreseeable future. The aggregate amount of
temporary differences associated with investments in subsidiaries
in Chinese Mainland for which deferred tax liabilities have not
been recognised totalled approximately RMB28,905,990,000 at 31
December 2025 (2024: RMB28,240,042,000).

There are no income tax consequences attaching to the
payment of dividends by the Company to its shareholders.

PROVISION FOR MAJOR OVERHAULS

As detailed in note 17 to the consolidated financial statements,
the Group has contractual obligations to fulfil as a condition
of the Operating Concession under the Operating Right
Agreement. The obligations are (a) to maintain the Facilities
it operates to a specified level of serviceability and (b) to
restore the Facilities to a specified condition before they are
handed over to the Sports Bureau at the end of the Operating
Concession. These contractual obligations to maintain or restore
the sports and recreation facilities, except for the upgrade
element, are recognised and measured in accordance with
HKAS 37 Provisions, Contingent Liabilities and Contingent
Assets, i.e., at the best estimate of the expenditure that would
be required to settle the present obligation at the reporting
date. The future expenditure on these maintenance and
restoration costs is collectively referred to as “major overhauls”.
The estimation basis is reviewed on an ongoing basis, and
revised where appropriate.

32.

33.

e SRR MR

31 December 2025 —E-HF+—-A=+—H
RERIE (8)

RZZE-_RAF+=-A=+—H " 4L &
&z 7 A B 2 [T BB A ) FE FR R R BB
B ERENRT S - WAREREMA
REHIB -EERA EARKK %
EMBRARBEITENIEZEN R=F
—AFt+_A=+—8 BRFEZH
BRAIZKERM e ERMEEZREAHE (K
REREMELERIBEE) ABARE
28,905,990,000 7T (=T — 4 : AR
28,240,042,0007T) ©

R ) ) BRCR P IR B O BB 08 A Y
EAFASERBIANTE -

NCEd

IEMERA MRS MARM 7t - AR
BEEGREMT  (FREREERIHE
MR IRE AT AN BRI - %F &R
IR HEERLCENZETRE BRI
& — T A R AR 75 7K F K (b) IR AT AR
RHRERE  EBRXZEFRETETA
ZH SEREEEREMRR - #ENXE
BEPRRER BN A R AT GREIM
FHREB D 51 BB @ 7RI E 37 SR 4%
# KRR ERAAREE T AR NG
B AEHREREBRTRBRENMAX
M EG SRR - BRZSHEENL
EENFRARKREASIATRERIA
gl MEEERBEHRNREES
BR{EHERT
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31 December 2025 — - RAF+—_HA=+—H

33. PROVISION FOR MAJOR OVERHAULS

33. KMg#E ®)

(Continued)
The movements in the provision for major overhauls of the FA - ZEREORERBEEIHNOT -
Facilities for the year are as follows:
2025 2024
—E-RHF EMNF
Notes RMB’000 RMB'000
B 5 ARETR AREBTT
At 1 January nw—A—H 99,342 88,648
Additional provisions N DN 8 5,930 6,809
Increase in a discounted amount arising R B 80 7% 241 1 25 AE 9
from the passage of time YrIREiLEE 7 4,106 4,420
Amount utilised during the year FRNERSHE = (535)
Disposal of subsidiaries &K E R A 38 (109,378) =
At 31 December R+=—A=+—H - 99,342
34. SHARE CAPITAL 34, {7
Shares iz 5
2025 2024
—E-RE —ET PO
HK$ HK$
BT T
Authorised: ETE
10,000,000,000 ordinary shares of SREE0.107TTH
HK$0.10 each 10,000,000,000 A% 3 38 f% 1,000,000,000 1,000,000,000
Issued and fully paid: BEITREE
4,222,986,126 (2024: 4,222,986,126) BREEO0.108TH
ordinary shares of HK$0.10 each 4,222,986,126 % (—Z — PO 4F :
4,222,986,126 f% ) i@ A% 422,298,613 422,298,613
Equivalent to RMB’000 HERARETT 365,138 365,138
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31 December 2025 —E—RAF+—_HA=+—H

34. SHARE CAPITAL (continued) 34. IR ()
Shares (Continued) R4 &)
A summary of movements in the Company's issued share capital RARIEBITRAZEHHZMT
is as follows:
Number of
shares Issued
in issue capital
81T
R&OEA BRITRA
HK$
Vo

At 1 January 2024, 31 December 2024, RKRZ-ZT-_M&—H—H -
1 January 2025 and 31 December 2025 —ZE-—WE+—-_A=+—H "
—E-RFE-HA—BK
—E_A¥t+-A=+—H 4,222,986,126 422,298,613

Share options i iz A
Details of the Company’s share option scheme are included in RN AIERERT B 5 R AR S B S sk MY
note 35 to the consolidated financial statements. FE350
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35.

B BHmRNEE

31 December 2025 — - RAF+—_HA=+—H

SHARE OPTION SCHEME 35. fE AR AT 2
The Company adopted a share option scheme on 23 April 2018 ARARZE-NFEOAZ+=H&KEMN
(the “2018 Scheme”) and has been terminated upon adoption —Iﬁﬁﬁﬁﬂzﬁ?ri‘] ([=Z=2—N\F5TE]) -
of the new share option scheme (the “2023 Scheme”) on 30 WHEZFEZ=FHHA="THRKRMITHE
May 2023. The exercise period of the share options granted is RiEAS((ZE_=F5t8)E =F
determinable by the directors and ends on a date which is not —\FEEE LRI - R BRERNT
later than 10 years from the date of offer of the share options. FHRESFET U TEREREER
HBEBPEF10FE BRI -
There are no cash settlement alternatives. The Group does not ZarER B EMREEETN - AEH
have a past practice of cash settlement for these share options. BETVRBENR @ EE Z LB IREN M
The Group accounts for the Scheme as an equity-settled plan. VE o Zl»‘%ﬂ%%iﬁ%ﬂ%ﬂi%%ﬁﬁ%ﬁﬁrﬂ
Share options do not confer rights on the holders to dividends BB AR T M B T B A A RE A AR B
or to vote at shareholder’s meetings. FRBRRAE LFE -
The following share options were outstanding under the 2018 FRN - ZT—N\FFEIBE T RARITED
Scheme during the year: FEHRER IS -
2025 2024
ZEZHF —ZT-NEF
Exercise = Number of Exercise Number of
price options price options
THEE BREZE TEE  BREHE
HK$ ‘000 HK$ ‘000
BT T4 o T
At beginning of year and REX RER
end of year 2.78 286,000 2.78 286,000
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

35. SHARE OPTION SCHEME (continued)

35.

The exercise prices and exercise periods of the share options

outstanding as at the end of the reporting period are as follows:

e SRR MR

31 December 2025 —E—RAF+—_HA=+—H
ARt ET 2l ()

RBERAR - HARITEBRENTTEE
RITIEEAR AT

2025
Number of
options Exercise price Exercise period
—E-HRHEF
BREE TEE 171 58
‘000 HK$
T4 BT
135,000 2.78 1 July 2019 to 11 December 2028
—NE+rtA-BE_Z-_N\F+ZA+—H
151,000 2.78 1 July 2020 to 11 December 2028
—E-TFtRA—HEZE-_N\F+=ZA+—H
286,000
2024
Number of
options Exercise price Exercise period
—EEF
BAERR 1T1EE 171
‘000 HK$
T BT
135,000 2.78 1 July 2019 to 11 December 2028
—NFELtA-RE_Z-_N\F+A+—H
151,000 2.78 1 July 2020 to 11 December 2028
—EEFtLtA—RAEZE-/\F+=A+—H
286,000
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35.

B BHmRNEE

31 December 2025 — - RAF+—_HA=+—H

SHARE OPTION SCHEME (continued)

The fair value of the share options granted in 2018 was
HK$137,017,000 (equivalent to RMB120,397,000) (ranged from
HK$0.33 to HK$0.38 each), of which the share option expense
was fully recognised in profit or loss in prior years.

The fair value of equity-settled share options granted under the
2018 Scheme in 2018 was estimated as at the date of grant
using a binomial pricing model, taking into account the terms
and conditions upon which the options were granted and the
following table lists the major inputs used:

35. IBHHEET & ()

RZZE—NEAREBRENAAE
#$137,017,0008 T (HHE R AR
120,397,0007t) (B " F0.33 BT E
0388 7L) * BRHERZE 2N AT
FEE=ER -

RZZBE-NEFEREBE_Z - N\FHEMEK
hESEEBRENAAERK LA S
RAZEAEEREMGE - WEF LA
o B S B 1R R R R A - T N R BUSIIR
e EY £ Eia ABUR

2018

—F-N\F

Dividend yield (%) B A 2R (%) 7.19

Expected volatility (%) % HH B 18 (%) 28.63

Risk-free interest rate (%) % A = 2.7
Exit rates of the grantees of the options *ETJ%_?*/\E STEIFT X AR R

granted under the 2018 Scheme (%) A HY R ZE (%) 0

The expected volatility reflects the assumption that the historical
volatility is indicative of future trends, which may also not
necessarily be the actual outcome.

No other feature of the options granted was incorporated into
the measurement of fair value.
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35.

36.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

SHARE OPTION SCHEME (Continued)

At the end of the reporting period, the Company had
286,000,000 (2024: 286,000,000) share options outstanding
under the 2018 Scheme. The exercise in full of the outstanding
share options would, under the present capital structure of
the Company, result in the issue of 286,000,000 additional
ordinary shares of the Company and additional share capital
of HK$28,600,000 (equivalent to RMB25,917,000) and share
premium of HK$766,480,000 (equivalent to RMB694,584,000)
(before issue expenses).

At the date of approval of these financial statements, the
Company had 286,000,000 share options outstanding under
the 2018 Scheme, which represented approximately 6.77% of
the Company’s shares in issue as at that date.

No option has been granted under the 2023 Scheme since the
adoption of the 2023 Scheme.

RESERVES
(a) Group

The amounts of the Group'’s reserves and the movements
therein for the year are presented in the consolidated
statement of changes in equity on pages 102 and 103 of
this annual report.
(b) Capital reserve
Capital reserve represents the difference between the
amounts of consideration and the carrying values of non-
controlling interests acquired or disposed of.
(c) Statutory surplus reserve
Transfers from retained profits to the statutory surplus
reserve were made in accordance with the relevant PRC
rules and regulations and the articles of association of the

Company'’s subsidiaries established in the PRC and were
approved by the respective boards of directors.

36.

BRI

iiﬁ

31 December 2025 —E-HF+—-A=+—H
BRI tERTE ()

RBEBR XRFBEZZT—N\EF&
2| T % 5 286,000,000 (= Z — PO 4F :
286,000,000 ) 7 A 7% 17 {58 5 AR 4 o 1£
RARBIBRBERERT  BEITEZ
ZERTEBEBRESZSI AR A ELT
286,000,000 fx 5B AN LB A% - W= £ 58
SNAR 75 28,600,000 7% 7T (AEE A A K&
25,917,000 7T) & i% {7 4 B 766,480,000
BT (BB E W AR 694,584,000 7T ) (K
HNBRFETER) o

RS Rk ER E B H - A A RIE
—%—/\E%EUT%EZ%OOOOOOT"
BARITEERE  HERARFNZA
KB ZHITRIDE6.77% °

BEM T _=FFE L  HER
BT - —Fral R T REAE -

Gy
() =&H

AEEBRFRANBHEREEHZ
AN ERE 102 BEAME 103 HHY
IRERE=BERNA -

(b) BEA
77 R 4 P B o L SR RR R
MR ERREE A0EE -

(0 EEBHHE
BRBEMNEEE AT RBEE
T 16 8 o B 46 B AR B PO AR A I
AN 22 B4E B AR ST 19 i 2 R 9
MBERMAAEL  WEhEEH
EEGHA
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

an\

BRI

31 December 2025 —E-HF+—-A=+—H

36. RESERVES (Continued)

(c)

(d)

(e)

Statutory surplus reserve (Continued)

For the entities concerned, the statutory surplus reserve can
be used to cover previous years’ losses, if any, and may
be converted into capital in proportion to equity holders’
existing equity holdings, provided that the balance after
such conversion is not less than 25% of their registered
capital.

Merger reserve

The merger reserve represents the excess of the
Company’s share of the nominal value of the paid-up
capital of the subsidiaries acquired over the Company’s
cost of acquisition of the subsidiaries under common
control upon the group reorganisation completed in
December 2007.

Share option reserve

Share option reserve represents the fair value of
share options vested which are yet to be exercised, as
further explained in the accounting policy of share-
based payments in note 3 to the consolidated financial
statements. The amount will either be transferred to the
share premium account when the related share options
are exercised, or transferred to retained profits should the
related share options lapse or be forfeited.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
B F R IR

37. PARTLY-OWNED SUBSIDIARIES WITH 3

MATERIAL NON-CONTROLLING INTERESTS

Details of the Group’s subsidiaries that have material non-

nv_ﬁ

31 December 2025 —E—RAF+—_HA=+—H

7. B BRI 2 FF

> EMB A A

BREERFERERNASENE AR

controlling interests are set out below: FEHINNT
2025 2024
“EC-RE  —TNF
Percentage of equity interest held SEE IR E R P IE A
by non-controlling interests:
Chongging Junhuigongchuang 5 B [E KA 53% 53%
Chongging Sanchengyihui BE = WRE 50% 50%
Xiamen Taiming EFIRIS 10% 20%
Shangrao Dongjun Real Estate Co., Ltd.¥ ~ FEEMRBEBEEHBR A G
(“Shangrao Dongjun”) (I e EE]) 66% 66%
2025 2024
—E-REF —E
RMB’000 RMB'000
ARBTRT ARETET
Profit/(loss) for the year attributable to 55 B IR Y
non-controlling interests: FAHF(E18)
Chongging Junhuigongchuang =5 B [E KA (1,526) 418
Chongging Sanchengyihui EE=HmlE (2,928) (17,596)
Xiamen Taiming EFZRE 24,022 147,316
Shangrao Dongjun R (729) (609)
Accumulated balances of non-controlling R4 H BiFEIE AR 25 49
interests at the reporting dates: 2SR
Chongging Junhuigongchuang = B [E KA 418,723 420,249
Chongging Sanchengyihui BE =W mE 405,715 408,643
Xiamen Taiming EFIRS 2,355,261 2,331,239
Shangrao Dongjun LR 257,534 258,263
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

37. PARTLY-OWNED SUBSIDIARIES WITH BB ARG 2 FF
MATERIAL NON-CONTROLLING INTERESTS ZEMBAR @

(Continued)

TRINTEEBRERE EE=Hx
IZ EFIZEIS & E S R H R %5 & R

The following table illustrates the summarised financial
information of Chongqing Junhuigongchuang, Chongging

Sanchengyihui, Xiamen Taiming and Shangrao Dongjun. The i o 8 B8R IA Ty IME(RT A 7 4K 85 AT 4%
amounts disclosed are before any inter-company eliminations: =
Chongqing Chongqing Xiamen Shangrao
Junhuigongchuang Sanchengyihui Taiming Dongjun
2025 —EBE-RE EEREHA EE=HIE EFER LERE
RMB’000 RMB’000 RMB’000 RMB’000
AR TR ARET R ARBT T ARET T
Revenue & 2,449 2,840 1,139,933 -
Other income LN 1 235 353 60
Total expenses B (5,355) (8,930) (900,071) (1,165)
Profit/loss for the year FrmFl (ER) (2,905) (5,855) 240,215 (1,105)
Total comprehensive FREEBA S
income/loss for the year (E518) 1858 (2,905) (5.,855) 240,215 (1,105)
Current assets mENE E 875,459 1,133,756 6,475,989 400,602
Non-current assets HEMENEE - 101 - -
Current liabilities mEEE (51,210) (211,278) (212,643) (10,399)
Non-current liabilities FERBEE — = = -
Net cash flows used in K EE T A
operating activities REMEFE (151) (255) (8) (3,084)
Net cash flows from REIEEFTE
investing activities RemeFH = = = -
Net cash flows used in BMEFBMARS
financing activities e R ) (1) (1) 45
Net decrease in cashand & KRS EEY
cash equivalents B REE (153) (256) 9) (3,039)
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

37. PARTLY-OWNED SUBSIDIARIES WITH
MATERIAL NON-CONTROLLING INTERESTS

(Continued)

The following table illustrates the summarised financial
information of Chongqing Junhuigongchuang, Chongging
Sanchengyihui, Xiamen Taiming and Shangrao Dongjun. The

e SRR MR

31 December 2025 —E—RAF+—_HA=+—H

37. BB ERFEERER 2 FE
Ea- 4 I MNCING )

TRINTEERERE EE=H=
& - BFIFRE M ERREOVHENS
at o 75 B RIR TH R E AT 1 B 4 88 A4

amounts disclosed are before any inter-company eliminations: = -
Chongging Chongging Xiamen Shangrao
Junhuigongchuang  Sanchengyihui Taiming Dongjun
2024 —B-WEF EEHRELE SERE=HmE IENER SR
RMB'000 RMB'000 RMB’'000 RMB'000
ARKETT ARKET T ARMETT ARMETTT
Revenue Wz 12,413 213,130 13,759,413 683
Other income HA 125 1,436 843 65
Total expenses FE (11,750) (249,757) (13,023,675) (1,670)
Profit/loss for the year FREF,(EE) 788 (35,191) 736,581 (922)
Total comprehensive FAZAEKRA
income/loss for the year (E1#8) @5 788 (35,191) 736,581 (922)
Current assets TENE E 880,359 1,139,689 7,326,054 403,808
Non-current assets FERBEE - 10 6 -
Current liabilities mEE & (53,205) (211,265) (1,302,929) (12,500)
Non-current liabilities FEMEBEE - - - =
Net cash flows used in KRBT
operating activities RemEFrE (837) (15,670) (282,211) (25,203)
Net cash flows from TEFEB S
investing activities RemEFHE = = - -
Net cash flows from REEEBMERE
financing activities mEFE 1 8 27 60
Net decrease in cashand ~ BH& KRS EEY
cash equivalents AR (836) (15,662) (282,184) (25,143)
# The English name of the Company in the PRC represents the E ZHEARNEXZBELRAQAEE

best effort made by the management of the Company to directly
translate their Chinese names only for the purpose of these financial
statements as no official English names have been registered.

ERzEUBHRREMBEANE HE
EREESIXEHE REARYEZME
TR AHE o
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e B HmR N

31 December 2025 — - RAF+—_HA=+—H

38. DISPOSAL OF SUBSIDIARIES 38. HEMB LA
2025
—EB-RF
Notes RMB’000
Bt AR®T T
Net assets disposed of: FritEEEFE :
Property and Equipment LESE L 14 38,782
Investment properties HEYZE 15 1,812,200
Intangible asset B EE 17 2,180
Deferred tax assets EET IR A E 32 896
Completed properties held for sale RIELEEEN Y 823,676
Trade receivables Z 5 FE W GRIE 10,101
Prepaid income tax TERT IR 18,492
Other current assets Hithmeh & & 194,856
Cash and cash equivalents HekReFEEY 111,263
Trade and bills payables B REMNFIERERE (153,321)
Other current liabilities HinmBa & (428,298)
Deferred tax liabilities RIEMEREE 32 (185,337)
Interest-bearing bank and FFERITR
other borrowings H B (299,600)
Provision for major overhauls KNEEE 33 (109,378)
Tax payable FET IR (26,561)
Non-controlling interests FEfE R fE A (670,755)
Subtotal NEE 1,139,196
Loss on disposal of subsidiaries, net HEWB A A E R F5E 8 (29,162)
Total consideration RE#HR 1,110,034
Satisfied by: VAT 51 75 FOCER
Cash B 432,641
Consideration receivables RUERH IR & R E 29,903
Offsetting with interest-bearing bank HHT RRITREMER
and other borrowings 600,000
Offsetting with other payables and accruals I EMENFIBERETTEA 47,490
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

38. DISPOSAL OF SUBSIDIARIES (continued)

39.

An analysis of the net cash inflow of cash and cash equivalents

in respect of the disposal of subsidiaries is as follows:

e SRR MR

31 December 2025 —E—RAF+—_HA=+—H
38. HEMNB R A @

ARNLERBARNEE RIREFEY
MAFR DT :

2025

—E_RE

RMB’000

ARET
Cash and cash equivalents disposed of FrtEREMBEEEY (111,263)
Cash consideration ReNRE 432,641

Net inflow of cash and cash equivalents in EREERBARINEER

respect of the disposal of subsidiaries REEEBYRANFE 321,378

NOTES TO THE CONSOLIDATED STATEMENT

OF CASH FLOWS

(a) Major non-cash transactions

39. AR MERME

() EEFREXRF

FRREBEFHEREMS A%

During the year, the Group had non-cash additions to
right-of-use assets and lease liabilities of RMB2,394,000
(2024: RMB578,000) and RMB2,394,000 (2024:
RMB578,000), respectively, in respect of lease
arrangements for buildings.

EFERAREEEREERBENI RS
NE D BB AR2394,0007T (=
T pOF - ARM578,0007T) A
R #2,394,0007T (ZE =M% : A
R#578,0007T) °
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eV ERRME

31 December 2025 — - RAF+—_HA=+—H

o>
9

39. NOTES TO THE CONSOLIDATED STATEMENT  39. MERW T @

OF CASH FLOWS (Continued)

2]

kit

(b) EEBRELENAEES

(b) Changes in liabilities arising from financing

__o China SCE Group Holdings Limited / Annual Report 2025

activities
Interest-  Senior notes
bearing bank and
Lease and other domestic
liabilities  borrowings bonds
TR BEEE
HEEE REM#ER RkIBERES
RMB'000 RMB'000 RMB'000
ARETRT AR®BTn AR%®Tx
At 1 January 2024 R=ZE-—m&—H—H 14,727 20,093,560 15,813,559
Net changes from financing REEBFRERE
cash flows (9,194) (437,179) (7,401)
New leases g 578 = =
Foreign exchange movement [R%E— fE) = 136,733 275,034
Interest expense B 959 10,985 90,543
Transfer to other payables EREEMEATIER
and accruals e ER - - (557,268)
At 31 December 2024 and RZTZWF
1 January 2025 Jr’ﬂer*El)Si
—Z-hE—H—H 7,070 19,804,099 15,614,467
Net changes from financing REFHFRSTE
cash flows (6,803) (1,005,081) -
New leases MHE 2,394 - -
Foreign exchange movement N EREE) - (117,912) (317,939)
Interest expense FEXZ 393 - 8,491
Offsetting with consideration in KHELENBRRRE
respect of disposal of subsidiaries - (600,000) -
Disposal of subsidiaries HEHB AR = (299,600) =
At 31 December 2025 RZZEZhEF
+-A=+—H 3,054 17,781,506 15,305,019
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

39. NOTES TO THE CONSOLIDATED STATEMENT

OF CASH FLOWS (Continued)

(c) Total cash outflow for leases

BRI

iiﬁ

31 December 2025 —E—RAF+—_HA=+—H

39 I\/T\/\EESTE/NLE%M—J FIE (f‘i)

(0 EEEHENRESREAEE

2025 2024

—E_HEF ZEF

RMB’000 RMB’000

ARETRT ARBTTT

Within operating activities NS 388 902
Within financing activities REEEE 6,803 9,194
Total #s 7,191 10,096

40. FINANCIAL GUARANTEES

The Group does not hold any collateral or other credit
enhancements over the guarantees. The financial guarantee
contracts are measured at the higher of the ECL allowance and
the amount initially recognised less the cumulative amount
of income recognised. The ECL allowance is measured by
estimating the cash shortfalls, which are based on the expected

40. B IEHEIR

15 BRE

AEEY BHRERFBEMERRIE
- B ERARZAHREE
BEERRNSERSTERD ERKA
R ENRSESE - HHEEER
BETEBARERRTE
REERNEERBAMELEEEEBEN

CRERE

payments to reimburse the holders for a credit loss that it incurs TEEARRIB R AN = B TR B B (B 7 A U EY

less any amounts that the Group expects to receive from the FAEE - X ERS BV BERD

debtor. The amount initially recognised represents the fair value R ANE °

at initial recognition of the financial guarantees.

(@) At the end of the reporting period, the Group had @ RBEHR XEBFHBER
financial guarantees which are not provided for in the ERARRAM B @MEABELT :
financial statements as follows:

2025 2024
—E-HEF —EOF
RMB'000 RMB’'000
ARETRT ARETET
Guarantees in respect of mortgage MAEEETYEERN
facilities provided for certain RBERRHOHER
purchasers of the Group’s (FfF5E)
properties (notes) 25,528,163 27,020,673
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e B HmR N

31 December 2025 — - RAF+—_HA=+—H

40. FINANCIAL GUARANTEES (continued)

(a)

(Continued)

Notes:

(0]

(ii)

As at 31 December 2025, the Group provided guarantees in
respect of mortgage facilities granted by certain banks relating
to the mortgage loans arranged for certain purchasers of the
Group's properties. Pursuant to the terms of the guarantees,
in the event of default on mortgage payments by these
purchasers before the expiry of the guarantees, the Group is
responsible for repaying the outstanding mortgage principals
together with the accrued interest and penalties owed by the
defaulted purchasers to the banks, net of any sales proceeds
as described below.

Pursuant to the above arrangement, the related properties
were pledged to the banks as collateral for the mortgage
loans, in the event of default on mortgage repayments by
these purchasers, the banks are entitled to take over the legal
titles and will realise the pledged properties through open
auction or other appropriate means. The Group is responsible
for repaying the banks when the proceeds from the auction
of the properties cannot cover the outstanding mortgage
principals together with the accrued interest and penalties.

The Group’s guarantee period starts from the dates of grant
of the relevant mortgage loans and ends upon the issuance
of real estate ownership certificates to the purchasers, which
will generally be available within one to two years after the
purchasers take possession of the relevant properties.

The directors of the Company consider that the fair value of
the guarantees is not significant as in the event of default on
payments, the net realisable value of the related properties can
cover the repayment of the outstanding mortgage principals
together with the accrued interest and penalties and therefore
no provision has been made in the financial statements for the
guarantees.

In addition, the Group’s share of the joint ventures’ and

associates’ own financial guarantees, which are not

included in the above, is as follows:

R E

(a)

(&)
B 5 -
(i) RZE-_RAF+=ZA=+—8H"

AEEBRE TRITMAEERSE T
MEBRNRBER LB MR H
MmizBEFREER - REER
3K -z F B RN R E B AT

BREBNF NREBERNRT
MIHEMRSHRIBRABREEREER

R RBITORENIZIBA S
[ R FIS AR EI5K o

REFEERLHE - HEMEESER
TRITERAZRBERNWER  —
BERERIZIBMN K - RITHH#E
EEXR YEBRA ﬁméiﬁ
fAENTT A E R SR
E%%HE%~ﬁETEMEH
MERIZ B A 2 & R REHA B A
P% P AREBREERTIRT

AEENERBEE THBRE
&3 H %ﬁiiﬁfﬁ%’;‘éﬁ%fﬂé
PRERERGBR MEMEMA
1% 3L%E§f@’i§1£%$ﬁﬁ§%¥f§
—EMFNRARE -

(i) ARAEERHERLEHBRAR
WIS T - YRR B 1 F
BRAENAERZBASER
REFBARE R MZEER
MAREILIFEXR - Bt - WER
BITEMR AL SRR IEL A

BN REE RS 2 QR KB
ERAANEG IR (LRAA
EX) T

2025 2024
—E-RE —EJOF
RMB’000 RMB'000
ARSI ARBTT
Guarantees in respect of mortgage B EUNGISE UG
facilities provided for certain AETYEERNIRE
purchasers of the joint ventures’ BEFRERER
and associates’ properties 2,093,214 3,293,445
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
e MR

40. FINANCIAL GUARANTEES (continued)

41.

(b) At the end of the reporting period, financial guarantees
given to banks in connection with loan facilities granted
to joint ventures and associates are not provided for in the

31 December 2025 —E—RAF+—_HA=+—H

40. BATE V&R ()

(b)

RS BR3P S R AR
BZERMRROTETEZERAR
2 AR ERBERENMEE

financial statements is as follows: RN :
2025 2024
—E-REF —E 4
RMB’000 RMB'000
ARBTRT ARETET
Guarantees given to banks in METELE QR REE AR
connection with loan facilities ZERBE ML T RIT
granted to joint ventures ZER
and associates 910,621 1,451,630
In the opinion of the directors, the fair value of the guarantees EERE ZUEERIRERENAAE

at initial recognition and the ECL allowance are not significant.
PLEDGE OF ASSETS

At the end of the reporting period, the following assets of
the Group were pledged to secure certain bank and other

AREHEEBBRRBELTEKX -

41. BEHRM

RBERR NEEHATEERR
DRGSR TASENE TRITREGE

borrowings and domestic bonds granted to the Group: KEFAES :
2025 2024
—E-REF —E
Notes RMB’000 RMB’'000
Bt 5 ARBTRT ARETET
Property and equipment L E Y 14 463,771 469,188
Investment properties WEY 15 15,310,000 17,329,400
Properties under development BERPYE 18 25,131,148 44,598,089
Completed properties held for sale BEHEEEKRYE 22 758,000 1,041,000
Total 5 41,662,919 63,437,677
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

e SRR T

31 December 2025 — - RAF+—_HA=+—H

42. COMMITMENTS

The Group had the following contractual commitments at the
end of the reporting period:

42 EIE

REENREMRER AT O RAAIE:

2025 2024
—EB-RFE —TMNF
RMB’000 RMB’000
AREBTT AREBTTT
Capital expenditure for properties under £/ Bl A B H) 3 R R 3 7
development and construction of BRI B W) ZEH
investment properties in Chinese Mainland & 2R FI 52 15,383,969 17,080,583
In addition, the Group's share of the joint ventures’ and AN REE R G & AT KB E QR

associates’ own contractual commitments, which are not
included in the above, is as follows:

NE BB A ASE CRAALA EATa) 40
T

2025 2024
—E-HEF —EJUF
RMB’000 RMB'000
ARBTRT ARBTT
Capital expenditure for joint ventures’ A& N A REEQRE
and associates’ properties under PERENERFER
development and construction of R IREYER
investment properties in Chinese Mainland & 2R M5 52 630,662 1,096,209
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31 December 2025 —E—RAF+—_HA=+—H

43. RELATED PARTY TRANSACTIONS 43. BB T R 5
(@) In addition to the transactions and balances detailed in (@) BREAFSERINFE25FFMMR 5
note 25 to the financial statements, the Group had the RSN RERN AEBHEHEG
following transactions with related parties during the year: BRBUTRS
2025 2024
—E-HE —EJUF
Notes RMB’000 RMB'000
Bt 5 ARETR ARBTET
Property rental income DEEGEN Ay
from companies controlled NEIMER KA
by the Wong Family (i) 3,785 4,846
Property management fees received 2R B & FX 5% 1 B % )
from companies controlled NEINMEERE
by the Wong Family (i) 880 1,341
Advisory and operational service {5 F & 55 A P A &
fees paid to companies AR EERBE
controlled by Mr. Wong (i) 7,181 9,821
Aircraft leasing expense paid to ST =L ERES A —ME
a company controlled ANEIMREE S BB
by Mr. Wong (ii) - 1,368
Project management income REE SRR REE QT
and property management 718 B BB A K
fees received from joint ventures ¥ EEE &
and associates (iii) 191,813 101,229
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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31 December 2025 — - RAF+—_HA=+—H

43. RELATED PARTY TRANSACTIONS (continued)

(a) (Continued)

Notes:

(i) The transactions were based on terms mutually agreed
between the Group and the related parties.

(ii) During the year ended 31 December 2024, the leasing expense

was charged at a range of US$25,000 per month.

(iii) The transactions with joint ventures and associates were based
on terms mutually agreed between the Group and the relevant

joint ventures and associates.

(b) In the opinion of the directors, the directors of the
Company represent the key management personnel of
the Group. Further details of the compensation of key
management personnel of the Group are set out in note 9
to the consolidated financial statements.

Transactions of items (a)(i) and (a)(ii) above also constitute
connected transactions or continuing connected transactions as
defined in Chapter 14A of the Listing Rules.

44. FINANCIAL INSTRUMENTS BY CATEGORY

Except for financial assets at fair value through profit or loss,
which are measured at fair value, other financial assets and
liabilities of the Group as at 31 December 2025 and 2024 were
financial assets and financial liabilities stated at amortised cost,

respectively.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

45. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS

The carrying amounts of the Group’s financial instruments,
other than financial assets at fair value through profit or loss
and senior notes and domestic bonds, reasonably approximate
to their fair values.

Management has assessed that the fair values of cash and
cash equivalents, restricted cash, trade receivables, trade and
bills payables, financial assets included in prepayments, other
receivables and other assets, financial liabilities included in other
payables and accruals, the current portion of interest-bearing
bank and other borrowings and due from/to related parties
approximate to their carrying amounts largely due to the short
term maturities of these instruments.

The fair values of the financial assets and liabilities are included
at the amount at which the instrument could be exchanged in
a current transaction between willing parties, other than in a
forced or liquidation sale.

The following methods and assumptions were used to estimate
the fair values:

The fair values of the non-current portion of interest-bearing
bank and other borrowings have been calculated by discounting
the expected future cash flows using rates currently available
for instruments with similar terms, credit risk and remaining
maturities. The Group’s own non-performance risk for interest-
bearing bank and other borrowings as at 31 December 2025
and 31 December 2024 was assessed to be insignificant.

The fair values of unlisted equity investments as at 31 December
2025 and 31 December 2024 are based on price quotation
from the respective fund managers or estimates based on
enterprise value to earnings before interest, taxes, depreciation
and amortisation (“EV/EBITDA") multiple for similar companies
adjusted to reflect the specific circumstances of the investments.

45.

BRI
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45. FAIR VALUE AND FAIR VALUE HIERARCHY AS5. ARTENMAREEL @
OF FINANCIAL INSTRUMENTS (Continued)

Fair value hierarchy ARERER

The following tables illustrate the fair value measurement TRAAAEEEHITAN QA BEE
hierarchy of the Group’s financial instruments: B4

Assets measured at fair value: BRANEFENEE :

As at 31 December 2025 R-2B-RF+=-A=+—H

Fair value measurement using
DAREFEER

Quoted prices Significant Significant

in active observable unobservable

market inputs inputs
(Level 1) (Level 2) (Level 3) Total

RERE EBEXTBEE EATAHEER

5w IE A BE WAE
(8- (B=4) (B=#) st
RMB’000 RMB’000 RMB’000 RMB’000
ARBTRT AR¥TR ARBT T ARBT T

Financial assets at fair value RARBEFEBEHES)
through profit or loss ATABRNEREE - - 113,377 113,377
As at 31 December 2024 R-ZF-ME+=ZA=1+—H
Fair value measurement using
ANAEEES
Quoted prices Significant Significant
in active observable  unobservable
market inputs inputs
(Level 1) (Level 2) (Level 3) Total
RER BERAEE BANAHER
Mi5HRE ) A\ BUE A BUE
(B—#) (B=®) (E=#) #at
RMB’000 RMB’000 RMB’000 RMB’000
AR¥ETTT ARBTT AR®TT ARETRT
Financial assets at fair value RARBEGFEEHE
through profit or loss FABENEREE - - 158,339 158,339
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

45. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (continued)

Fair value hierarchy (Continued)

The movements in fair value measurements within Level 3

during the year are as follows:

EHEER®)

e SRR MR

31 December 2025 —E—RAF+—_HA=+—H

A5. NRTERARBERES ®)

FRAE=BANRAEAEZBHUOT :

2025 2024

—E_hEF —ZEF

RMB’000 RMB’000

AR® T ARBET T

At 1 January n—HA—H 158,339 344,135
Fair value loss recognised in RERERNALE

profit or loss, net E5i8F 5 (6,877) (36,965)

Purchases N 2,798 =

Disposal HE (39,823) (151,141)

Exchange realignment P& 5 = B & F) (1,060) 2,310

At 31 December R+=—R=+—H 113,377 158,339
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31 December 2025 —E-HF+—-A=+—H

46.

FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES

The Group's principal financial instruments comprise interest-
bearing bank and other borrowings, senior notes and domestic
bonds, due from/to related parties, restricted cash and cash
and cash equivalents. The main purpose of these financial
instruments is to raise finance for the Group’s operations. The
Group has various other financial assets and liabilities such
as trade receivables and trade and bills payables, which arise
directly from its operations.

The main risks arising from the Group's financial instruments are
interest rate risk, foreign currency risk, credit risk and liquidity
risk. The board of directors reviews and agrees policies for
managing each of these risks and they are summarised below.

Interest rate risk

The Group's income and operating cash flows are substantially
independent of changes in market interest rates. Other than
deposits held at banks, the Group does not have significant
interest-bearing assets. Restricted deposits were held at banks
in the PRC at the same savings rate of unrestricted deposits
throughout the year. The Group’s exposure to the risk of
changes in market interest rates relates primarily to the Group’s
bank and other borrowings with floating interest rates.
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31 December 2025 —E—RAF+—_HA=+—H

46. FINANCIAL RISK MANAGEMENT OBJECTIVES 46. i E M EIE B Z KR

AND POLICIES (continued) (%)
Interest rate risk (Continued) =@ By ()
The following table demonstrates the sensitivity at the end of TRIREMBEMAZEEZRFE
the reporting period to a reasonably possible change in interest RBERT  REEEHR FEHEER
rates, with all other variables held constant, of the Group'’s loss REBHASERBAIBIENTE B
before tax. There is no material impact on other components of 78 B B N = ) 7N 52 (B A L 4 2 4R K BT
the Group's equity. DIBRERTE °
Increase/
Increase/ (decrease)
(decrease) in in loss
basis points before tax
2E BiRIE 8
i, CRd) i Grd)
RMB’000
AR% T
2025 —E-hHF
RMB AR 150 123,149
HK$ BIT 150 13,783
us$ P 150 48,808
RMB AR (150) (123,149)
HK$ BIT (150) (13,783)
us$ ETT (150) (48,808)
Increase/
Increase/ (decrease)
(decrease) in in loss
basis points before tax
HE T Al 1
o CRd) o Crd)
RMB'000
ARET T
2024 —E-MEF
RMB AR 150 149,801
HK$ BIT 150 14,131
us$ ETT 150 50,040
RMB AR (150) (149,801)
HK$ BIT (150) (14,131)
us$ ETT (150) (50,040)
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31 December 2025 —E-HF+—-A=+—H

46.

FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (Continued)

Foreign currency risk

Under existing PRC foreign exchange regulations, payments of
current account items, including dividends, trade and service-
related foreign exchange transactions, can be made in foreign
currencies without prior approval from the State Administration
for Foreign Exchange Bureau by complying with certain
procedural requirements. However, approval from appropriate
PRC governmental authorities is required where RMB is to be
converted into a foreign currency and remitted out of China to
pay capital account items, such as the repayment of bank and
other borrowings denominated in foreign currencies.

The Group’s PRC subsidiaries may also retain foreign currencies
in their current accounts to satisfy foreign currency liabilities
or to pay dividends. Since foreign currency transactions on
the capital account are still subject to limitations and require
approval from the State Administration for Foreign Exchange
Bureau, this could affect the Group’s subsidiaries’ ability
to obtain required foreign currency through debt or equity
financing, including by means of loans or capital contributions
from the shareholders.

All the revenue-generating operations of the Group are
transacted in RMB. The majority of the Group’s assets and
liabilities are denominated in RMB except for the Company
and certain investment holding companies within the Group
operating in Hong Kong, in which bank and other borrowings
and senior notes were denominated either in HK$ or US$. The
fluctuation of exchange rates of RMB against other foreign
currencies will not have material adverse effect on the operating
results of the Group.

The following table demonstrates the sensitivity at the end of
the reporting period to a reasonably possible change in the
RMB exchange rate against HK$, with all other variables held
constant, of the Group's loss before tax.
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31 December 2025 —E—RAF+—_HA=+—H

46. FINANCIAL RISK MANAGEMENT OBJECTIVES 46. BffSE B EIEHE LR

AND POLICIES (Continued)

Foreign currency risk (Continued)

(%)
ShEERLBR ()
Increase/ Increase/
(decrease) (decrease)
in exchange in loss
rate before tax

ER BAIER
#imORd)  # Of2)

RMB’'000
ARET T
2025 —E-REF
If HK$ weakens against RMB ERBTHARKEE 3% (29,787)
If HK$ strengthens against RMB EATHARKAE (3%) 29,787
Increase/ Increase/
(decrease) (decrease)
in exchange in loss
rate before tax
P& K A B
#anCrd) &, Crid)
RMB'000
ARBET T
2024 —E-MEF
If HK$ weakens against RMB EBTHARKREE 3% (35,019)
If HK$ strengthens against RMB BBTHAREHE (3%) 35,019
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31 December 2025 — - RAF+—_HA=+—H

46.

FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (Continued)

Credit risk

It is the Group's policy that all customers are required to pay
deposits in advance of the purchase of properties. In addition,
the Group does not have any significant credit risk as the credit
given to any individual or corporate entity is not significant. The
Group performs appropriate and sufficient credit verification
procedures for every credit sale transaction to minimise credit
risk. There is no significant concentration of credit risk within
the Group.

The Group has arranged bank financing for certain purchasers
of property units and provided guarantees to secure obligations
of such purchasers for repayments. Detailed disclosure of these
guarantees is made in note 40(a).

The credit risk of the Group’s trade receivables and other
financial assets, which mainly comprise restricted cash, cash and
cash equivalents, other receivables and due from related parties,
arises from default of the counterparty, with a maximum
exposure equal to the carrying amounts of these instruments.
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46. FINANCIAL RISK MANAGEMENT OBJECTIVES 46. i E M EIE B Z KRR

AND POLICIES (continued) (#%&)
Credit risk (Continued) EERE#)
Maximum exposure and year-end staging BERBRRAMESRER
The table below shows the credit quality and the maximum TRINTERAEBEERRNEE
exposure to credit risk based on the Group's credit policy, ExkemEERR (ZZURaHER
which is mainly based on past due information unless other RELE  RIFAIETEBBE KN ALS
information is available without undue cost or effort, and year- DHERATRFEMER) r RRZF
end staging classification as at 31 December 2025 and 2024. —hREFTZRA=T—BERZZ-_MF
The amounts presented are the gross carrying amounts for T A=+—BFEFERBEESE - FT
financial assets. 2N eELAEHEENRELAE -
As at 31 December 2025 R=TB=-HF+=RA=+—8H
12-month
ECLs Lifetime ECLs
12EARA
FEER REFENAHCEFE
Simplified
Stage 1 Stage 2 Stage 3 approach Total
E—ER E-RR E=RR K st

RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTRT ARBTR AR®TR AR®TR AR¥ETR

Trade receivables* B 5 JEUH A * - - - 482,156 482,156
Financial assets included in STABRMNHIE  BEK

prepayments, deposits and Hi ENGIRR & RIE B **

other receivables** 5,676,826 - - - 5,676,826
Due from related parties** JE UK e 7 R 618,843 2,151,023 - - 2,769,866
Restricted cash — Not yet past due XRHHRE — RaH 923,438 - - - 923,438
Cash and cash equivalents RekBALEEY — KaH

— Not yet past due 2,335,841 - - - 2,335,841
Total @t 9,554,948 2,151,023 - 482,156 12,188,127
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46. FINANCIAL RISK MANAGEMENT OBJECTIVES = 46.

AND POLICIES (Continued)

Credit risk (Continued)

Maximum exposure and year-end staging (Continued)

As at 31 December 2024

(&)

5 e s IR B AR MR

EEmRE#)

RS EBR KRR FTE F R R ()

R-ZE-_WE+=-A=+—H

12-month
ECLs Lifetime ECLs
12{8 A& 84
EEBR REFENRHEEER
Simplified
Stage 1 Stage 2 Stage 3 approach Total
E—EE & =& R ipzs Bt
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETT ARETT AR%®Tr ARBTT AR%TxT
Trade receivables* B 5 WA - - - 328,056 328,056
Financial assets included in FABMARE - BZER
prepayments, deposits and Hi ENGRIBR S REE **
other receivables** 4,360,459 - - - 4,360,459
Due from related parties** JE M B Bt 7 R < 1,729,688 2,242,545 - - 3,972,233
Restricted cash — Not yet past due SR R al 1,124,479 - - - 1,124,479
Cash and cash equivalents RekBReZEYN — RaH
— Not yet past due 2,920,538 - - - 2,920,538
Total @5t 10,135,164 2,242,545 - 328,056 12,705,765
& For trade receivables to which the Group applies the simplified & RAEEREAB LA EZERENE S
approach for impairment, information based on the provision matrix FEWFIEMS ERBEERENER T
is disclosed in note 23 to the consolidated financial statements. BENGRE BRI 23 -

*x The credit quality of the financial assets included in prepayments,
deposits and other receivables and due from related parties is
considered to be “normal” when they are not past due and there is
no information indicating that the financial assets had a significant
increase in credit risk since initial recognition. Otherwise, the credit

quality of the financial assets is considered to be “doubtful”.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

46. FINANCIAL RISK MANAGEMENT OBJECTIVES

AND POLICIES (Continued)
Liquidity risk

As at 31 December 2025, the Group was in default or cross-
default for the payment of its certain borrowings, which
included interest-bearing bank and other borrowings and
senior notes as set out in notes 30 and 31, respectively, which
causes the Group in significant liquidity risk. At the end of the
reporting period, the Group has taken appropriate measures as
set out in note 2.1 to mitigate such liquidity risk.

The maturity profile of the Group’s financial liabilities as at

BRI

n‘l-ﬁ

31 December 2025 —E—RAF+—_HA=+—H

HBEREREBERBER

()
RBE SR
R-Z-_AF+=-A=+—8" $El

REXMEETERTEFEEORR

EBR - AP BE: +§§ETT&E11META&
BREFERE (2RI FIRHE30%31) -
BHEAEEEREARDES AR - B
BREAR AEEDHKIRM T 2.17H
HEEERRIE - LURSRBERBIESER -

RBEEHR  AEEERBENZIHA

the end of the reporting period, based on the contractual

T DERFTORTRNNRERZ

undiscounted payments, was as follows: Al
2025
“ECEfE
In the
Within third to
one year or Inthe fifth years, Over
on demand second year inclusive  five years Total
RE=Z
R—FUR SLF (B
RIERER RE=F HEWF) RREF @t
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTRE ARBTRT AR®TR AR%¥Tr AR¥TxR
Interest-bearing bank and other TR REMER
borrowings 12,676,517 2,954,130 1,733,785 1,097,678 18,462,110
Senior notes and domestic bonds BEZBRENES 14,867,180 501,781 - - 15,368,961
Trade and bills payables BoRNTEBERERE 7,372,462 7,036,065 140,036 - 14,548,563
Financial liabilities included in other &t A ft & < 508 ] B &1
payables and accruals ERAMSRERE
(excluding lease liabilities) (HEE BRI 10,882,049 - - - 10,882,049
Lease liabilities HEBRE 1,628 1,364 263 - 3,255
Due to related parties &£ R Bt 77 7R 0B 2,474,765 - - - 2,474,765
Total A5t 48,274,601 10493340 1,874,084 1,097,678 61,739,703
Financial guarantees issued: BE A BER
Maximum amount guaranteed = ERHE 26,438,784 - - - 26,438,784

China SCE Group Holdings Limited / Annual Report 2025

HEREBIZRERATF /

E_RETH

+— 253 ——



NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

46. FINANCIAL RISK MANAGEMENT OBJECTIVES 46. i &R EIE B ZE KK R

AND POLICIES (continued) (%)
Liquidity risk (Continued) REES R Z)
2024
=i
In the
Within third to
one year or Inthe fifth years, Over
ondemand  second year inclusive five years Total
RE=Z
R—FHUR ERF(RE
FEER  REZF BEWF) RRNRF st

RMB'000 ~ RMB'000  RMB'000  RMB'000  RMB'000
ARBTLE ARETL ARBTE ARETT ARETE

Interest-bearing bank and other FERITREMER

borrowings 11,763,954 5,618,896 2,547,546 994,256 20,924,652
Senior notes and domestic bonds BERBRENES 13,022,679 2,270,103 491,535 - 15,784,317
Trade and bills payables B RNFIERER 13,487,076 452,182 54,019 - 13,993,277
Financial liabilities included in other &t A ft & 508 ] B &1

payables and accruals ERAMSRBRE

(excluding lease liabilities) (HEE BRI 10,026,048 = = - 10,026,048
Lease liabilities HEAR 4,236 3,294 - - 7,530
Due to related parties &5 BB Bt 7 7R 0B 2,407,084 - - - 2,407,084
Total Bt 50,711,077 8,344,475 3,093,100 994,256 63,142,908
Financial guarantees issued: BEHBBER:

Maximum amount guaranteed = ERHE 28,472,303 - - - 28,472,303
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46. FINANCIAL RISK MANAGEMENT OBJECTIVES

AND POLICIES (Continued)
Capital management

The primary objectives of the Group’s capital management are
to safeguard the Group’s ability to continue as a going concern
and to maintain healthy capital ratios in order to support its
business and maximise shareholders’ value.

The Group manages its capital structure and makes adjustments
to it in light of changes in economic conditions and the risk
characteristics of the underlying assets. To maintain or adjust the
capital structure, the Group may adjust the amount of dividends
paid to shareholders, return capital to shareholders, issue new
shares, or sell assets to reduce debt. No changes were made in
the objectives, policies or processes for managing capital during
the years ended 31 December 2025 and 31 December 2024.

The Group monitors capital using a net gearing ratio, which
is net debt divided by the total equity. Net debt includes total
interest-bearing bank and other borrowings, senior notes and
domestic bonds (as shown in the consolidated statement of
financial position) less cash and cash equivalents (including
restricted cash). Capital comprises all components of equity (i.e.,
share capital, non-controlling interests and reserves). The Group
aims to maintain a healthy and stable net gearing ratio.

e RN

31 December 2025 —E-HF+—-A=+—H

BB RERERE B R NREE
()

EXRERE

FEBEREENTIZERERRER
SEFBECENENRERRRENER
R B FHEEHREESARR
EE-

AREBEREANRE  YRKHERRD
EReyRAREENR RS EE
HAE - AEENSHEABIRN TR
MBS RABREEERN  BITH
Pl s E & EREETR - (MR
BEREBE -RBE_T_HF+_-A
=t+—BRZZEZWE+A=1+—H
LFEAR BEHBE BRRIKEEE
RERIZ{EL E R 28 o

AEEZFABL RNEEET §$
R ERIRFEBRIAE R BT HE
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31 December 2025 — - RAF+—_HA=+—H

46. FINANCIAL RISK MANAGEMENT OBJECTIVES

AND POLICIES (Continued)

Capital management (Continued)

The net gearing ratios as at 31 December 2025 and 31

December 2024 were as follows:

(%)

EXREE W)

46. B %% B bz B 12 B 1R MR

RZE_RF+_A=+—BE=ZF

“ME+ A=t BHFRELXRM

T
2025 2024
—E_RHEF —E IO
Notes RMB’000 RMB’'000
B 5 AR T ARBTIT

Interest-bearing bank and STRBRITREMER

other borrowings 30 17,781,506 19,804,099
Senior notes and domestic bonds BAEENBERES 31 15,305,019 15,614,467
Less: Cash and bank balances B R RRITERAER 27 (3,259,279) (4,045,017)
Net debt FET 29,827,246 31,373,549
Total equity TR 2,059,715 10,569,873
Net gearing ratio FEENE 1,448% 297%
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31 December 2025 —E-_RAF+-_A=+—H
47. STATEMENT OF FINANCIAL POSITION OF A47. NRABIZ IR R &R
THE COMPANY

RmER - NRB A BARKAT

Information about the statement of financial position of the
Company at the end of the reporting period is as follows:

2025 2024
—EBE-HFE I -NF
RMB’000 RMB’000
ARETRT AREBTT
NON-CURRENT ASSETS ERBEE
Investment in a subsidiary R—ERBRRKERE 1 1
Due from subsidiaries e NG 2,474,331 2,536,792
Total non-current assets ERBEELRT 2,474,332 2,536,793
CURRENT ASSETS REBEE
Prepayments TR RIR 663 525
Due from subsidiaries G INERN 32,927,306 35,874,689
Cash and cash equivalents e &iﬁﬁ—rf % 4,493 15,498
Total current assets MEVEEEE 32,932,462 35,890,712
CURRENT LIABILITIES REBEE
Other payables and accruals /H\T’@JT’%TH%\I,E&JE?FE?H 3,395,919 2,086,754
Due to subsidiaries AR IEINGIE:S 16,436,301 19,020,693
Due to a related party JE 1 A ES 77‘?5(15 134 163
Interest-bearing bank and other borrowings =t 88817 & H fth & 3% 3,523,186 3,612,124
Senior notes BRAEE 12,599,000 12,908,448
Total current liabilities mE B EEE 35,954,540 37,628,182
NET CURRENT LIABILITIES REBAEFE (3,022,078) (1,737,470)
TOTAL ASSETS LESS CURRENT HEERRBERS
LIABILITIES (547,746) 799,323
Net assets/(liabilities) BE/(AfF)FE (547,746) 799,323
EQUITY Rz
Issued capital BEITRA 365,138 365,138
Reserves (note) i (I 5E) (912,884) 434,185
Total equity/(deficit) (AL 185 (547,746) 799,323

Wong Chiu Yeung
=HHE
Director

EFE

Huang Youquan

=l
Director

EF

HEREBIZRERATF /
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
eV ERRME

31 December 2025 — - RAF+—_HA=+—H

47. STATEMENT OF FINANCIAL POSITION OF 47. NRBZ BTG AR AR ()
THE COMPANY (Continued)

Note: Bt & -
A summary of the Company’s reserves is as follows: AT RARBFEERE
Retained
Exchange profits/
fluctuation Share option (accumulated
reserve reserve losses) Total
EXKE BRE  REER
] #E (RFEE) @t
RMB'000 RMB’'000 RMB'000 RMB’000
AREFT ARBTTT AREFT AREFT
At 1 January 2024 —ZE-MFE—-F—H (131,462) 92,670 1,919,540 1,880,748
Total comprehensive FRNEERA(BE)E5E
income/(loss) for the year 33,081 - (1,479,644) (1,446,563)
At 31 December 2024 and RZZEZWNFE+=—A=+—H
1 January 2025 r—Z-_FAF—H—H (98,381) 92,670 439,896 434,185
Total comprehensive loss FREEEELE
for the year (1,891) - (1,345,178) (1,347,069)
At 31 December 2025 RZZE=-_RAF+=-A=+—H (100,272) 92,670 (905,282) (912,884)

48. APPROVAL OF THE FINANCIAL STATEMENTS  48. #it /B %5 ¥ 3%

The financial statements were approved and authorised for issue AUBEHRERERZZER"EF=HA=_1+t
by the board of directors on 27 March 2026. HEESGHERIRERE -

In case of any inconsistency between the English text and Chinese translation of the — ANM T $keE 2 # R P RANEE(ISLEHER -
financial statements, the English text shall prevail. BELASR SR AR B 2E ©
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A summary of the results and of the assets, liabilities and non-
controlling interests of the Group for the last five financial years,
as extracted from the published audited financial statements and

FIVE YEAR FINANCIAL SUMMARY
hFEMBEREE

TREAANEEBERATRFEE 2 EER
EE BENEZERERS  NHiEtkE B 7%
CIRBAMBHRR RS REL(ELHEE

restated as appropriate, is set out below: ZEF o
RESULTS e
Year ended 31 December
BE+t-A=t+-HLEE
2025 2024 2023 2022 2021
—E_RE —E-pE —T-=fF —FT--F —T-—F
RMB’000 RMB'000 RMB’000 RMB'000 RMB'000
ARETRE ARETT ARETT ARETRT ARETFET
(restated)
(s 55)
REVENUE I 37,114,102 40,770,075 20,960,968 26,705,112 37,737,447
Cost of sales HEKA (30,565,478) (34,534,538) (18,329,976) (21,294,804) (29,563,825)
Gross profit EA 6,548,624  6,235537 2,630,992  5410,308 8,173,622
Other income and gains H A A R 142,409 286,830 660,818 820,387 769,663
Changes in fair value of REMELAEE
investment properties, net HRE (2,933,577) (5,051,706)  (3,754,084) (25,422) 223,071
Selling and marketing expenses  $H& R & HHA L (524,093)  (707,896) (802,420)  (1,239,106)  (1,039,303)
Administrative expenses TS (1,304,614) (1,219,167) (1,710,180) (1,781,374)  (2,056,594)
Write down to net realisable value {EHE B ERIE &
of completed properties held BRAMERNES
for sale and properties under A &35 B
development (5,184,992) (3,524,633) (2,951,850) (989,975) -
Other expenses Hp L (898,791) (1,468,888)  (877,699) - (149,251)
Finance costs HHBER (1,696,585) (1,893,627) (1,492,343)  (921,124)  (825,919)
Share of profits and losses of: (LT FIE BRI R ERE :
Joint ventures BENT 15,776 307,164 (191,285)  (434,972) 570,209
Associates kNG (119,004) 39,766 276,431 (19,294) 70,427
PROFIT/(LOSS) BEFORE TAX BREARR(BE) (5,954,847)  (6,996,620) (8,211,620) 819,428 5,735,925
Income tax expense HERAZ (1,648,987)  (937,852)  (189,504)  (1,020,120)  (2,067,114)
PROFIT/(LOSS) FOR THE YEAR  FERi&A/(&#E) (7,603,834) (7,934,472) (8,401,124)  (200,692) 3,668,811
Profit/(loss) attributable to: THIEEEEER,
(B#)
Owners of the parent SYNCIEF=PN (7,446,681) (7,863,349)  (7,991,050) 24,544 3,070,022
Non-controlling interests IR e (157,153) (71,123)  (410,074)  (225,236) 598,789
(7,603,834) (7,934,472) (8,401,124)  (200,692) 3,668,811
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FIVE YEAR FINANCIAL SUMMARY
LEMHRE

ASSETS, LIABILITIES AND NON-CONTROLLING BE - BENMIETERER

—

Y|

INTERESTS
As at 31 December
R+=A=+-AH
2025 2024 2023 2022 2021
—E-RE —E-_NME —E-=F —ZT--F T
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETRE AREBTT ARETT ARETT ARETT
TOTAL ASSETS HEE 88,624,159 128,285,226 167,889,687 193,964,068 195,012,986
TOTAL LIABILITIES Bmefg (86,564,444) (117,715,353) (147,407,361) (157,338,827) (152,305,875)
NON-CONTROLLING INTERESTS FEiZ IRz (7,168,769)  (8,873,845) (10,758,577) (16,914,552) (20,920,751)

(5,109,054) 1,696,028 9,723,749 19,710,689 21,786,360
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