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Shenzhen Investment Limited has been listed on the Main Board of The Stock Exchange of
Hong Kong Limited since 1997. Shum Yip Group, being its controlling shareholder, is an integrated
conglomerate directly managed by State-owned Assets Supervision and Administration Commission
of Shenzhen Municipal. Positioned as an “Innovative Constructor of Industrial Cities, Wealthy Livelihood ‘
Operator”, the Company will promote the transformation in our principal business towards a “real estate asset \

management and urban integrated operation service provider”, striving to foster a business portfolio with robust
anti-cyclicality that provides long-term and stable cash flows and performance contributions.

By intensifying its development in Shenzhen, focusing on the Guangdong-Hong Kong-Macao Greater Bay Area and planning
for its development in the Yangtze River Delta and high-tier cities such as key provincial capital cities, the Group currently
has a total of reserve gross floor area of approximately 5.63 million square meters in various cities of China, and investment
properties of approximately 1.76 million square meters.

It has all along been the Company’s core strategic goal to promote the long term sustainable development of its business, with
an aim to bring a stable return and create value appreciation for its shareholders.
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This diagram shows the geographical locations of the development projects of the Group
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Results

S|

Revenue i 40,363.56 15,567.47 159.28%
Cost of sales and services HE KRB A (33,807.44) (11,128.37) 203.80%
Gross profits el 6,556.12 4,439.10 47.69%
Share of results of joint ventures EhEEERE K

and associates BENBRERR (1,775.39) (1,135.42) 56.36%
Impairment losses on investment in RERBE AR M

associates and joint ventures BERBZRESRE (378.53) (1,171.00) (67.67)%
Loss before income tax BrPrEMAIERE (1,841.74) (822.19) 124.00%
Loss for the year attributable to KRR EREERNELSR

owners of the Company (4,365.99) (1,822.58) 139.55%
Basic loss per share (HK cents) SREABE (Bl (49.06) (20.48) 139.55%

Interim and proposed final
dividend per share (HK cents)

SRTAKEZRARE (B

Financial Position

MBSk

Net assets excluding

EERE (TR FERED)

non-controlling interests 35,640.55 38,549.96 (7.55)%
Cash and bank deposits RekiRTER (BREZRE

(including restricted cash and RBERBITER

bank deposits) 8,303.79 11,799.54 (29.63)%
Net debt BHPHE 29,466.25 25,565.51 15.26%
Net assets per share excluding SREEZFE (FEEFEERER)

non-controlling interests (HK$) (B 4.01 4.33 (7.39)%
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Key Ratios
TR

Gross profit margin EM=E 16.24 28.52
Net debt to net assets excluding non-controlling B BEEEE & FE (LM EIEFFIERER)
interests ZHX 82.68 66.32

Results (by operating segment)

Fig (=)

Revenue [ly§
Property development MR 34,204.68 9,133.30
Property investment MERE 1,360.43 1,377.34
Property management MEEE 3,241.78 3,289.49
Manufacturing B 491.97 403.59
Others Hith 1,064.70 1,363.75
Total LR 40,363.56 15,567.47
Segment Results — Profits/(Loss) DERE-HF (FH)
Property development MEEE 785.13 1,389.34
Property investment (Note 1) MERE (MEH1) 154.12 291.85
Property management MEER 324.24 293.82
Manufacturing ¥ 29.99 32.89
Others Hith 65.16 116.34
Total k] 1,358.64 2,124.24
Note: Bf5E ©
1 Segment results included the losses result from changes in fair value of and transfer to 1 NEEXEOREREVELAEEIRERER
investment properties approximately HK$438.13 million (2024: approximately HK$227.88 BYEEENEEL43813FE B T (2024F 1 49
million). 227.88E & ATT) ©

N

Details of segment results of the Group is set out in note 5 to the consolidated financial 2 AEBMDBEEH BN GO BRRM S
statements.
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Five-Year Financial Summary
U AF B 55 4 B2

2025 2024 2023 2022 2021
20254 20244 20234 20224 20214
HK$’000 HK$'000 HK$'000 HK$'000 HK$'000
FTET FET FET FHBxT FET
Results EF
Revenue Wz 40,363,555 15,567,468 15,832,132 31,540,226 32,050,306
(Loss)/profit before income tax FRFF1SHIAT (F518) /&F  (1,841,743) (822,191) 1,775,912 7,367,039 3,647,978
Income tax expense PSR (1,554,043) (715,166) (1,582,516) (4,911,695) (5,748,231)
(Loss)/profit for the year FR (EER) EF (3,395,786) (1,537,357) 193,396 2,455,344 (2,100,253)
Attributable to: T A
Owners of the Company FATEERE (4,365,985) (1,822,579 (261,397) 2,085,418 (2,721,886)
Non-controlling interests TR R 970,199 285,222 454793 369,926 621,633
(3,395,786) (1,537,357) 193,396 2,455,344 (2,100,253)
Assets, liabilities and BEE-BER
non-controlling interests FEER S
Current assets REEE 87,956,341 116,217,325 116,688,110 103,146,094 99,570,373
Non-current assets ERHEE 56,643,688 54,952,289 57,725,248 60,321,495 63,195,498
Total assets HEE 144,600,029 171,169,614 174413358 163,467,589 162,765,871
Total liabilities BaE (101,162,147)  (125,849,655)  (126,933,147)  (113,910,616)  (108,395,991)
Net assets BEFE 43,437,882 45,319,959 47,480,211 49,556,973 54,369,880
Non-controlling interests TR (7,797,337) (6,769,996 (5,142,605) (4,925,132) (5,194,954)
Total equity attributable to KNEER R ERES
owners of the Company BB 35,640,545 38,549,963 42 337,606 44,631,841 49,174,926
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Chairman’s Statement
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©
Tang Lang City
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We will anchor our transformation direction of being a
R “real estate asset management and urban

\ integrated operation service provider”

with strategic resolve

i AR LRI 2 ) S5
S B o L B vl ot 5 T I

In 2025, China’s property market underwent profound adjustments, and the
industry was facing a critical juncture of transitioning between old and new
development models. Amidst the complex and severe market environment, the
Group faced challenges head-on and struggled with all strength as a whole,
demonstrating strong resilience in its main business and making breakthrough
progress in strategic transformation and the cultivation of core competencies.

During the year, the Group’s revenue achieved a historic milestone, surging
159% year-on-year to HK$40.4 billion, surpassing the HK$40 billion mark for
the first time; and core net profit reached HK$501 million. However, affected by
multiple adverse factors including downward pressure on the property market
and debt defaults by associates, based on a prudent assessment of current
market conditions, the Group recorded provisions totaling approximately HK$2.78
billion for inventory and related long-term investments, together with a negative
impact of HK$1.78 billion from losses attributable to associates and joint
ventures, resulting in a loss attributable to owners of the Company of HK$4.37
billion. Although these substantial provisions had caused a significant impact
on the Group’s performance for the year and caused short-term pain, they had
effectively consolidated the Group’s asset quality and laid a solid foundation for
its transformation towards a “real estate asset management and urban integrated
operation service provider” as well as its high-quality development during the
“15th Five-Year Plan” period.

AR5 1

20255 REEMEDGEERERE  TXERA
MEXRENSANERIS AN EMBRENTS
RE - ERLTORME-ENHB TEXHRER
HERHE  ARRBRAZOENRE LOBE
TRIMEER

FRAEREXWABREL EER FIEABE
F159%Z 4041878 70 B RRRA0E AR ; BRZO
FRES.ER T AN REMEDT S N TEN R
EREEBENSZEFNREZE AERENY
ERHENEEND HEERERARPARERE
TH2T SEBTEE M EMSE AR EIEEIRE
RI7SEBTHNEETE ERANF R D RREMN
BEAMBIEBT AERERENEAEEXEENE
PELSREER CENHFETEEER &
x&EE@+ R0 KR FHEEETERATRS
BERBREIBUNRSEEBEREE TRENER-
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I.  Operational Review for 2025

U

Steady Development of Property Development Business
The Group actively responded to the profound adjustments in the
real estate market, striving to consolidate our fundamentals. Our
property contracted sales remained stable against market headwinds.
We implemented a special action on de-stocking, seized policy
windows to accelerate the de-stocking process, and achieved sales
breakthroughs on key projects, including Shum Yip Luxury Mansion,
through tailored strategies, with annual contracted sales reaching
RMB13.3 billion (equivalent to approximately HK$14.5 billion),
advancing 4 positions among national ranking in sales performance
against the market downturn. The control of the entire process over
our projects was strengthened, with the Phase Il of the First Renewal
Unit in Chegongmiao as pilot project, we established a matrix-
style management model of “integrating vertical specialization with
horizontal coordination (tmEX£EE - ERRREHE) ", further
improving project execution efficiency. Our product quality saw
iterative enhancements. We actively responded to the national call
to build safe, comfortable, green, and intelligent “good houses”, with
premium residential R&D achievements implemented in projects such
as Taizhou Yunjing and Wuhan Shum Yip Cuiwei Valley, contributing to
the establishment of a new real estate development model. The Group
successfully delivered 9 residential projects throughout the year,
covering a total booked sales area of approximately 930,774 square
meters, generating property development revenue of HK$34.2 billion.

= 2025 s H B
(—) MR 3 BB A e

FEERBRESEHEMERAERE
DhuEMETERE - 5FHEFRE
BOENEEGEETE BNMBEXEOD
BMERAL REMKHESFEEMRS
EHEEEMHER 2EERERH
EEBEIBMET TENIEET)  HE
EE>HBLEHEAMI-RIEEER
REER UBERBE—B_EEARMN
BRMOEXERE BRREKEI NE
EAEZEEL E—FRABEATH
FoERMBERAR BEHEREOZRE
R HE - HE - BENHFEFIS
B HEBREEMERREETMNESR
HERERYMAZTHEERM BHBER
WEERENEX -2FBRIEGTEE
BRI R FEEEmBNBEFH
Ko M ERBERAMASE T



(II) Resilience Demonstrated by Real-estate Asset

Management and Operation Business

Our real-estate asset management and operation business served
as a key “stabilizer”, with the overall occupancy rate of assets
in operation remaining at a high level of 88%. Our commercial
operations demonstrated their strengths. UpperHills, the
benchmark flagship project of our commercial operations, achieved
sales of HK$7.3 billion, representing a year-on-year increase of 13%,
firmly securing its position within Shenzhen’s premier commercial tier.
Against the backdrop of the climbing vacancy rate of grade-A office
across the city and the declining average rents, UpperHills led the
market against the trend, newly introducing over 20 premium first-
in and flagship stores, and successfully attracting multiple renowned
enterprises. The total number of Fortune Global 500 companies
operated in the building had reached 14, with leased space reaching
54,000 square meters — the highest in the city. We have successfully
won the bids for the China Merchants Bank Global Headquarters
Building in Shenzhen Bay Super Headquarters Base and the Huafu
Village commercial project, demonstrating tangible results in light
asset output. Our operational capability for hotel business has
been enhanced. With the successful opening of our inaugural
wellness-themed hotel, Wuyishan Jingju Hotel (B ZEWLIEEEE),
and the inclusion of Mandarin Oriental Hotel at UpperHills in the list
of the 2025 Global Michelin Key Hotels, our gross operating profit
(GOP) grew significantly against a challenging industry backdrop. Our
property management has seen improvements in both scale and
quality. Shum Yip Operations was ranked 14th among the Top 100
Property Service Enterprises in China, marking four consecutive years
of upward ranking; our “Artificial Intelligence+" urban governance
model has matured, securing recognition as a “Leading Enterprise in
Smart City Services in China” for five consecutive years.
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(IIT) Firm Progress on Strategic Transformation

We have advanced the divestment of our non-core businesses.
Through the disposal of 70% equity interest in Jinghua Electronics,
the Group successfully realized the market value of this segment,
with the proceeds being channeled towards enhancing and upgrading
core businesses. The foundation for our asset management was
strengthened. We have completed a systematic inventory of all assets
under operation, fully implemented the asset management system,
and commenced the revitalization of the first batch of existing assets
in an orderly manner. The Group deployed its strategic emerging
industry investment based on industrial parks, and partnered with the
parent company’s capital platform to establish a park industrial fund.
Through a “promotion-investment linkage” model, it precisely targeted
high-quality sci-tech enterprises, and leveraged capital empowerment
to drive industrial clustering, focusing on building a virtuous cycle of
“funds + bases”.

(IV) Continuous Optimization of the Asset-liability

Structure and Corporate Governance

In response to the ongoing profound adjustments within the industry,
the Group implemented comprehensive measures, and progressively
disposed its inventories and made provisions based on the market
situation, reinforcing its asset foundation. The Group continuously
optimized its debt structure, reducing interest-bearing debts by
HK$6.9 billion, thereby reinforcing the bottom line of operational
safety. Meanwhile, we advanced the preparation of our strategic
planning for the “15th Five-Year Plan” period, comprehensively
launched organizational restructuring, and attempted to systematically
advance an organizational governance transformation, to align with
our strategic transformation. To this end, we focused on introducing
several talents in critical domains essential for transformation to
enhance our team capabilities. Our compliance governance had
garnered repeated accolades. The Group’s MSCI-ESG rating was
elevated from A to AAA, making it a mainland real estate company
listed in Hong Kong the highest MSCI-ESG rating.

(=)

BRI 73 R R AP K
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II.

Status Analysis and Prospects for the “15th Five-Year Plan”
Period

While reviewing our achievements, we are clearly aware that the Group
is in a crucial period of profound transformation in its development
model, and that an unprecedented restructuring is taking place in both
internal and external environments. On one hand, the industry has
witnessed fundamental changes in its underlying logic. The real estate
industry has comprehensively transformed from “competing on speed of
expansion” to “developing through value exploration”, and evolved from
a “manufacturing-oriented model” to an “integrated model of product-
service-operation”. The core competition element has shifted from “land-
acquisition frequency” to “asset efficiency” and “operational quality”, with
its core logic lying in the deep exploration on intrinsic value of each project.
Amidst the current industry backdrop, the Group encountered challenges
of sluggish sales and compressed margins in its development activities,
and accordingly, it proposed to gradually divest the real estate development
business and reduce the proportion thereof, hoping to enhance the
balance and anti-cyclicality of the Group’s business through structural
optimization, and to alleviate the market fluctuation. On the other hand,
despite the impact of downturn in property development, the Group made
visionary deployments on operating assets management and explored the
diversified development of multiple operating fields including properties,
commercial operations and hotels, gathering critical momentum in its
transforming businesses. UpperHills, a benchmark project successfully
developed by the Group, has become a typical sample of “growing against
headwinds” in the commercial circles of Shenzhen and even the whole
country. However, as we are currently in a transitional phase between old
and new growth drivers, the contribution of our transformation initiatives to
overall performance still needs to be enhanced. The window of opportunity
for transformation will not wait. We must seize this moment and take more
decisive and systematic measures to accelerate breakthroughs in our
transformation initiatives, thereby effectively converting the accumulated
momentum of transformation into sustainable contributions to performance.
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In addition, funding pressure remains a challenge for the industry.
Given the complex and volatile features of current market both domestically
and internationally along with the fact that the overall funding environment
remains tight, the optimization of debt structure and the maintenance of
the balance in cash flows are the priorities of the Group’s operation and
management. We will adhere to prudent investment principles, strengthen
the overall management and control of funds, accelerate the capital
recovery, and optimize the asset-liability structure, so as to safeguard the
Group’s long-term financial stability. Our management systems urgently
require upgrading to keep up with our business development. The
existing organizational structure and control model requires systematic
reform to deepen operational synergies and foster mechanism innovation
to ensure the synchronous upgrading of control capabilities and
transformation goals, and thereby fully stimulating the vitality of each
business segment.

In light of the above, the Group acquires a clear and resolute positioning
for its transformation during the “15th Five-Year Plan” period. In particular,
we will promote the comprehensive transformation in our principal
business from traditional “real estate development” to “real estate asset
management and urban integrated operations service”, aiming to foster
a business portfolio with robust anti-cyclicality that provides long-term and
stable cash flows and performance contributions. Over the next five years,
real estate asset management and urban integrated operation will become
the core pillars of the Group’s performance, with real estate assets under
management reaching HK$50 billion and rental and operating revenue
reaching the HK$10 hillion level.

IS TRESEFERE - ERERIINTISE
BB ESREERNABR RHEHEET
AR RFHRAERCEEENER M
REFBERE BRICESHBEE MEES
BIfE BILEGER REAEEMBHRAR
B-ERERARHAREE REABRERE
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TR MR D BESEBRRE

ERLATS &R +1 0 BENEMUE
BIMERE « RARESEXZNERN HER
R rTYEEEEEANTREEERE)
2EBEY SERE-EEARNBHEML-
EHRHERARER AN EREMNESE
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EEERRENRA T HEREEWAEED
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During the “15th Five-Year Plan” period, the Group will implement a series
of measures to drive its strategic transformation. Firstly, optimizing
our business structure to lay a solid foundation for transformation.
By implementing a strategy of “controlling new supply while optimizing
our existing inventory”, we will proactively and systematically reduce the
proportion of traditional development business while steadily increasing the
scale and profit contribution of real estate asset management and urban
integrated operation. This will clearly define the focus of our transformation
at the source of resource allocation. Secondly, building an asset
management system to release asset value. We will establish a full-
cycle asset management system of “investment, financing, development,
management and investment exit”, explore innovative financing models,
and make investment in real-estate sector through various methods
including market acquisition and development synergies. We will enhance
the profitability and market value of relevant assets through professional
and refined operation and management, while seizing the opportunities
from the expansion of domestic REITs, and actively exploring the use of
asset securitization tools to form a virtuous cycle of “investment, financing,
development, management and investment exit”, transforming static assets
into dynamic capital that supports our business growth. Thirdly, enhancing
refined operation and fostering core competitiveness. Leveraging
our comprehensive capabilities across the entire real estate investment,
development, ownership, operations, and services value chain, we will
further enhance our product offerings and service capabilities. We will
focus on the refined management of our portfolio properties, strengthen
our proprietary brands, and strive to establish our commercial management
as a leading brand in the Greater Bay Area and elevate our property
management scale into the top tier nationally. Fourthly, we will reform
our management and control system and strengthen organizational
support. The Group will upgrade its management and control system,
precisely recruit the talent needed for transformation and development,
and innovate incentive mechanisms to ensure that resource allocation,
organizational efficiency, and staffing align with our transformation and
development, thereby providing comprehensive support for the execution of
the aforementioned strategies.
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[1I. 2026 Work Plan

2026 marks the opening year of the “15th Five-Year Plan”. We have
established four key annual business and management themes, and all
initiatives will be carried out in an orderly manner around these themes.

Theme 1: Optimizing the asset mix by expediting sales

and capital recovery, and repositioning assets to underpin
development

Promoting real estate de-stocking. The Group will position “accelerating
inventory reduction and ensuring cash recovery” as a critical operational
strategy. By carrying out penetrating review and dynamic assessment on
salable projects of approximately HK$33 billion and setting reasonable
selling prices, the Group will implement a “one project, one policy (—
IEE—%) " approach to achieve precise destocking and speed up cash
recovery, striving to maintain stable contracted sales amount throughout the
year and achieve the annual target for contracted sales of approximately
HK$13 billion, effectively safeguarding operating cash flow. Systematically
revitalizing existing assets. As flexible asset optimization forms a key
part of full-life cycle asset management, we will adopt a holistic approach
to revitalize existing assets. For scattered and inefficient non-core assets,
we will adhere to the principle of “revitalizing in batches and releasing
at favorable prices”, with a view to facilitating the public listing of assets
amounting to approximately HK$2 hillion, effectively releasing the value of
existing assets and achieving capital return. Coordinating and optimizing
the asset-debt structure. We will continuously enhance the deep
integration of business development and financial management, and flexibly
reduce interest-bearing liabilities, and improve asset turnover efficiency
through various means, supporting the Company’s stable operation.
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Theme 2: Delivering quality products and services, ensuring
the successful delivery of every project through precise
investment and refined operations

Enhancing our management and operation for real-estate assets.
In terms of asset management, we will fully devote ourselves to
fostering strong product competitiveness, renovating old assets to create
demonstration projects, shifting from “passive leasing” to “proactive
operation”, advancing asset management toward standardization, greater
leanness and digitalization, and achieving preservation and appreciation
of existing assets as well as stable growth in rental income. In terms of
commercial operations, we will consolidate and elevate UpperHills’ position
as a benchmark, and ensure the operation of “Bay Front e UpperHills
Water Street GZ1 e Li7k%)” in Zhongshan and “Magic World”, an
indoor IP theme park, within the year, and explore a multi-dimensional
integrated model of “commerce + park + transportation hub + culture,
sports, tourism and entertainment”, enhancing scalable and standardized
replication capacity, further expanding the business network. In terms of
hotel management, we will accelerate the establishment of a standardized
operation system and develop benchmark “Hotel +” projects, promoting the
steady growth of the gross operating profit (GOP) for the hotel business.
In terms of property services, based on the innovative application of
“Al + urban operation”, we will upgrade the smart scenarios of urban
service platforms, build demonstration projects empowered by technology,
distinguished by excellent services and recognized by outstanding
reputation, and drive multiple improvements in management scale, labor
efficiency and service quality.

Strengthening overall investment coordination to achieve precise
resource deployment. Under the current constrains of capital and
resources, we will establish a project selection mechanism with cash flow
security and profit contribution as core assessment criteria, focus on core
cities such as Shenzhen and Shanghai, prioritize high-quality projects with
strong strategic fit, clear profit models and secure cash recovery, and
accelerate the transformation of strategic resources including land benefit
coordination and urban renewal. Meanwhile, we will focus on mature
commercial assets that can generate stable cash flow and continuously
optimize the asset portfolio through various channels.
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Theme 3: Reshaping the organization, strengthening the
headquarters, solidifying secondary-level entities and
empowering frontline teams to boost value creation
Deepening organizational reform. The Group will strive to form a
management system that aims to “strengthen the headquarters and solidify
secondary-level entities”, in which the headquarters will focus on strategic
direction, professional enablement and integrated resource planning,
while secondary-level companies will enhance the governance efficiency
of business segments through professional integration and the flattening
of management structures. Also, we will accelerate the adjustment
of the talent structure to match business transformation, intensify
the recruitment of “top-tier and scarce” talents, advance an internal
training empowerment mechanism to build a composite talent echelon,
thereby supporting the Company’s strategic transformation in the future.
Optimizing compensation incentives. We will uphold performance-
oriented and targeted incentives, directing compensation resources to
key roles and frontline value-creating employees to boost organizational
dynamism. Advancing business streamlining. We will concentrate on core
main businesses, and enhance resource concentration and management
efficiency through operational improvement, consolidation, disposal and exit
of assets and other measures.
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Theme 4: Driving technological innovation, building
technology-enabled service capabilities, and taking solid
strides in our transformation journey

Actively cultivating new growth engines driven by technological
innovation. We will transcend our traditional role as space provider in
industrial parks segment and further the “funds + bases” integrated
model, developing professional technology-themed parks, delivering in-
depth industrial ecosystem services and strengthening “promotion-
investment linkage” incubation capacity, and we will establish a business
portfolio comprising “industrial space + technology services + investment
and incubation”. Focusing on creating a new growth engine centered
on technology industrial investment and services. Centering on hard
technology areas, we will carry out equity investments in conjunction with
our parent company’s industrial funds and actively encourage invested
enterprises to locate in our parks, creating a virtuous cycle where “funds
identify industries, bases nurture industries, and industries support capital”,
thereby enabling technology industry investment and services to become an
important engine for the Group’s future growth.

The new journey will not be accomplished overnight. We will uphold long-
termism and anchor our transformation direction of being a “real estate asset
management and urban integrated operation service provider” with strategic
resolve, and steadfastly enhance the Group’s core competitiveness and operating
results. We are confident that through continued deep development and value
creation, the Group will deliver long-term and stable returns to all shareholders.

We would like to express our gratitude to all shareholders for your continued trust
and support!

By Order of the Board

WANG Yuwen
Chairman

Hong Kong, 30 March 2026
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Overall Results and Key Financial Indicators

For the full year of 2025, the Group realized turnover of HK$40.364
billion, representing a year-on-year increase of 159.3%. Gross profit was
HK$6.556 billion, representing a year-on-year increase of 47.7%, with
overall gross profit margin of 16.2%, and operating profit was HK$1.673
billion. Loss attributable to owners of the Company was HK$4.365 billion;
if excluding the net effect of changes in fair value of investment properties
and financial assets attributable to the Group, provision for impairment of
inventories and the effect of results from and provision for associates and
joint ventures, the profit attributable to owners of the Company (i.e. core net
profit) was HK$501 million.

During the year, the Group’s overall operating results were primarily
affected by the following factors: First, benefiting from a significant
increase in both the area of properties booked and the average selling
price during the year, the Group’s revenue and gross profit from property
development business recorded substantial growth. Against the backdrop
of continued pressure in the real estate market, although the gross profit
margin of this segment narrowed due to the overall industry trend, it still
demonstrated strong operational resilience. Second, the Group’s share of
results from associates and joint ventures recorded significant losses. After
prudent assessment by the management, sufficient impairment provisions
were made for the relevant equity investments. During the period, the
combined losses and impairments from the aforementioned associates and
joint ventures dragged down the Group’s net profit by a total of HK$2.154
billion, exerting a considerable negative impact on overall profitability.
Third, taking full account of the selling prices in real estate market and
adhering to the principle of prudence, the Group made inventory provisions
amounting to HK$2.405 billion during the year.
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Breakdown of the Group’s Revenue and Gross Profit Margin
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2025 A H F B EBHRE EWAKE

from Major Business Segment for 2025 FZ B4
Amount Year on-year Gross profit
Business category Segmented business of revenue changes margin
EBAE WD EBIRR EELON-4: Glag-El P EFIIES
(HK$100 million)
(f&#7)
Real-estate development Property sales booked
business 342.05 274.5% 15.2%
THERBLE G LES
Real-estate asset-management Property investment 13.60 -1.2% 62.5%
and integrated operations MELE
business Urban integrated operations
TEYEEEEER (property management) 32.42 -1.5% 14.5%
REEEES e EE MEEE)
Hotel operation 4.56 -3.3% 11.7%

U]
1.

BIEEE

Progress of Principal Businesses
Real Estate Development Business

Contracted Sales

For the full year of 2025, the Group achieved contracted sales
of approximately RMB13.311 billion (equivalent to approximately
HK$14.530 billion), representing a year-on-year decrease of
21.6%. Contracted sales area was approximately 617,906
square meters, up 2.4% year on year, with an average selling
price of RMB21,542 per square meter. During the year, the
Group has flexibly develop marketing strategies that are suitable
for the market, adhered to precise implementation, and made
every effort to promote property sales and inventory reduction.
Projects under the Group including Luxury Mansion, Natural City
and Shum Yip Cloud Center in Shenzhen achieved satisfactory
sales throughout the year, and projects such as Shum Yip
Cloud Center and Natural City in Shenzhen, and Garden Hills in
Huizhou were top sellers in their respective districts.

By geographical location, projects in the Guangdong-
Hong Kong-Macao Greater Bay Area accounted for 74.9%
of the contracted sales, 22.9% came from projects in the
municipalities and provincial capitals, and 2.2% came from
other cities. By the types of products, residential products
accounted for 80.3% of contracted sales, and non-residential
products (including office, apartment and industrial park)
accounted for 19.7%.
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Breakdown of Contracted Sales in 2025

Property Name City Type
1Beaia W ES
Shum Yip Luxury Mansion Shenzhen Residential
R BT w F=E
Shum Yip Natural City Shenzhen Residential
REWKERE F B
Shum Yip Cloud Center Shenzhen Residential
REEH w TE
Shum Yip Talent Mansion Shenzhen Residential
RERIEN sl £
Shum Yip Taifu Square Shenzhen Apartment
REREES w nE

Sky Park Shenzhen Apartment
RE w nE
Shum Yip Time Mansion Shenzhen Apartment
RE EMEE sl nNE
UpperHills Shenzhen Industrial R&D,

office

RE LI w3 O~ WA
Parkview Bay Shenzhen Residential
B = T=E
Shum Yip Upper Coast Shenzhen Residential
REREE 23 F=E
Tanglang City "o ? Shenzhen Apartment
YE BRI F YNE
Shum Yip Scenery Bay Guangzhou Residential
REREE B FE
Bustling City Foshan Residential
TELLTESD L F=E
Shum Yip City Foshan Residential
REW L FE
Gaobangshan No. 1 Huizhou Residential
BELL1 B FE
Garden Hills Huizhou Residential
FL4a5h EM F=E
Wanlin Huafu Huizhou Residential
BMER EM FE
Wanlin Lake Huizhou Residential

Bk M T

2025F A RIEHE R
Sales Area Sales " !
HETHE WERBE
(sq.m.) (RMB’000)
(F75K) (ARBF )
31,241 2,113,428
70,202 1,638,942
32,569 1,014,512
19,755 903,270
47,914 1,220,000
7,458 481,427
5,647 225,324
7,882 367,471
191 20,300
116 10,316
116 8,548
12,756 320,446
4,113 52,892
1,343 12,097
42,782 329,367
44179 260,919
6,151 67,520
1,678 9,676



Property Name
1BRLE

Bay Front

kil

Parkview Garden
EETE

Shenjia Hydrogen Valley
AE@A

Upper Mansion
RELE

Nanwan Mansion
& _E Y

Longwan Mansion
B LI

Shum Yip Upper Life
REFELR
Qinglong Mansion
Bl LY

Shum Yip Luxiyunjing
REBEZEE
Shum Yip Rui Cheng

REEH

Shum Yip Heron Mansion

REBERN

Shum Yip Tairong Mansion

RERBR

Shum Yip Dongyue Mansion

R E R

Shum Yip North Shore

FRELREW

Qingbaijiang Shum Yip Taifu
Square

BRHIREREES

Shum Yi Wah City

REEY

Shum Yip Taiyue Mansion

RERTRT

Shum Yip Yihu Rose Garden

RERHBORS

City
W

Zhongshan

il
Zhongshan
Ll
Shanghai
&
Shanghai
&
Nanjing
G
Nanjing
AR
Nanjing
MR
Nanjing
G
Changsha
=00
Changsha

B
Changsha
=
Chengdu
R ED
Chengdu
Bk #B
Chengdu
Bk #B
Chengdu

PR AR
Chengdu
PR
Chengdu
Bk #B
Chengdu
PR AR
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Type Sales Area Sales "¢’
ES HEER HESE
(sq.m.) (RMB’000)
(FAXK) (AEETFm)
Residential,
apartment 35,485 449,770
FEREB
Residential 47,152 467,710
(EES
Residential 17,847 555,780
FxE
Residential 14,366 504,294
F=E
Residential 10,408 376,818
(EES
Residential 8,654 94,871
FxE
Residential 3,449 55,403
F=E
Residential 205 3,301
FE
Residential 1,640 28,442
FE
Residential/
commercial 1,568 9,847
% HiE
Residential 43 690
(ES
Residential 25,604 526,936
F=E
Residential 22,164 306,672
=
Residential 17,777 131,804
(ES
Residential
7,061 45,544
F=E
Residential 112 1,580
FE
Residential 2,741 79,933
FE
Commercial 34 114
[EES
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Nanhu Rose Bay Wuhan Commercial,
parking space 16,576 211,860
EREei HE [EERERN
Wuhan Tairan Bio Valley Project Wuhan Residential 8,395 117,403
HERAENAEE HE F=x
Jiangyin Shum Yip Technology ~ Wuxi Industrial R&D
Industrial Park 15,483 78,934
IRRENBEXR =3 EHt
Shum Yip Yunqi Garden Taizhou Residential 19,952 174,849
REEE =M F=x
Splendid City Taizhou Residential/
commercial 485 2,338
WHEN M (Ep sk
Royal Spring Garden Chaohu Residential 169 1,800
£ EERE 24 F=x
Shum Yip Huafu Ma’anshan Commercial 4,543 24,922
REER B [EES
Others - - - 2,728
Hit
Total
&t 617,906 13,310,798
Note 1. As all the contracted sales took place in Chinese Mainland, the Wizt N HEEHNEERPEARA
contracted sales figures are expressed in Renminbi. iﬂk; EHNHEHEBEUARE
Note 2: Tanglang City project was co-developed with Shenzhen Metro Kiz#o : FERRIE B BRI M EE R
Group, as to 50% owned by the Group, and it is accounted for using S1ERE  IFHE0% R > ML

equity method. oAz
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In the full year of 2025, the Group recorded property sales area
booked of approximately 929,253 square meters (excluding
interests attributable to the major associates of the Group),
representing an increase of 129.8% over last year, and
achieved sales revenue booked of approximately RMB31.334
billion (equivalent to approximately HK$34.205 billion) (net of
value-added tax), representing an increase of 274.5% over last
year. Gross profit of property development sales was HK$5.182
billion, representing an increase of 87.8% over last year, with a

gross profit margin of 15.2%.

Breakdown of Sales Booked in 2025

Property Name
BRLE

Yunqi Garden
B
Upper Coast
TEHILE
UpperHills

RE L

Shum Yip Time Mansion
RE EMIE

Sky Park

REHIR

Shum Yip Cloud Center
Shum Yip Natural City
REWKRBER
Shum Yip Park Mansion
REER

Kechuang Building
REIKE

Luxury Mansion

B

Parkview Bay

e

City
b

Shenzhen
FI
Shenzhen
wIN

Shenzhen

Shenzhen
]|
Shenzhen
wIN
Shenzhen
ZE
Shenzhen
]|
Shenzhen
wIN
Shenzhen
ZE
Shenzhen
]|
Shenzhen
wIN

Type

Residential
(EES
Residential
FE
Residential/
apartment/
office/innovative
industrial
building
Tt/ RE/
BFIE Bl
EXARE
Residential
FE
Apartment
nE
Residential
F=E
Residential
FE
Residential
FE
Office
BFE
Residential
FE
Residential
FE

2. HEUAGE

05F2F  AEBEBYEIEER
BHRIBEFTHK FEERERE
EMENBDEER)  BREAFLE
129.8%; AEHEHEWALS13.34ETT
AR 1 5#342.05F 5 T (B0
BRIBERIE) > BAE LR274.5%
EHEREIEEEF 518208
T BREE LFiRST.8%; EFXA

15.2%°

025F EEHERAMN
Booked Area Sales
REER HESE
(sq.m.) (RMB’000)
(FEHRK) (AE%F )
23,127 191,584
163,498 12,743,382
5,336 225,645
10,051 475,021
6,762 418,243
31,609 918,745
50,040 1,247,316
44,789 1,894,873
38,173 1,129,718
22,611 1,969,259
191 19,333
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Scenery Bay Guangzhou Residential 9,707 278,752
BN BEM (G
Bay Front Zhongshan Office/residential/

apartment/

commercial 210,242 4,367,003
B Ll BFiE G/

N T
Bustling City Foshan Residential/

commercial 4,715 56,448
MRS B % i
Shum Yip City Foshan Residential 1,664 15,711
REW LU F=E
Wanlin Lake Huizhou Commercial 1,121 6,598
B E i
Garden Hills Huizhou Residential/

commercial 11,981 78,128
%5 B % i
Gaobangshan Huizhou Residential/

commercial 33,359 235,022
&L E T /B
Upper Mansion Shanghai Residential 68,314 2,198,244
RELE b=} F=x
Nanwan Mansion Nanjing Residential 15,206 545,233
& R AR £
Qinglong Mansion Nanjing Residential 307 3,028
Bl LR Gl (G
Upper Life Nanjing Residential/

commercial 3,424 52,214
FELE G % HiE
Longwan Mansion Nanjing Residential 3,207 48,783
REELR AR €
Taohualing Changsha Residential 1,941 31,759
HIEs =90 F=x
Shum Yip Ruicheng Changsha Residential/

commercial/

office 1,568 7,920
REEM =8 tx HH

BFig
Heron Mansion Changsha Residential/

ancillary office 302 5,115

EERN =30 T/ BRERA
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Yihu Rose Garden Chengdu Residential/

commercial 16,014 100,757
TR BERSE Bk #B % HiE
Shum Yip Dongyue Mansion Chengdu Residential/

commercial 33,490 504,341
RERMN P /B
Shum Yip Huating Chengdu Residential 218 2,828
REER Pk #B (e
Shum Yip Taifu Square Chengdu Residential 26,498 168,889
RERBES Bk #B =
Shum Yip Taiyue Mansion Chengdu Residential 2,177 57,710
RERNT P T
Shum Yip Tairong Mansion Chengdu Residential 47,702 899,733
RERBRN 2P (e
Nanhu Rose Bay Wuhan Residential/

commercial 18,875 236,652
MBI B2 % HiE
Splendid City Taizhou Residential/

commercial 485 2,226
HRBER M T /B
Jiangyin Shum Yip Technology ~ Wuxi Plant

Industrial Park 15,071 72,141

IRFRENBEER =i R
Royal Spring Garden Chaohu Residential 372 4,381
FRRE £ =%
Shenma Industrial Park Ma'anshan Plant 2,980 8,804
AEEEE B & 55
Ma’anshan Shum Yip Huafu Ma’anshan Residential/

commercial 2,126 19,857
BREEER B % i
Parking space - Parking space - 93,041
B i B
Total
EE 929,253 31,334,437

Note: 1,522 parking spaces were sold Kzt . BAIEHE1,522(@
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Project Development and Construction

In the full year of 2025, the Group’s newly started construction
area was approximately 370,000 square meters. The Group
completed the completion filing of 13 projects, with a
construction area of approximately 1.545 million square meters,
continuously providing high-quality products to the market. In
terms of key projects, Shum Yip Upper Coast, Shum Yip Luxury
Mansion in Shenzhen, Shum Yip Dongyue Mansion in Chengdu
and Upper Mansion in Shanghai were successfully delivered.
Shenzhen Shum Yip Taifu Yinying Building, Zhongshan Bay Front
Project Phase Il (F36.38 Water Street Commercial), Changsha
Shum Yip Luxiyunjing Phase Il and other projects successfully
completed construction and attained completion filing as
scheduled. The marketing center and show flat of Wuhan
Shum Yip Cuiwei Valley Project won the 2025 MUSE Design
Awards Gold Award and TITAN Real Estate Awards Gold Award
respectively, receiving high recognition from the industry.

3 HEEXREX

02525 AEENFEIEEN
TOBFEA K Het=m13BE 2
B BEREABNIMSBETR K &
EATBRUESEUEER -EHAE
BrE FIFREEEE FER
MR RSB ERERMRRLEERRZ
FEZEERIBFRM ; R FEH
ERBAE FUETHHEE 8
(F36.38KE M) RV FEEEZ
EECHEEEERTMAERILN
MR THE REFERMAER
B0 BARE R0 Bl EE #2025
FEMUSER T2 5 TITANRIB I &
Ref ERTEBETE

New Construction Projects in 2025 2025FHRAITIER
New
Project City Type Construction Area
HH W At HEIER
(sq.m.’000)
(FEHK)
Phase 2 of the First Urban Renewal Unit in Shenzhen Commercial services
Chegongmiao Tairan Industrial Zone 207
BRBEATERE—WhmEMET S ]l [EELIEE
Wuhan Shum Yip Cuiwei Valley Phase 1 Wuhan Residential 163
HRERERMA—H HE TRt
Total
&t 370




Newly Completed Projects in 2025
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2025F i TIEE

Longgang Shum Yip Chuangzhi Building
Entire Phase

EREAXAEAERHA

Shenzhen Qianhai Upper Coast Entire Phase

RFEEBELH

Futian Shum Yip Time Mansion

RHRZE M50

Longhua Luxury Mansion Phase 1

RREBEMN—B

Yinying Building, Luohu Shum Yip Taifu Square

RNRERBEBRBAE

Guangzhou Nansha Project (Phase 3)

BMNELIER (Z8)

Zhongshan G29 Phase 1

thIG29E A

Bay Front Project (Phase 1 Residential F26/3,
6#1 Phase 1 Residential F27/1, 2, 3, 84#)
(Phase 2 F36,38 Water Street Commercial)

BHEEE (HHEER26/3 6418 |
EHETF27/1 23 8#18)
(ZHAF36 ~ 38K EE )

Shanghai Upper Mansion

tBERZLE

Nanwan Mansion Phase 2 (Block 1, 4#)

B LMK (1~ 4448)

Shenzhen

Z
Shenzhen
ZII
Shenzhen
sl
Shenzhen
Z
Shenzhen
ZII
Guangzhou
)
Zhongshan
R
Zhongshan

il

Shangha
&
Nanjing
MR

Industrial

TR
Residentia
BERH
Residentia
B
Residentia
B
Commercial
[EES=E
Residentia
B
Residentia
B
Residentia

EEA

Residentia
BERH
Residentia
B
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140

140
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Changsha Luxiyunjing Phase | & Il Changsha Residential
(South Land Plot) 130

RVEZEE—HE "5 (B =0 BEAM

Longquanyi Project North Land Plot Residential Chengdu Complex 100

BEREEEILMRES B =gzl

Wauxi Jiangyin Research and Innovation Wuxi Industrial

Park Phase 2 70

EHIRMAE K #15 TR

Total

=k 1,550

4. Provision for Impairment of Inventories 4 GFEREEE

Affected by the downturn in selling prices in the real estate SEMEMBEEBTORE K&
market, driven by the principle of prudence, and based on the BEMNERA BRI A ] 2I7F
measuring requirement of “the lower of cost and net realisable ERE NFEEIO AEEEMNT
value”, the Group increased its inventory impairment provisions, FEREBENESE BEEA
aiming to reflect the asset status of the Group at the end of the AR BAEEFEREEENR 2025
year in a fair manner. In 2025, the Group made an impairment FAEEMFEEREIRA24.05
provision of approximately HK$2.405 billion on the inventories BRET - GFEHEFERANIEE
held. Projects subject to significant impairment of inventories AERTEELN BNHTREE
included Nanwan Mansion in Nanjing, Shum Yip Cloud Mansion B - BMNmREBENREMNT
in Huizhou, Shum Yip Scenery Bay in Guangzhou and Yunjing EIBTEE

Garden in Huizhou.



Real Estate Investment and Reserves

As of 31 December 2025, the Group had land reserves with
a capacity building area of approximately 5,625,000 square
meters. The structure of the land reserve remained reasonable
and healthy, with land reserve in the Greater Bay Area, the
Yangtze River Delta region and the second-tier provincial capital
cities and other regions accounting for 69.3%, 11.9% and
18.8% of the total capacity buildings area respectively. During
the year, the Group achieved significant progress on the Phase
Il of the First Renewal Unit in Chegongmiao in Shenzhen, with
demolition work completed successfully. Positioned as a TOD
urban complex integrating office, industry and commerce, this
project will become an emerging business landmark in the
Chegongmiao area. Significant progress has been made in
various collaboration, including the preliminary proposal for
benefit integration projects in the Henggang South gaining
broad acceptance.
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MERERGE
HE2025F12831H  AEB L
B REEEMBLN6258F H Ko
BELEREERE NEEL
MiEB T AR RERIGEE569.3%
EZABREELEA11.9% —8Eg
BHREMEE(GEEA18.8%  F
R REBURENNEARS —
BMET_HEENSEEER
RBIEIBRIEM - ZBEEMS
EWAEE -BER—HENTODE
gReBR BRAEABRENE
BEHEZ BREEARREEBEY
THEEABIDR RBEEEKX
B

Distribution of Land Reserves (As at 31 December 2025)

T DM (12025%12831R)

By type — Capacity Building Area"® (sq.m.)
EmBiS — #REERR™ (FHX)

By region — Capacity Building Area"® (sq.m.)
BN M — StRREEBE (FHK)

035

6% 19% 19% 69%
11%
64% 12%
® Commercial, commercial/ Residential o Guangdong- Yangtze River 2nd-tier provincial
residential and others BERH Hong Kong- Delta area capital cities and
¥ mEREMAR Magcao Greater E=ARE others
e
Complex P Industrial ?ﬁ?@ga(**E —RE T R
P=yzi TR SEEAISE
Note:  Capacity building area is the sum of the gross floor area which Kzt StRREmEARRIBEME
is used in the calculation of the plot ratio within the land for ERNFMETERBEXENEE
construction. EfEZ 48 -
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(I) Management of Real Estate Assets and the Urban
Integrated Operations Business

1.

Real-estate Asset Management Business

As of 31 December 2025, the Group had a total investment
property area of approximately 1,761,100 square meters.
During the year, the Group recorded an income from property
investment of approximately HK$1.360 hillion, representing
a year-on-year decrease of 1.2%. The gross profit margin
of property investment business was approximately 62.5%.
Navigating a complex and volatile market environment alongside
intensifying industry competition, the Group maintained a
meticulous operational approach. Through multiple initiatives,
the Group comprehensively strengthened tenant recruitment
and vacancy absorption for office buildings, industrial parks,
integrated commercial complexes and specialised markets. The
overall occupancy rate remained at 88.1%, which is higher than
the market level.

(1) Enhancing Value through Asset Optimization

The Group has actively pursued the renovation and
upgrading of aging properties. It has successfully
transformed former outdated dormitories into the
“Shum Yip Neighborhood” (FZ#FE) long-term rental
apartments, while the long-vacant property on the second
floor of Haisong Building GE#AAE) was reshaped into
into a diversified night economy consumption scenario.
These initiatives have effectively driven dual growth
in asset value and rental income, with some projects
achieving rental increases of up to 180%. The flagship
project, UpperHills, continued to drive commercial brand
adjustments and capitalised on the “first-store economy”
(BJE4%) | attracting a total of 20 first stores during
the year. Among them, the first store in South China for
“Shanghai Tang” and the nation’s first store for “ENGINEAI
Retail Flagship Store” (RE#KIZATEEEE) were
successively launched, achieving dual breakthroughs in
the luxury and technology retail segments. By initiating the
renovation and upgrade of the cinema area and preparing
to create the new “The Gardens” dining concept space,
the project aims to further enhance asset value.

(Z) ANl 7 o A B RO ok 1 A S

THEEEEEEY
HZE2025F12A31H  AEEKRE
YEBERBOBIT611ET A K
FR AEBBRYERERAL
13.60f2 7870 BAFE TR1.2% Y
REEBENFTL62.5% EEHEH
ZENTHRREREIZMENTE
RE AERRFEACELEER
SHETE2ERTETIE - EXE
GABERFETHENBEELH
B BEBEERREESS1% BR
HigKTo
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EEt BERTHEEEAME
ERITHNEERE -BEHT
TREF IR AR EEITE
[The Gardens ) 2 IS ERE
B NE—FRABEEBE-



(2)  Demonstrating Resilience by Service Empowerment

The flagship UpperHills office building has fully introduced
the service standards under the Golden Key International
Alliance, deepening its dual-drive model of “hardware
+ service”. Concurrently, it has innovatively introduced
a “zero-cost” fine decoration delivery customization
solution, persistently balancing lease renewals with new
tenant acquisition. During the period, it bucked the trend
by securing 7 quality corporate tenants, including one
Fortune Global 500 company and three industry leaders.
To date, UpperHills office building has attracted 14
Fortune Global 500 enterprises, ranking second among
comparable projects in Shenzhen for tenant numbers, and
has been officially awarded the “Building Foreign Business
Service Point” designation. The benchmark effect and
counter-cyclical resilience of this core asset continue to
stand out prominently.

Benefiting from the implementation of refined operation
strategies, unlocking spatial value through asset
optimisation, and stabilising high-quality customer groups
through service empowerment, the Group successfully
improved the intrinsic asset quality and long-term
profitability prospects of its real estate properties amidst
a challenging market. As at 31 December 2025, the fair
value of the Group’s investment properties amounted to
approximately HK$34.814 billion, representing an increase
of 5.8% compared to last year.

Progress of Hotel Operations Business

Throughout 2025, the Group recorded an income from hotel
operation business (included under other operating segment) of
approximately HK$456 million. The gross profit margin of hotel
operation business was approximately 11.7%.
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The Group’s hotel business demonstrated robust resilience
through precise market positioning and flexible operating
strategies. Its flagship premium luxury project delivered
outstanding performance, with Mandarin Oriental Shenzhen
maintaining the highest average room rate among its brand
peers in South China and ranking first in Shenzhen for
comprehensive operating indicators among luxury hotels. During
the year, the hotel garnered 23 authoritative domestic and
international awards, successfully listed in the “2025 Global
Michelin Key Hotels” (20252 K EME i EEREE) with
one Michelin key, while its Mo Bar has also been shortlisted
in the “2025 Asia's 50 Best Bars” (20252 M50& E/AEM) .
Character and boutique hotels maintained stable operations,
with MUJI Hotel achieving an annual average occupancy rate
of 87%; Shenzhen Jingju Hotel precisely met family guest
needs, with children’s suites reaching over 90% occupancy
during holidays; Suzhou Marriott Hotel’s Chinese restaurant
successfully completed its renovation and upgrade, further
enhancing its dining competitiveness. The Group continued
advancing its proprietary brand matrix and format innovation.
The Group’s “Jingju Resorts” (REER) saw its branded first
store, Wuyishan Jingju Resort Hotel (EZEWIEEERERE),
officially commence operations during the period. This project
pioneered a multi-fusion “hotel + wellness” CEIE+E&)
model. It has garnered multiple industry awards, including the
GBE Hotel Design Awards 2025 (2025 GBE/E[E &R 5t A4Z) for
“Most Anticipated New Opening Hotel” (5 HA% 0% E/55%) |
as well as “China Wellness & Healing Hotel of the Year” (FhEI%E
ERERWARE) .

By the end of 2025, the Group had a total of 15 hotels under
operation, under construction and under planning, of which,
8 hotels were already open for business, comprising 6 hotels
owned and operated by the Group and 2 hotels under entrusted
management by the Group. Currently, 7 hotels are currently
under construction or under planning.
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Hotels in Operation of the Group

Hotel Name

BIELTE

Mandarin Oriental Shenzhen

RINXERABIE

MUJI Hotel

MUJIEE

Jingju Hotel in Shenzhen Women and
Children Tower

FNREEAEREBBE

Holiday Inn Resort Chaohu Hot Spring

EPRERRBHERES

Chaohu Royal Spring Garden Hot Spring Hotel

R HERERREREE

Suzhou Marriott Hotel

BENESBE

Wuyishan Jingju Resort Hotel
HELRBEREE)

RERUERERES

Kashi Shum Yip Radisson Hotel
(BHREBERBL)

BREREERE

Guest Room
EEBR

178 guest rooms
REBI17T8EERE
79 guest rooms
HBTIEER
194 guest rooms

FHE1MBERE
203 guest rooms
FHE203WEE

20 villas and 7 onsen suites
RBE20MANE  THSEE

300 guest rooms
FHWERE
150 guest rooms

HBE150EER
261 guest rooms

HBE261HERE

Hotels Under Construction or Planning of the Group

Hotel Name

BIELTE

Marriott Luxury Collection Hotel
(BRRERERRL)
BEERERERE
Marriott AC Hotel (B8 ZACHEE)
BESACHNE
Zhongshan InterContinental Hotel
(LN BRIESE)
UM B S
Zhongshan EVEN Hotel (7113 1A )
AL RS
Somerset Chengdu (R EBBERF L LE)
REBREERBEALS
Citadines Chengdu (A} #BE 24 E RFE LA E)
RBBLERBALS
Shanghai Jiading Hotel (8% & ES)
LBEEAR

Guest Room
EERR

173 guest rooms

RBE1TSEERE
207 guest rooms
RBOTEERE
135 guest rooms

HBE1BEERE
225 guest rooms
RAEDERE
152 guest rooms
RHEIEERE
228 guest rooms
RE2HEERE
204 guest rooms
RAE4ERE

AR BB s 5

Operation Mode

gEHd

Held for operation
REEE
Held for operation
HREE
Held for operation

REEYE

Held for operation
REEYE

Held for operation
REEY

Held for operation
REEYE

Entrusted for management

ZEER
Entrusted for management

HitEE
A B 1 e AL P 1

Project Phase

BEREK

Under construction

=
Under construction
ey
Under construction

=

Under construction
Fag=

Under construction
TR

Under construction
=

Under planning
REH
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3.

Progress of Urban Integrated Operations Business

(1)

Overview of urban integrated operations business and
brand accolades

Throughout 2025, the Group recorded an income from
urban integrated operations business of approximately
HK$3.242 hbillion, basically the same as compared to
last year, with a gross profit margin of approximately
14.5%. Leveraging exceptional service quality and leading
comprehensive capabilities, the Group had received
recognitions from authoritative industry bodies for times.

In terms of commercial operations sector, Shum Yip
Commercial Management of the Group continues to
expand its industry influence, securing multiple awards
including “Annual Excellence List for New-Quality
Commercial Management Companies” (EEHEES
BEABEMEE) by the Mall China, “Top 100 Retail
Commercial Property Enterprises by Comprehensive
Strength” by the Winshang (F#@#48), and the Golden
Tripod Awards for “Outstanding Urban Commercial
Operator” (ST EEEER). It also ranks among
the “Commercial Property Service Power Enterprises
Top 5" (BEYERFITOPS). The flagship project
“UpperHills” delivered outstanding performance,
securing both the “2025 Top 50 Shopping Centers for
Comprehensive Excellence” (20258 LGEEN
S#%&IF50) and “Annual Premier Economic Vitality
Shopping Center” (FEBEEETHEDDL)
accolades. Furthermore, it was honoured as the “Annual
Benchmark Commercial Complex for Service Power”
(FERB B EESEEZNIER), further cementing
the Group’s brand moat within the commercial property
sector. In terms of Property management and urban
services sector, “Shum Yip Operations” of the Group was
ranked 7th in the “Top China’s State-Owned Property
Management Companies by Comprehensive Strength”
(TEEBMELESRESESN), “Top China’s Property
Management Companies by Comprehensive Strength
2025 (No. 19)" (2025 EMERBLEGREENE
194) by CRIC Property Management and 15th in the
“Guangdong-Hong Kong-Macao Greater Bay Area Property
Service Power Top 100 Enterprises” (BEBRAEEME
BR#5778E58) (ranking first among Shenzhen municipal-
level state-owned enterprises) during the year. The
Group also actively expanded new smart management
and maintenance scenarios, it leveraged its innovative
“human-machine collaboration” practices in environmental
sanitation project for Dongmen Street to secure the
Application Innovation Award at the “2025 Shenzhen
International Artificial Intelligence Environmental Sanitation
Robot Competition” (202553 BIFE A T SEIRTE 128 A
AE), demonstrating its technology-enabled advantages.

3.
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Commercial Operations and Expansion Status

The Group’s commercial operations segment
demonstrated robust momentum. The flagship project,
UpperHills, maintained its position in the first tier of
Shenzhen’s commercial sector. Within the mall, 75
brands achieving annual sales exceeding RMB10 million,
including 8 shops surpassing RMB100 million. In the
technology and 3C category, sales of multiple high-end
products ranked among the top three nationally or in
Shenzhen. During the year, a total of 215 new brands
opened across commercial projects, resulting in a
leading level in brand adjustment rate among integrated
complexes in Shenzhen.

In terms of traffic conversion, the Group deepened IP-
driven commercial empowerment, and successfully hosted
phenomenal events during the year, including the Spartan
Race, the Flower Show, and the Shenzhen International
Bread Festival. Among these, the Flower Show set a
record of 320,000 visitors in a single day and was
featured on CCTV’s “Xinwen Lianbo”. During events and
exhibitions, optimisation of circulation routes such as the
sky corridor successfully achieved conversion of over 60%
of park visitors into commercial traffic.

In terms of model innovation, the Group introduced
Shenzhen’s first in-town duty-free store, pioneering
a diversified model integrating “duty-free, tax-refund,
and taxable” services, while creating a differentiated
“technology-enabled duty-free” track. Since opening, this
duty-free store has ranked first in sales among all newly
established comparable stores nationwide, with sales per
square meter surging 97%. Huangmugang Metro Hub
(UpperLink) achieved 100% occupancy on schedule and
was awarded the “Annual Outstanding Innovative Non-
Standard Commercial Project” (FEEEHAIFIFEREE
1EE) . The Shenzhen Capital Plaza, fully operated by the
Group, successfully opened with full occupancy in just 7
months, further demonstrating the Group’s outstanding
capabilities in investment planning and comprehensive
operation. The Group had achieved a historic breakthrough
for the external expansion of its commercial operations.
During the year, it successfully won the bid for the
commercial project at China Merchants Bank Global
Headquarters Building, and signed technical service
agreements for multiple high-end serviced apartment.
The Group has won the bid for the Huafu Village Project
in partnership with a district-level state-owned enterprise.
This project will be the first landing project under
“ShumYip Shiji” CEZE3IA%E), the ShumYip's commercial
product line, representing a steady expansion in market
presence and industry influence of the Group’s light-asset
businesses.
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Property Operations and Expansion

In 2025, the Group’s property operations segment
recorded an additional increase in managed area of
11.5276 million square meters, with total newly added
contract value of RMB818 million. The managed area
surpassed 101 million square meters, with independent
third-party projects accounting for approximately 77.2%,
and non-residential formats accounting for approximately
67.2%, both indicators exceeding industry averages,
demonstrating continued strength in market-oriented
expansion. The Group sustained its efforts in external
expansion across core formats including property-
managed cities and public infrastructure properties,
achieving notable breakthroughs through multi-channe
deployment. In the urban services sector, the Group
successfully secured the integrated environmenta
sanitation projects for Dongmen Street and Sungang
Street in Shenzhen, the “Property Management Urban”
project for Zhengpugang New District in Ma’anshan
City, and the comprehensive maintenance project for
Shenzhen Central Park. In the public infrastructure
and subsidised housing sectors, it successively won
multiple subsidised housing property management
projects for Longhua District in Shenzhen, and smoothly
secured quality contracts including the Longhua District
People’s Court, Industrial Bank Quanzhou Branch, and
Zhengyang County Government Affairs Center. In terms
of professional service expansion, the Group actively
extended its business boundaries, and successfully won
bids for the mechanical and electrical services of The
University of Hong Kong-Shenzhen Hospital and the
greening maintenance project of a large central state-
owned enterprise, achieving a historic breakthrough in
the medical logistics and professional greening tracks.
Benefiting from the successful renewal of the Anhui
Zhengpu Port project and the expansion of multiple street
projects in Shenzhen’s Luohu District, the Group’s regional
expertise advantages and national strategic deployment
were further consolidated.
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(IIT) Other Business

1.

Advanced Manufacturing Business

For the full year of 2025, revenue from manufacturing
business of the Group amounted to approximately RMB451
million (equivalent to approximately HK$492 million). The
manufacturing business of the Group is mainly operated by
its subsidiary Shenzhen Jinghua Displays Electronics Co., Ltd.
(“Jinghua Company”). In order to promote the transformation
towards a real estate asset management and comprehensive
operation service provider, the Group transferred its 70% equity
interest in Jinghua Company to Shahe Gufen, by way of cash
transaction on 6 February 2026. The business of Jinghua
Company has a low correlation with the core business of the
Group, and this transfer is conducive to divesting non-core
assets and applying the transaction proceeds for the daily
operation of the Group, accelerating the construction of core
asset management and operational capabilities. Following
the completion of the transaction, Jinghua Company is no
longer included in the scope of consolidation of the Group’s
consolidated financial statements.

Modern Agriculture Business

In 2025, revenue from agriculture operation of the Group
(included under other segments) was approximately HK$440
million. Modern agriculture achieved significant breakthroughs:
Innovative cultivation models have substantially enhanced
operational efficiency; the Group expanded its hog supply
chain and achieved a milestone with its first export of frozen
pork to Hong Kong, marking a “zero breakthrough” (Z32H%)
in agricultural product exports. Agricultural tourism achieved
remarkable development: The four-season series matrix of
“3 Countryside + 2 Flower Wonderland” (M 3BE+27EA)
took shape, with annual revenue exceeding HK$10 million and
over 250,000 visitors. Multiple projects won provincial and
municipal-level honors. Pet economy seized the initiative: The
Group established a full industry chain covering pet “testing
— medical care — pharmaceuticals”, becoming the first CNAS-
accredited third-party animal disease testing institution in
Shenzhen, and expanded its gene sequencing business.
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1.

Financial Management

(0

(1)

Capital, Debt and Liquidity

The Group optimized its capital and debt structure through various
means, reducing its interest-bearing debts by HK$6.934 billion. As
at 31 December 2025, the Group had net assets, excluding non-
controlling interests, of HK$35.641 hillion (31 December 2024:
HK$38.550 billion). The cash balance was HK$8.304 billion (including
restricted cash). The asset-liability ratio, excluding advance receipts,
was 67.4%, and the net gearing ratio (net debt excluding interest-
bearing loans from related parties divided by equity attributable to
owners of the Company) was 82.7%. Our cash flow situation was
apparently improved, supported by the net cash inflow from operating
activities in 2025 of approximately HK$8.821 billion (net cash outflow
of approximately HK$1.836 billion in the same period of 2024).

Financing

The Group successfully arranged the replacement of a syndicated
loan of HK$4 billion to secure funding. As at 31 December 2025, the
Group’s total bank and other borrowings amounted to HK$37.770
billion (31 December 2024: HK$37.365 billion). Floating rate loans
and fixed-rate loans accounted for 66.7% and 33.3%, respectively;
long-term loans and short-term loans accounted for 68.9% and
31.1%, respectively; borrowings denominated in Hong Kong dollars
and Renminbi accounted for 36.9% and 63.1%, respectively. With
the floating interest rate of Hong Kong dollar declined, the average
comprehensive interest rate of the Group’s bank and other borrowings
decreased by 0.5 percentage point to an annual rate of 3.47% as
compared to that of last year.

Key Financial Indicators

Indicators

5%

Bank and other borrowings RITERKEMEBEE

— Long-term borrowings —REBE

— Short-term borrowings —IREEE

Cash (including restricted cash) Rt (BEZRFRE)
Net gearing ratio FEEX

—

= MBEHEREN
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BEEERE69.34E 7 T 7220255125 31
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2025 2024
20255 20244
12831H 12831H
(HK$100 million) (HK$100 million)
(&%) (BA7T)
377.70 373.65
260.29 228.04
117.41 145.61
83.04 118.00
82.7% 66.3%



(IIT) Effect of Exchange Rate Fluctuation

The Group’s assets are mainly denominated in Renminbi, while Hong
Kong dollar is adopted as the reporting currency in the Group’s
financial statements. The effect of the increase in RMB exchange rate
on the Group’s finance was mainly reflected in the appreciation of
the asset and earnings denominated in Renminbi against Hong Kong
dollar, the reporting currency. During the period, such fluctuations in
the asset and earnings denominated in Renminbi against Hong Kong
dollar, the reporting currency, of HK$1,610 million were included in
other comprehensive income.

IV.  Performance of Major Joint Ventures and Associates

In 2025, the performance of the Group's associates and joint ventures
varied. However, due to the impact of the real estate industry recession,
the results of the Group’s major joint ventures and associates recorded
weak performance, and the impairment and losses of joint ventures
and associates led to a reduction of the Group’s net profit with a total
amount of HK$2.154 billion. Among them, Taizhou Shum Yip Investment
Development Limited (a 51% owned company of the Group) contributed
profit of approximately HK$8.2740 million to the Group. Tian An Cyber
Park (Group) Co., Ltd (a 37.5% owned company of the Group) contributed
profit of approximately HK$56.0349 million to the Group. Shum King
Company Limited (a 50% owned company of the Group) contributed loss
of approximately HK$219 million to the Group. Road King Infrastructure
Limited (1098.HK) (a 27% owned company of the Group) contributed
loss (including impairment losses) of approximately HK$1,865 million
to the Group. The remaining carrying amount of the Group’s interest in
Road King Infrastructure amounted to approximately HK$133 million has
fairly reflected its market value. Subsequently, the results of Road King
Infrastructure will not have a significant negative impact on the Group’s
performance.
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V. Others
(I) Pledge of Assets and Provision for Contingent

Liabilities

As at 31 December 2025, the Group had total loans of HK$8.69
billion (31 December 2024: HK$8.34 billion) that were pledged with
assets.

As at 31 December 2025, the Group has given guarantees amounted
to HK$14.07 billion in aggregate in respect of bank and other
borrowings.

Progress of the Litigation Involving Shum Yip Terra
Company

On 29 November 2024, Chengdu Fengze Investment Co., Ltd (F{ &2
BB AIRAT) (“Chengdu Fengze”) and Shum Yip Terra (Holdings)
Company Limited CRX£HA (EE) RHBBRAE) (“Shum Yip
Terra Company”, together with Chengdu Fengze, the “Subsidiaries”),
both being non-wholly-owned subsidiaries of the Company, received
a statement of claim (RZE#L&F4k) from the Intermediate People’s
Court of Chengdu City (RLES P4 AR AR regarding the claims
by Sichuan Haofu Industrial Co., Ltd. (IUJIEBEXAERAT) (the
“Claimant”) against the Subsidiaries and four individuals (all of the
individuals are not directors or senior management of the Company)
regarding the disputes in earnings distribution over the investment of
“198” Congshu Area (“198"# 1 5 &) in Chenghua district, Chengdu,
the People’s Republic of China (the “Litigation”), with an amount of
the claim of approximately RMB220 million. The Subsidiaries have
engaged legal advisers to handle the Litigation, and will rigorously
defend the Litigation to protect its legitimate interest. The first trial of
the case commenced on 24 December 2024 and is now in progress.
As the Litigation is still at an early stage, it is difficult to predict the
final outcome of the Litigation with certainty and the Company is still
assessing the financial impact of the Litigation on the Group.

(IIT) Employees and Remuneration Policy

As at 31 December 2025, the Group employed 18,443 employees
of whom 17 were stationed in Hong Kong (mainly managerial and
finance related personnel), and the rest were in Chinese Mainland.
The total remuneration for the year ended 31 December 2025
(excluding remuneration of the directors) amounted to approximately
RMB2.878 billion.

The benefits and bonuses of the Group’s employees are determined
based on their individual performance, the Group’s profit condition,
benefit level of the industry and the current market condition. The
remuneration packages are reviewed on an annual basis to ensure
internal equity and its competitiveness in the market. To drive
performance, we also grant share options, under the share option
scheme of the Group, to employees based on individual performance
and the results of the Group.
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Mr. WANG Yuwen
B 95
Executive Director 1)
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Mr. WANG Yuwen, aged 58, an Executive Director and President since 22
December 2022 and the Chairman of the Board since 29 April 2025. Mr. WANG
holds a Bachelor of Science degree from Wuhan University, a master’s degree in
Public Administration from University Paris 1 Panthéon-Sorbonne and a master’s
degree in Economics from Zhongnan University of Economics and Law. Mr. WANG
is currently the Chairman of Shum Yip Group Limited and Shum Yip Holdings
Company Limited. He was elected a member of the Sixth CPPCC Shenzhen
Municipal Committee and a representative of the Seventh Shenzhen Municipal
People’s Congress. He served as the deputy general manager of Shenzhen
Investment Holdings Company Limited, the chairman of Shenzhen Shenzhen
Hong Kong Science and Technology Innovation Cooperation Zone Development
Co., Ltd., a director of Hong Kong-Shenzhen Innovation and Technology Park
Limited, deputy inspector of Shenzhen Municipal People’s Government Foreign
Affairs Office (Hong Kong and Macao Affairs Office of the Municipal Government),
vice president of the Shenzhen People’s Association for Friendship with Foreign
Countries, and one of the leaders of the Executive Bureau of Shenzhen 26th
Summer Universiade Organizing Committee. Mr. WANG was a director of
Shenzhen Water Planning and Design Institute Co., Ltd., a company listed on the
Shenzhen Stock Exchange (stock code: 301038.SZ). Mr. WANG has considerable
experience in real estate development, industrial park operation, Hong Kong and
Macau affairs, and business management.
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Ms. CAI Xun, aged 51, an Executive Director since 27 August 2020. Ms. CAl
graduated from Central South University of Technology (now known as Central
South University) in investment economics with a bachelor’s degree in economics.
Ms. CAl is currently a director of Shum Yip Group Limited and Shum Yip Holdings
Company Limited. She is also a director of various members of the Group. Ms.
CAl was the chief of the Cadre Division 1 of the Organization Department of
Shenzhen Municipal Party Committee before joining the Group. Ms. CAl worked in
the Organization Department of Shenzhen Municipal Party Committee during the
period from 2002 to 2019 and served as the chief of the Research and Publicity
Division and the chief of the Cadre Supervision Division etc. Ms. CAl was a non-
executive director of Road King Infrastructure Limited (1098.HK) and is currently
a non-executive director of Ping An Insurance (Group) Company of China, Ltd.
(2318.HK). Ms. CAI has extensive experience in human resources management
and administrative management.

Ms. CAI Xun
E235 %
Executive Director
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Mr. YAN Zhongyu
fgrh e

Executive Director

Mr. YAN Zhongyu, aged 51, an Executive Director since 10 December 2024. Mr.
YAN joined the Group in 2020 as a Vice President of the Company and Shum
Yip Holdings Company Limited, and deputy general manager of Shum Yip Group
Limited. He is also a director of certain members of the Group. Mr. YAN graduated
from Wuhan University with a master’s degree in Business Administration. Mr.
YAN was the deputy manager (investment department), head of administration
office, secretary of the board of directors, director and deputy executive general
manager of Shenzhen Great Ocean Shipping Co., Ltd., the senior supervisor
and deputy head of the investment development department(investment project
assessment center) of Shenzhen Investment Holdings Co. Ltd., the deputy head
and the head of strategic development department and the head of capital market
department of Shenzhen Investment Holdings Co., Ltd. Mr. YAN is currently a
director of Shahe Industrial Co., Ltd., a company listed on the Shenzhen Stock
Exchange (stock code: 000014.S7) and a non-executive director of Road King
Infrastructure Limited (1098.HK). Mr. YAN has extensive experience in project
investment and financing, corporate management and capital operation.
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Dr. XIANG Dong, aged 55, an Executive Director since 30 March 2026. Dr. XIANG
graduated from the Economics and Management School of Wuhan University with
a doctorate degree in accountancy. He possesses the title of senior accountant,
as well as professional qualifications of the Certified Public Accountant, the
Fellow of Chartered Certified Accountant (FCCA) and the Legal Professional
Qualification. Dr. XIANG is currently a director and the chief financial officer of
Shum Yip Group Limited. Dr. XIANG served as the director and the chief financial
officer of Shenzhen Port Group Co., Ltd., the director and the chief financial
officer of Shenzhen SEZ Construction and Development Group Co., Ltd., the
financial officer of Shenzhen Smart City Technology Development Group Co., Ltd.,
the director of the finance department and the officer of the settlement center of
Shenzhen Investment Holdings Company Limited. Dr. XIANG is currently a non-
independent director of Shenzhen Yantian Port Holdings Co., Ltd., a company
listed on the Shenzhen Stock Exchange (stock code: 000088.SZ). Dr. XIANG has
extensive experience in financial management, financial auditing and investment.

Dr. XIANG Dong
I o 1
Executive Director
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Mr. LI Wai Keung
AR
Independent
Non-executive Director
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Mr. LI Wai Keung, aged 69, an Independent Non-executive Director since 27
September 2004. Mr. LI graduated from The Hong Kong Polytechnic and holds
a master’s degree in Business Administration from The University of East Asia.
He is a fellow member of the Association of Chartered Certified Accountants and
the Hong Kong Institute of Certified Public Accountants. Mr. LI had worked for
Henderson Land Development Company Limited (12.HK). He was an independent
non-executive director of Sun Century Group Limited (1383.HK), a director of
Shenzhen City Airport (Group) Company Limited (000089.SZ), an executive
director and financial controller of GDH Limited, an executive director of
Guangdong Land Holdings Limited (formerly known as Kingway Brewery Holdings
Limited) (124.HK) and a non-executive director of Guangdong Investment Limited
(270.HK). Mr. LI is currently an executive director of Hans Energy Company
Limited (554.HK), an independent non-executive director of China South City
Holdings Limited (1668.HK), Centenary United Holdings Limited (1959.HK) and
Legend Upstar Holdings Limited(formerly known as Midland IC& Limited) (459.
HK). In addition, he was appointed as a committee member of the 12th Chinese
People’s Political Consultative Conference of Guangdong Province on 17 January
2018 and appointed as a standing committee member of the 12th Chinese
People’s Political Consultative Conference of Guangdong Province on 27 January
2018. Mr. LI is also a management accounting advisor of the Ministry of Finance,
PRC and the honorary president of Hong Kong Business Accountants Association
Limited.

Shenzhen Investment Limited 3|42 RE RAT) 051
Annual Report €3 2025

Directors and Senior Management
HERSREHANER

EEEEE 695 0 B2004F9R27 B HEBILIFH
TEE-THAEBENEABIER UHAEFDA
BTHEBE2EI2( HARBERH AT HMA
BREEBGHAMAGEREE TREGARNER
KEMEFRAT12HK) o HIF BT ABIHLER
BIRAB(1BIHNZ BIUIFHITES  FIIMEE (&
E) BIRAF(000089.5) 2 E%  EBEREEARR
NEIZHTEERYHRE - EEENERERAT
(FREEREEEERAR) 124HNZHITEERK
BEREARATIQIOHNZERITER - FLERE
ERERERADGUHNZ ATES  EFHERE
PR/~ B1(1668.HK) ~ tH 42 B & 122 B2 75 PR /A B (1959.HK) Ke #£
BIERERAD FIBEHTEHBRAGE) (459.HK)
ZRIUIEHTES LI HR2018F1B1THERT
AEREE T _EBIRZEEZERN2018F1527
HEZIABERSE T _EBIREHEE -HIMEM
HEAREABN IS EESHANERNERR
REHAMPEERLIEEGTR



052

Shenzhen Investment Limited ZF3IZREFRAT
Annual Report 3§ 2025

Directors and Senior Management
HELSHBEMAER

Dr. WONG Yau Kar, David, GBS, JP, aged 68, an Independent Nonexecutive
Director since 13 June 2013. Dr. WONG received a doctorate degree in
Economics from the University of Chicago in 1987. Dr. WONG has extensive
experience in manufacturing, direct investment and international trade. Dr. WONG
is active in public service. He was a Hong Kong deputy of the 12th and 13th
National People’s Congress of the People’s Republic of China. Dr. WONG was
appointed as a Justice of Peace (JP) in 2010 and was awarded a Bronze Bauhinia
Star (BBS) and Gold Bauhinia Star (GBS) in 2012 and 2017 respectively for his
valuable contribution to the society. Dr. WONG was an independent non-executive
director of Huayi Tencent Entertainment Company Limited (419.HK). Dr. WONG
is currently an independent non-executive director of Sinopec Kantons Holdings
Limited (934.HK) and Guangnan (Holdings) Limited (1203.HK), which are listed on
the Main Board of the Stock Exchange.

)r. WONG Yau Kar,
David, GBS, JP
W R (GBS, JP)
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Professor GONG Peng
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Independent ‘
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Professor GONG Peng, aged 61, an Independent Non-executive Director since
31 December 2022. Prof. GONG holds a bachelor’s degree and a master's degree
in Geography from Nanjing University and a doctor’s degree from the Faculty of
Environment, University of Waterloo, Canada. He is a professor of Department
of Geography and Department of Earth Sciences, a Chair Professor of Global
Sustainability, and Vice President for Academic Development of The University of
Hong Kong. He was a full Professor at the University of California, Berkeley, and
the Chair of the Department of Earth System Science, the Dean of the Faculty
of Science and the Director of China Urban Research Institute at Tsinghua
University. Prof. GONG was a member of the Expert Group of Global Change
and Response, Ministry of Science and Technology of China, a Deputy Director
of Smart City Committee, Science and Technology Commission of Ministry
of Housing and Urban-Rural Development, and a Deputy Director of Urban
Development Examination Expert Steering Committee. Internationally, he served
as a member of the Future Earth Consultative Committee and a member of the
Earth Commission, and is presently a member of the International Advisory Group
of the Lancet. He was elected as a foreign member of the European Academy of
Sciences in 2020, and was elected as a member of the International Eurasian
Academy of Sciences in 2021.
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Senior management

Mr. YEO Kee Whye, aged 60, is currently the Vice President of the Company.
Mr. YEO graduated from the Department of Computer Science at Oxford
University with a master’s degree. Mr. YEO joined the Group in 2021.He served
as the managing director of CapitaMalls Asia, China, the general manager of
a commercial company of Financial Street Holdings, the general manager of
Hopson Commercial Properties Ltd., and the Co-president of Sinobo Land. Mr.
YEO has extensive work experience and expertise in the commercial real estate
sector.

Ms. MENG Yijing, aged 41, is currently the Vice President of the Company.
Ms. MENG graduated from Zhongnan University of Economics and Law with
a doctorate degree in economics. Ms. MENG joined the Group in 2023. She
served as the deputy director and director of the General Affairs Division of the
Development and Reform Commission of Shenzhen City, Guangdong Province
and the director of the General Affairs Division and the Economic Operation
Division. Ms. MENG has extensive work experience and expertise in the fields of
macroeconomics and industrial policy.

Mr. YUAN Yang, aged 45, is currently the Vice President of the Company. Mr.
YUAN graduated from Southeast University with a bachelor’s degree in finance.
Mr. YUAN joined the Group in 2024. He served as the deputy director and
director of Management Division of Enterprise Leaders of the State-owned Assets
Supervision and Administration Commission of the Shenzhen Municipal People’s
Government. Mr. YUAN has extensive work experience and expertise in the fields
of state-owned assets supervision, enterprise management, and personnel
management.
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The directors of the Company (the “Directors”) have pleasure in presenting to
shareholders their annual report together with the audited consolidated financial
statements of the Group for the year ended 31 December 2025.

Principal Activities

The Company is an investment holding company. The principal activities of the
Group include property development, property investments, urban integrated
operation business comprising industrial park property management, residential
property management, commercial operation and property management services.
Details of the Company’s principal subsidiaries, joint ventures and associates are
set out in note 43, note 18 and note 19 to the financial statements, respectively.
There were no significant changes in the nature of the Group’s principal activities
during the year,

Business Review

The business review of the Group for the year ended 31 December 2025 is set
out in the sections “Highlight of 2025 Results” on pages 5 to 6, “Chairman’s
Statement” on pages 10 to 21, “Management Discussion and Analysis” on pages
24 1o 46, and “Corporate Governance Report” on pages 78 to 112 of this report
and the ESG report issued separately. All such discussions form part of this
report.

Group Profit/loss
The Consolidated Statement of Profit or Loss is set out on page 124 of this report
which shows the Group’s profit/loss for the year ended 31 December 2025.

Dividends
The Board does not recommend the payment of a final dividend for the year
ended 31 December 2025.

Law and Regulations
The Group is principally engaged in property development, property management
and property investment in the PRC and is therefore subject to the relevant laws
and regulations of the PRC. In respect of the laws and regulations relating to the
environment, which include, but not limited to, Law of the People’s Republic of
China on Environmental Protection (2 AR EFMEIRIZRE L), Law of the
People’s Republic of China on Prevention and Control of Solid Waste Pollution
(FEARAMEEFEREY S LIRIERAZ) and the relevant environmental
protection laws and regulations of Shenzhen Special Economic Zone as well
as other provinces where the Group operates in etc. The Group attaches great
importance to legal compliance, and carries out all the business activities in
compliance with the requirements of the applicable laws and regulations.
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Key Risk Factors

Risks and uncertainties can affect the Group’s businesses, financial conditions,
operational results or growth prospects leading to a divergence from expected or
historical results. The following paragraphs list out the key risks and uncertainties
facing by the Group. It is a non-exhaustive list and there may be other further
risks and uncertainties in addition to the key risk areas outlined below, and there
may be other risks which are not known to the Group or risks which may not be
material now but could become material in the future.

Macroeconomic Risks

The Group’s development and operations may be affected by external
macroeconomic and capital market fluctuations. The geo-political instability in
the international arena will have uncontrollable long-term effects. Factors such
as the economic situation, policy changes, exchange rate fluctuations, changes in
interest rates, adjustments to the tax regime and imbalances between supply and
demand in the PRC may bring uncertainty to the Group’s operating environment.
The Group will keep track of the macroeconomic changes at all times and take
corresponding measures to cope with the risks as and when necessary.

Industry Risks

The real estate industry in China is in an adjustment period, with uncertainties
existing in market supply and demand, price expectations, and consumer
confidence, which may have multiple impacts on the Group’s business and
financial position. The Group’s core revenue is highly correlated with the real
estate industry. An overall downturn in the industry could lead to downward
pressure on property sales prices and a slowdown in inventory reduction, thereby
affecting the revenue and profit of the development business and posing a risk
of asset impairment. It may also exert pressure on rental levels, vacancy rates,
and asset valuations of assets. The challenges faced by the industry may also
exacerbate the operational and financial risks of project partners, potentially
exerting an indirect impact on cooperative projects. The Group will closely
monitor industry trends and flexibly adjust its operational strategies to address
these related risks.

Policy Risks

The Group’s business is extensively affected by a wide range of PRC laws and
regulations and policy regulation, including but not limited to economic and fiscal
policies, industrial regulations, enterprise regulations, real estate and property
management regulations, and various policy guidelines related to the new real
estate development model. In addition, the PRC government’s various reform
measures on real estate are expected to continue to be adjusted and improved.
The Group will carefully interpret the policies and pay close attention to the
market situation, and flexibly adjust its corporate strategies and sales plans to
cope with the risks arising from the policy changes.
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Exchange Rate Risks

There is a fluctuation in Renminbi exchange rate. The Group’s main assets are
located in mainland China while the reporting currency of Group’s financial
reports is Hong Kong dollar. The fluctuation in Renminbi exchange rate will
cause changes in the value of the Group’s assets and earnings denominated in
Renminbi against Hong Kong dollar, the reporting currency. The Group did not
adopt any financial instrument to hedge against exchange rate risk in the year.
In future, the Group will monitor the exchange rate fluctuations, enhance its risk
management capabilities, prudently evaluate and consider appropriate financial
instruments to manage the related risks.

Investment Risks

The Group involves in real estate project investment, equity investment and
emerging industry investment. Changes in external environment, such as
macroeconomic fluctuations, changes in social environment, industry policy
adjustments or other uncontrollable factors, may cause the invested projects not
meeting expectations, and may result in the Group making impairment provisions
against such investments, which could affect the Group’s net assets, sales
revenue and profitability. The Group has established corresponding management
and decision-making mechanisms for investment business, and will continue to
optimize the internal control system in the future, while closely monitoring market
dynamics and actively responding to risks from the external environment.

Debt Risks

The debt risks to which the Group is subject represent those risks of capital
shortage, rising financing costs or default on debts potentially related to the
Group’s receding solvency caused by lower-than-expected incomes from
investment projects, changes in external environment and other factors.
Main countermeasures include: optimizing the debt structure and maturity
arrangements to maintain a stable financial leverage; strengthening cash flow
management to enhance asset operational efficiency; and adhering to prudent
investment principles to ensure that new investments align with solvency.

Operational Risks

The Group’s operations may be affected by multiple risk factors related to its
business. Inadequate internal processes, misconduct by individual employees,
and breach of duty by external partners, delay in the schedule of construction
projects caused by climate change related factors, or other external factors
beyond control may have certain negative impacts on the Group’s operation.
The Group will continue to optimize its management, improve its internal control
system and enhance its operational capabilities and customer satisfaction so as
to avoid such risks.
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Industry Competitiveness Risks

In the stage of deploying and developing its innovative business, the Group
faces the risk of insufficient profitability in its innovative businesses. As the
innovative businesses are still in the incubation stage, factors such as the market
cultivation cycle, business model refinement, industry competition landscape, and
professional operational capabilities make it challenging to form a differentiated
competitive advantage in the short term regarding business development pace
and market expansion effectiveness. This has a certain impact on enhancing the
Group’s overall industry competitiveness and optimizing its business structure.
The Group will focus on its core development directions, continuously refine the
business models of its innovative ventures, intensify efforts in cultivating core
capabilities and building a professional talent pool for innovative businesses,
and strengthen the synergistic development effect between innovative
businesses and the core real estate business. Meanwhile, the Group will
enhance market research and operational control, dynamically optimize the
development strategies for innovative businesses, steadily improve their market
competitiveness, and bolster the Group’s overall industry competitiveness.

Highlight of ESG Report

In 2025, the Company continued to adhere to its development vision of being
“Innovative Constructor of Industrial Cities, Wealthy Livelihood Operator”. By
further implementing the philosophy of sustainable development and integrating
environmental, social and governance (ESG) principles into its strategic planning
and daily operations, the Company has continuously enhanced sustainable
development and long-term value creation capabilities, with an aim to promote
high quality development of the Company.

In the year, we have remained committed to our ESG responsibilities, continued
to enhance our ESG management mechanism, and further solidified the three-tier
governance foundation of “decision-making — management — implementation”.
The Group steadily elevated its compliance governance capacity, strengthened
the synergy of compliance, risk control, internal control and legal functions,
and obtained the IS037301 Compliance Management System Certification. We
actively advanced environmental, quality and occupational health and safety
management system certifications, leveraged digitalization to strengthen quality
and safety management, and delivered high-quality green and healthy buildings.
We received the “2025 Outstanding Performance of Listed Companies (Real
Estate G30+)" award and the “2025 Shenzhen ‘Excellent Corporate Chief
Quality Officer’” title. Committed to being customer-centric and responsible
marketing, the Group strengthened brand management and risk control,
continuously improved customer experience and satisfaction, and promoted
sustainable development. We optimized the human resource management
system, broadened career development channels, fostered a diverse, equitable
and inclusive workplace, and achieved mutual growth between employees and
the Company. We also actively engaged in social welfare, community services
and rural revitalization, guided community governance through Party building, and
continued to create community harmony and social value.

EERFRE

AEBEAMEGHRRERRE BRAMEHEN
ENTENRR -ANMEBHEESR RHHES
BH BEEIE - TERFRAREXEERES
FREFE ZHLRNELTHIRYREHRE
THERCHEFED HAEERREERFINRA
REBERBEARTR-—EX B - XERRRER
LDEELE FETERMERBRRI WA
EBROENEBREXEANT @#E RCAIMEHRA
hETENGESRUE FRMRHSARLES
BEE PRBCANMEBERRE BRI REARMNE
BhERTE ) BRAEEREERRF -

B MG BB TR

025F  AARMBRE ERAIMERE  =8RE
BEBINEERESR RABTISAERES
ESCESE-—FTHABRRINRAEES THER
ORERRENARMEERIER HBHRARE
B¥Eo

AEE BRABRBCEXRE HERERED,
TREBIESCEERE E—FFEIRR-BEE-#
TIZRAEER AEERBRAGHEEBKT &
EER BE - REREF HEE  1EBMBIS037301
EREEEARE AMARGEEREEER HEE
ERBEARRZ2EERRADE UHFCHEEE
He2ER TERmERBREER LHET 2025
Tt ESERE (M EG0+) JEE R 2026F RIS
MEEEFEFEEE B -FEEBRURRS
f BTEEFEHRA) RIEREEEZRRH
B RFEELERPRREANEREE RAVEEXE
KFE-BRAFHREANEREERR BEMESR
BEE EEZT TS HANRBRE REET
HPRAFMKR AREERSHE AT  HERS
MBNRERZE UERRBEELE FEREML
BHMEALEER



We highly valued communication and collaboration with stakeholders, maintaining
an efficient communication mechanism to proactively respond to community
concerns, with a view to realizing the co-creation and sharing of value. During
the year, the Company retained MSCI-ESG index A rating, and was selected
for the “ESG Development Index for State-owned Enterprises in Greater Bay
Area”. It was also awarded honors including “20th China Listed Companies
Board Golden Round Table Award — Special Contribution Award for Corporate
Governance”, “Yinghua Award for 2025 China Listed Companies”, “Best
Capital Market Communication Award” and “Best ESG Award” at the 8th China
Outstanding IR Awards. The Company maintained strong performance in ESG-
related areas including green building opportunities, health and safety, product
safety and quality, corporate governance and corporate conduct, demonstrating
the continued recognition of its ESG management and achievements from the
capital market and society. The Group will continue to improve its sustainable
development governance framework, enhance integrated collaboration and digital
enablement, advance the integration of ESG thinking into business development,
build a unique ESG management brand, and steadily elevate its overall corporate
value and industry influence.

For details, please refer to the “2025 Environmental, Social and Governance
Report” to be issued by the Company.

Summary of Financial Information

A summary of the published results of the assets, liabilities and non-controlling
interest of the Group for the last five financial years, as extracted from the
audited financial statements as appropriate, is set out on page 7. This summary
is not part of the audited financial statements.

Property, Plant and Equipment and Investment Properties

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

Properties
Particulars of major properties held by the Group are set out on pages 265 to
272,

Share capital and Reserves

Details of the share capital of the Company and movements in the reserves of the
Group during the year are set out in the Consolidated Statement of Changes in
Equity on pages 128 to 129 and notes 27 and 40 to the financial statements.

Interest Capitalisation
Interest of approximately HK$738,008,000 was capitalised during the year in
respect of the Group’s property development projects.
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Major Customers and Suppliers

In the year under review, both the aggregate sales attributable to the Group’s
five largest customers and the aggregate purchases attributable to the Group’s
five largest suppliers were less than 30% of the Group’s sales and purchases
respectively.

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

Donations
During the year, the Group has made donations of approximately HK$625,330 for
charitable or other purposes.

Directors

The Directors as at the date of this report are listed on page 4 of this report. The
changes in Board membership during the year and up to the date of this report
are set out below:

—  Mr. WANG Yuwen was appointed as the Chairman of the Board on 29 April
2025.

—  Ms. CAl Xun and Prof. GONG Peng were appointed as members of the
Nomination Committee of the Board with effect from 30 June 2025.

—  Ms. SHI Xiaomei retired as an Executive Director of the Company on 23
January 2026.

—  Dr. XIANG Dong was appointed as an Executive Director of the Company on
30 March 2026.

In accordance with article 100 of the articles of association of the Company,
Mr. LI Wai Keung and Prof. GONG Peng will retire by rotation at the forthcoming
annual general meeting and being eligible, have offered themselves for
re-election.
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Dr. XIANG Dong was appointed by the Board as a Director to fill casual vacancy
on 30 March 2026. In accordance with article 91 of the articles of association of
the Company, Dr. XIANG will hold office as a Director only until the next following
general meeting of the Company after his appointment and, being eligible, he has
offered himself for re-election at the forthcoming annual general meeting of the
Company.

The list of directors who have served on the boards of the subsidiaries
of the Company during the year is available on the Company’s website at
www. shenzheninvestment.com under the “Corporate Governance” section.

Update on Directors’ Information
Ms. CAI Xun resigned as a non-executive director of Road King Infrastructure
Limited (1098.HK) on 23 September 2025.

Mr. YAN Zhongyu was appointed as a non-executive director of Road King
Infrastructure Limited (1098.HK) on 23 September 2025.

Directors’ and Senior Management's Biographies
Biographical details of the Directors and the senior management of the Group are
set out on pages 47 to 54 of this report.

Directors’ Service Contracts
None of the Directors 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.

Directors’ Material Interests in Transaction, Arrangement and
Contract

None of the Directors or his/her connected entity had a material interest,
whether directly or indirectly, in any transactions, arrangements or contracts of
significance in relation to the business of the Group which were entered into by
the Group and subsisting during or at the end of the year.

Directors’ Interests in Competing Businesses

Save as disclosed below, none of the Directors has any direct or indirect interest
in a business which competes or may compete, with the business of the Group as
required to be disclosed under the Listing Rules.

Mr. WANG Yuwen and Ms. CAl Xun are directors of both Shum Yip Holdings
Limited (“SYH") and Shum Yip Group Limited (“SYG”). Dr. XIANG Dong is a director
of SYG. SYH and SYG, through their subsidiaries and associates, have interests in
property investment and development businesses in the PRC.
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Mr. YAN Zhongyu is a director of Shahe Industrial Co., Ltd. (000014.SZ), whose
shares are listed on Shenzhen Stock Exchange and has interests in property
investment and development businesses in the PRC.

Mr. YAN Zhongyu is also a non-executive director of Road King Infrastructure
Limited (1098.HK), an associated company of the Company, whose shares are
listed on The Stock Exchange of Hong Kong Limited (the “Stock Exchange”) and
engages in property investment and development businesses.

Emoluments of Directors and Chief Executives and the Five
Highest Paid Employees

Details of the Directors’ and chief executives’ emoluments and of the five highest
paid employees in the Group are set out in note 9 to the financial statements.

Management Contracts

No contracts concerning the management and administration of the whole or any
substantial part of the business of the Group were entered into or existed during
the year.

Share Option Scheme

The Company adopted a share option scheme on 22 June 2012 (“Old Share
Option Scheme”), which had expired on 19 June 2022. No further options may
be granted under the Old Share Option Scheme and all outstanding options have
lapsed during the year.

The Company adopted a new share option scheme on 31 May 2022 (“Share
Option Scheme”). No options have been granted under the Share Option Scheme
since its adoption. 882,249,311 options are available for grant at the beginning
of 2025, and 889,879,311 options are available for grant at the end of 2025 and
at the date of this report, under the Share Option Scheme.

The major terms of the Share Option Scheme are set out below:

1. The purpose of the Share Option Scheme is to provide the Company
with a flexible means of giving incentive to, rewarding, remunerating,
compensating and/or providing benefits to the participants (“Participant(s)”)
and for such other purposes as the Board may approve from time to time,
and to provide the Participants with the opportunity to acquire propriety
interests in the Company to encourage the Participants to work towards
enhancing the value of the Company and its shares for the benefits of the
Company and its shareholders as a whole.
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The Participants of the Share Option Scheme are the employee or director
(including executive, non-executive and independent non-executive
directors) of any member of the Group comprising the Company, Shum
Yip Holdings Company Limited, a substantial shareholder of the Company,
Shum Yip Group Limited, the holding company of Shum Yip Holdings
Company Limited, and their respective subsidiaries and associated
companies from time to time (the “SY Group”), or any employee, partner or
director of any business consultant, joint venture partner, financial adviser
and legal adviser of and to any member of the SY Group, as the Board may
at it absolute discretion determine.

The total number of shares which may be issued upon exercise of all
options to be granted under the Share Option Scheme and any other share
option schemes of the Company, shall not in aggregate exceed 10% of the
total number of shares in issue as at the date of adopting the Share Option
Scheme, being 889,879,311 shares. As at the date of this report, the total
number of shares available for issue under the Share Option Scheme is
889,879,311, representing approximately 10% of the shares in issue of the
Company.

The total number of shares issued and to be issued upon exercise of the
options granted and to be granted pursuant to the Share Option Scheme
and any other share option schemes of the Company to each Participant
(including exercised, cancelled and outstanding options) in any 12-month
period shall not exceed 1% of the total number of shares of the Company
in issue, unless otherwise separately approved by the shareholders of the
Company in a general meeting. Further, any grant of option to a Participant
who is a substantial shareholder or an Independent Non-executive
Director of the Company, or any of their respective associates, which
would result in the shares issued and to be issued upon exercise of all
options already granted and to be granted under the Share Option Scheme
and any other share option schemes of the Company (including options
exercised, cancelled and outstanding) to him in the 12-month period up
to and including the date of such grant (i) representing in aggregate more
than 0.1% of the total number of shares of the Company in issue; and (i)
having an aggregate value, based on the closing price of the shares of the
Company at the date of each grant, in excess of HK$5,000,000, is subject
to the approval of the shareholders of the Company in general meeting.

The exercise period of any option granted under the Share Option Scheme
is to be determined by the Board at its absolute discretion, and shall expire
no later than the 10th anniversary of the date upon which the option is
granted and accepted in accordance with the Share Option Scheme.
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6.  There is neither any minimum period for which an option must be held, nor

any performance target which is needed to be achieved by the grantee,
before the option can be exercised unless otherwise determined by the
Board and specified at the time of the offer.

The period open for acceptance of an offer of the grant of the option shall
be determined by the Board at its absolute discretion provided that it shall
not be opened for acceptance after the 10th anniversary of the date the
Share Option Scheme is adopted or after the Share Option Scheme has
been terminated in accordance with the provisions thereof, whichever is
earlier. An amount of HK$1.00 is payable by the grantee on acceptance of a
grant.

The exercise price of options granted shall be a price determined solely
by the Board and shall be at least the highest of (i) the closing price of
the Company’s shares as stated in the daily quotations sheet of the Stock
Exchange on the date of grant, which must be a business day; (ii) the
average closing price of the Company’s shares as stated in the Stock
Exchange’s daily quotations sheets for the 5 business days immediately
preceding the date of grant; and (iii) the nominal value of a share in the
Company.

The Share Option Scheme shall be valid and effective until 31 May 2032
unless otherwise terminated in accordance with the terms stipulated
therein.

Please refer to note 29 to the financial statements for further information on the
share option schemes of the Company.
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The particulars of, and movements in, the outstanding share options granted TFTX &I EREEREFZIETEREEHRTE
under the Old Share Option Scheme during the year are set out below: BRI ERETE) !

Employee Participants 5,160,000 28/9/2021  Fully vested and exercisable on 2.00 -
EE28% or before 17 January 2025
BEEREBBRAN
5E1BITRA ZA
Rt

5,160,000 - -

2,470,000 28/9/2021  Fully vested and exercisable on 2.00 -
or before 27 September 2025
BEEREBBRIN
5EIR7AHZH
Rt

2,470,000 - -

Total 7,630,000 - - 7,630,000 - -

A
At
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Directors’ Interests in Shares

As 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 and any associated corporations (within the meaning of Part
XV of the Securities and Futures Ordinance (“SFO”)) which were notified to the
Company and the Stock Exchange pursuant to Divisions 7 and 8 of Part XV of the
SFO (including interests and short positions which were taken or deemed to have
under such provisions of SFO), or which were recorded in the register required
to be kept under Section 352 of the SFO or which were required to be notified to
the Company and the Stock Exchange pursuant to the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model Code”) adopted by the
Company were as follows:

Long positions in the shares (“Shares”) and underlying shares of the Company:

Name of director Capacity

EE -y =L

LI Wai Keung Beneficial owner
e L BHEAA

2 B i

R2025F 12831 B EERARARBITHABRA
REREMBEEE (CERB5RIBERM (5

KEREGA) BXE) 2RO BERN RESTE
BEREES RIS R EXVBET RSN BAENTER
BIRMR Iz RakXE (BEREESKBERG
ZEBRBXEEFRARABEZERZRKE) » did
BRREES RPERAIENMEEFE Bl
BakXE UREARDREMZ LMBETAESE
TRETSNEETH (TREFH))) BNEARF
MRz BERABMT

rAaERERG (ki) MABRNZEFER

Number of Percentage of
Shares Shares in issue
HEBETRG

RHEE ZBRl
(Note)

(i3]

1,180,880 0.01

Note: The percentage was calculated based on 8,898,793,115 Shares in issue as at 31
December 2025.

Save as disclosed above, none of the Directors and chief executive of the
Company had, as at 31 December 2025, any interests or short positions in
any Shares and underlying shares or debentures of the Company or any of its
associated corporations (which is the meaning of Part XV of the SFO) which would
have to be notified to the Company and the Stock Exchange pursuant to Divisions
7 and 8 of Part XV of the SFO (including interests and short positions which were
taken or deemed to have under such provisions of SFQ), or which were recorded
in the register required to be kept by the Company under Section 352 of the SFO,
or which were required to be notified to the Company and the Stock Exchange
pursuant to the Model Code. Save as disclosed above, at no time during the
year was the Company or any of its subsidiaries a party to any arrangements to
enable the Directors to acquire benefits by means of the acquisition of shares
in, or debts securities (including debentures) of, the Company or its associated
corporations and none of the Directors, or their spouse or children under the age
of 18, had any rights to subscribe for equity or debt securities of the Company or
its associated corporations, or had exercised any such rights.

Mizx: BOLEBIREEE2025FE128318 2B 8178
158,898,793,11588 5154 o

P& TR BEE N R2025E 12831 B EESR
EABBRBTBAER AL RETEERLE (€
ERESH RIS R EXVE) 2 ERRHG RABBERKRN
FESTHEERIEESMPE KRG EXVIEET KRR
BHEAABRBRIzEARGEEXE (BERE
BERBERAZEBEXHEFRRABERE 2R
BRAR) REBRNRIEES MBE R FEGMEA
HARBBEEZERMZERYNE > RRBICEST
BB G A AR R RN A o ff E X
BEN REREAERE AABREEANERF
BE2EAMZH CEETERBAR R REREH
FEZRMUERES (BERS MEF TELM
EEYHERI T \GUATFLHEEEATRER
NEREER B ERNERES 2 ENRET
EEMZERER -



Substantial Shareholders

So far as is known to any director or chief executive of the Company, as at 31
December 2025, the interests and short positions of the shareholders (other
than directors or chief executives of the Company) who had interests or short
positions in the Shares and underlying shares of the Company which would fall
to be disclosed to the Company under the provisions of Divisions 2 and 3 of Part
XV of the SFO, or which were recorded in the register required to be kept by the
Company pursuant to Section 336 of the SFO, were as follows:
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FEBRH
RERFERNEZTHARSTRAEMAN  [220255F
128318 KRR (FRAEFHARSTHAERIN it
ARARRDRERROTEBEREESRPER
BIENBE2REIN B2 EXAA AT KEZ Bk
KB W BN A AR RIEES KB ERHFE3361%
AREZECMzEm BT

Shum Yip Group Limited* (“SYG") Interest in controlled corporation 5,622,994,189 (ete2) - 63.19

REEBBRAR (TF£ER) REEE R OiikE2)

Shum Yip Holdings Company Limited (“SYH")  Beneficial owner 5,546,307,730 - 62.33

FE EE BRAR (DFR% &E)) BmEBAA
Interest in controlled corporation 76,686,459 Mete 3 - 0.86
REEE R L

ALPHA-OMEGA CORPORATION Beneficial owner 981,486,312 - 11.03
EREAA

Notes: MIE -

1. The percentage was calculated based on 8,898,793,115 Shares in issue as at 31
December 2025.

2. SYG is deemed to be interested in the 5,622,994,189 Shares which SYH is interested in by
virtue of SYH being its direct 90%-owned subsidiary.

3. These 76,686,459 Shares were held by Goldclass Industrial Limited, a wholly-owned
subsidiary of Successful Years Holdings Limited, which in turn is wholly-owned by Shum Yip
Finance Company Limited (“SYF”). SYF is a wholly-owned subsidiary of SYH and accordingly,
SYH is deemed to be interested in these 76,686,459 Shares.

* For identification purpose only

1. BEDOLLAIRBEE2025F128318 2 227K H%
8,898,793,115& 5t & o

2. FF¥E (EE AFEEEBEEERIO%ER 2 M
BRE BUREELEERRANFE (&F) HA#E
25,622,994, 1890 AR h E A 4 o

3. %%576,686,459/% i% 17 FSuccessful Years Holdings
Limitedz 2 BB ARMABERBRARRKA
fSuccessful Years Holdings Limited F %% 2 & B B4 75
BRAB (NRXER) 2BEEB FETMAF
¥ (BB ME2BENBAR ALt FRE (EE) #
185 %A %%76,686,459P% & 17 AV AE RS ©
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Saved as disclosed above, as at 31 December 2025, the Company had not been
notified by any person (other than directors and chief executives of the Company)
who had interests or short positions in the Shares and underlying shares of the
Company under the provisions of Divisions 2 and 3 of Part XV of the SFO, or
which were recorded in the register required to be kept under Section 336 of the
SFO.

Equity-Linked Agreements
Other than the share option schemes of the Company as disclosed above, no
equity-linked agreements that will or may result in the Company issuing shares or
that require the Company to enter into any agreements that will or may result in
the Company issuing shares were entered into by the Company during the year or
subsisted at the end of the year.

Related Party Transactions

Details of the significant related party transactions undertaken in the normal
course of business are provided under note 39 to the financial statements.
Some of these transactions also constituted non-exempt connected transactions
under the Listing Rules, for which the Company has complied with the applicable
disclosure requirements.

Connected Transactions

Set out below is the information in relation to the connected transactions and
continuing connected transactions carried out by the Group during the year,
particulars of which were previously disclosed by way of announcements and are
required under the Listing Rules to be disclosed in this report.
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Connected Transaction

On 22 August 2025, Shum Yip Smart Technology (Shenzhen) Co., Ltd. (“Shum
Yip Technology”), a wholly-owned subsidiary of the Company, entered into a
digitalization framework agreement (the “Digitalization Framework Agreement”)
with Shum Yip Group which sets out the framework for the engagement of Shum
Yip Technology for the provision of certain services of digitalization development
and maintenance to certain members of Shum Yip Group (including the Company
and its subsidiaries) (the “Users”). Pursuant to the Digitalization Framework
Agreement, Shum Yip Technology will, subject to the entering into of individual
contracts, provide the services of digitalization development and maintenance
to the Users, and Shum Yip Group will act as the coordinator in relation to each
service project and one of the Users, and the fees receivable by Shum Yip
Technology under the Digitalization Framework Agreement are to be borne by
and allocated among the Users. The maximum amount of services fees payable
to Shum Yip Technology by the Users is RMB24,573,455 (including tax). And,
according to the costs allocation arrangement under the Digitalization Framework
Agreement, the maximum aggregate amounts of service fees payable to Shum
Yip Technology by the Users who are not members of the Group, namely Shum
Yip Group and its subsidiaries Shum Yip Shahe Group Co., Ltd., Shenzhen Shum
Yip Infrastructure Holdings Co., Ltd., Shenzhen Science & Industry Park Group
Co., Ltd. and Shenzhen Guangming Science City Development and Construction
Co. Ltd. (collectively the “SY Users”) in respect of the development services is
approximately RMB11,438,018.33 (including tax). As Shum Yip Group is the
ultimate controlling shareholder of the Company, all the SY Users are therefore
connected persons of the Company. Accordingly, the transactions with the SY
Users contemplated under the Digitalization Framework Agreement constitute
connected transactions of the Company and are subject to the reporting and
announcement requirements but exempt from the independent shareholders’
approval requirement under Chapter 14A of the Listing Rules. Details of the
transactions under the Digitalization Framework Agreement were set out in the
announcement of the Company dated 22 August 2025.
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Continuing Connected Transactions

1.

On 28 March 2022, Shum Yip Terra Land Investment & Development
(Shenzhen) Co., Ltd. (“Shum Yip Terra Land Company”, an indirect
nonwholly-owned subsidiary of the Company), Zhongshan Vanke Enterprise
Co., Ltd. (“Zhongshan Vanke”) and Zhongshan Shenye Wansheng
Investment Co., Ltd. (the “Project Company”, an indirect non-wholly-
owned subsidiary of the Company owned as to 50% by Shum Yip Terra
Land Company and 50% by Hefei Vanke Ruixiang Real Estate Company
Limited (“Hefei Vanke”)) respectively entered into a development and
construction services agreement regarding the provision by Zhongshan
Vanke of a full range of management services for the development,
construction, marketing and other affairs in relation to the piece of land
situated at Zhongshan City, Guangdong Province, the PRC held by the
Project Company for the period commencing from 28 March 2022 to 28
March 2032 (or the day on which Zhongshan Vanke completes all the
work under the said agreement (whichever is earlier)) (the “Development
and Construction Services Agreement”). The annual cap of the service fee
(“Service Fee”) payable by the Project Company to Zhongshan Vanke for
the services provided under the Development and Construction Services
Agreement is RMB250 million, RMB300 million, RMB320 million, RMB250
million, RMB170 million, RMB250 million and RMB95 million for the
years ending 31 December 2022, 2023, 2024, 2025, 2026, 2027 and
2028 respectively. The annual cap for Service Fee for each of the four
years ending 31 December 2029, 2030, 2031 and 2032 is set at zero
because while Zhongshan Vanke may be required to provide follow up
services, it is expected that the Service Fee would be fully settled and
paid to Zhongshan Vanke by the year ending 31 December 2028. As Hefei
Vanke is a substantial shareholder of the Project Company and both Hefei
Vanke and Zhongshan Vanke are subsidiaries of China Vanke Co., Ltd.,
Zhongshan Vanke is therefore an associate of a substantial shareholder of a
subsidiary of the Company and thus a connected person of the Company at
the subsidiary level. Accordingly, the transactions contemplated under the
Development and Construction Services Agreement constitute continuing
connected transactions of the Company under Chapter 14A of the Listing
Rules and are subject to the reporting and announcement and annual
review requirements but is exempt from the independent shareholders’
approval requirement under Chapter 14A of the Listing Rules. Details of the
transactions under the Development and Construction Services Agreement
were set out in the announcement of the Company dated 28 March 2022.

For the year ended 31 December 2025, the Service Fee paid by the
Project Company to Zhongshan Vanke amounted to RMB44,508,355.11
(representing approximately 17.80% of the annual cap for 2025).
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On 6 January 2025, Shum Yip Property Operations Group Co., Ltd.
(“Shum Yip Property Operations”), a non-wholly owned subsidiary of the
Company, and Shenzhong (Guangdong) Gaoxin Industrial Development
Co., Ltd. (“Shenzhong GID") entered into the Industrial Park Property
Services Agreement, pursuant to which Shum Yip Property Operations shall
provide property services at Zhongshen Science and Technology Innovation
Industrial Park located at Zhongshan City for a term of three years from 1
January 2025 to 31 December 2027. The annual cap for the all-in service
fees receivable by Shum Yip Property Operations under the Industrial Park
Property Services Agreement for each of the 3 years ending 31 December
2027 is set at RMB31,060,346.40. As Shenzhong GID is a non-wholly
owned subsidiary of Shum Yip Group, the ultimate holding company of the
Company, Shenzhong GID is therefore a connected person of the Company.
Accordingly, the transactions contemplated under the Industrial Park
Property Services Agreement constitute continuing connected transactions
of the Company and are subject to the reporting and announcement
requirements but exempt from the independent shareholders’ approval
requirement under Chapter 14A of the Listing Rules. Details of the
transactions under the Industrial Park Property Services Agreement were
set out in the announcement of the Company dated 6 January 2025.

For the year ended 31 December 2025, the service fees paid by Shenzhong
GID to Shum Yip Property Operations amounted to RMB7,869,603.41
(representing approximately 25.34% of the annual cap for 2025).

2.

Shenzhen Investment Limited ZEIIZERBRAG | ()71
Annual Report €3 2025

Directors” Report
HHEGHRY

R2025FE1B6H ) FENEBEERBROERA
B (DREMEEE ) ARE—BIF2ENRBA
B) R (BR) eMEXEERERAR (TF
hEHEXER) TUEEMERTHE Bt
REMEBEENPUTFRREANELE
RIEMER > B2025F1 B1HEE2027F128
NHIEAR=F - REZE2027F12831HE=R
FESF FEUEEERBEMERE HZ
BTRBZEERFEZEFELIREAARK
31,060,346.407cc AN AR B M EXEARRT
CREERNBDFEERZIEZENBAR
WERTEMELEARAT ZEAEAL Rt
RELTRNENE BEYERTHEET
BETZRGBHARBZBERER S B
EFRFRAESHE FERRETBURE
HERE ERYMERBHBZEBE T 2R B 26
BERAAT REEA2025FE1H6H 2 AS o

HE2020F12B31HILEE FREHE
YERREYEEEETNREEAAR
#%7,869,603.417% (1520255 FE LIRA
25.34%) o



072

Shenzhen Investment Limited ZF3IZREFRAT
Annual Report 3§ 2025

Directors” Report

HH G
3. 0On 20 January 2025, Shenzhen Guangming Science City Development

and Construction Co., Ltd. (“Science City Co.”) and Shum Yip Property
Operation Group Co., Ltd. (“Shum Yip Property Operation”), a non-wholly
owned subsidiary of the Company, entered into a property management
services agreement (the “2025 Property Management Services Agreement”)
with respect to the engagement by Science City Co. of Shum Yip Property
Operation to provide property management services in relation to the
property (comprising office, laboratories, apartments and commercial areas)
situated at Northwest side of the intersection of Yongchuang Road and
Qiangxia 1st Road, Guangming District, Shenzhen, the PRC for the period
from 1 January 2025 to 25 April 2025 (both dates inclusive). The cap of
the management services fees (tax inclusive) payable by Science City Co.
under the 2025 Property Management Services Agreement for the period
from 1 January 2025 to 25 April 2025 is RMB7,716,693. As Science City
Co. is a subsidiary of Shum Yip Group, the ultimate holding company of the
Company, Science City Co. is therefore a connected person of the Company.
Accordingly, the property management services contemplated under the
2025 Property Management Services Agreement constitutes a continuing
connected transaction of the Company and is subject to the reporting,
announcement and annual review requirements, but is exempt from the
independent shareholders’ approval requirement under Chapter 14A of
the Listing Rules. Details of the transactions under the 2025 Property
Management Services Agreement were set out in the announcement of the
Company dated 20 January 2025.

For the period from 1 January 2025 to 25 April 2025, the service fees
paid by Science City Co. to Shum Yip Property Operations amounted to
RMB7,451,784.87 (representing approximately 96.57% of the cap for the
period).
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On 25 July 2025, Shenzhen Guangming Science City Development
and Construction Co., Ltd. (“Science City Co.”) and Shum Yip Property
Operation Group Co., Ltd. (“Shum Yip Property Operation”), a non-wholly
owned subsidiary of the Company, entered into a property management
services agreement (the “Property Management Services Agreement”)
with respect to the engagement by Science City Co. of Shum Yip Property
Operation to provide property management services and electromechanical
facilities management and maintenance services in relation to the property
(comprising office, laboratories, apartments and commercial areas) situated
at Northwest side of the intersection of Yongchuang Road and Qiangxia 1st
Road, Guangming District, Shenzhen, the PRC for a term of two years from
26 July 2025 to 25 July 2027 (both dates inclusive). The annual cap of the
services fees (tax inclusive) payable by Science City Co. under the Property
Management Services Agreement for the period from 26 July 2025 to 31
December 2025, for the year ending 31 December 2026 and for the period
from 1 January to 25 July 2027 is RMB11,757,000, RMB30,984,000
and RMB17,368,000 respectively. As Science City Co. a subsidiary of
Shum Yip Group, the ultimate holding company of the Company, Science
City Co. is therefore a connected person of the Company. Accordingly, the
services contemplated under the Property Management Services Agreement
constitutes continuing connected transactions of the Company and are
subject to the reporting, announcement and annual review requirements,
but are exempt from the independent shareholders’ approval requirement
under Chapter 14A of the Listing Rules. Details of the transactions
under the Property Management Services Agreement were set out in the
announcement of the Company dated 27 July 2025.

For the period from 26 July 2025 to 31 December 2025, the management
services fees paid by Science City Co. to Shum Yip Property Operation
amounted to RMB11,439,545.28 (representing approximately 97.30% of the
annual cap for 2025).
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The Independent Non-executive Directors, having reviewed the continuing
connected transactions set out above, confirmed that such transactions had been
entered into

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

(ii) according to the agreement governing them on terms that are fair and
reasonable and in the interests of the shareholders of the Company as a
whole.

The Company has engaged its external auditor, Ernst & Young, to report on the
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 (Revised) “Auditor’s Letter on Continuing Connected
Transactions under the Hong Kong Listing Rules” issued by the Hong Kong
Institute of Certified Public Accountants. The auditor has issued an unqualified
letter containing the findings and conclusions in respect of the aforesaid
continuing connected transaction in accordance with Rule 14A.56 of the Listing
Rules.

In respect of the continuing connected transactions, the Company’s auditor
confirmed that:

()  nothing has come to their attention that causes them to believe that
the continuing connected transactions have not been approved by the
Company’s board of directors;

(i) for transactions involving the provision of services by the Group,
nothing has come to their attention that causes them to believe that the
transactions were not, in all material respects, in accordance with the
pricing policies of the Group;

(iiy  nothing has come to their attention that causes them to believe that the
transactions were not entered into, in all material respects, in accordance
with the relevant agreements governing such transactions; and

(iv) with respect to the aggregate amount of the continuing connected
transactions, nothing has come to their attention that causes them to
believe that the continuing connected transactions have exceeded the
annual cap as set by the Company.
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Purchases, Sale or Redemption of the Company’s Securities
Neither the Company nor any of its subsidiaries had purchased, sold or redeemed
any of the Company'’s listed securities during the year.

Public Float

Based on the information that is publicly available to the Company and within the
knowledge of its Directors, throughout the year and up to the date of this report,
there is sufficient public float, as not less than 25% of the Company’s issued
Shares are held by the public.

Continuing Disclosure Requirements Under Rule 13.21 of the
Listing Rules

Banking facilities with covenants in relation to specific performance of the
controlling shareholder:

On 26 June 2019, the Company as borrower accepted the facility letter
(the “1st Facility Agreement”) relating to a revolving loan facility of up to
RMB1,000,000,000 (the “1st Facility”) offered by a bank as lender. The 1st
Facility is subject to annual review by the lender.

On 11 May 2023, the Company as borrower accepted a facility letter (the “2nd
Facility Agreement”) relating to a revolving loan facility of up to HK$500,000,000
(or its equivalent amount in RMB) (the “2nd Facility”) offered by a bank as lender.
The term of the 2nd Facility is 3 years.

On 12 May 2023, the Company as borrower accepted a facility letter (the “3rd
Facility Agreement”) relating to a term loan facility of HK$1,000,000,000 (the
“3rd Facility”) offered by a bank as lender. The term of the 3rd Facility is 3 years.

On 16 May 2023, the Company as borrower entered into a facility agreement (the
“4th Facility Agreement”) with certain banks as lenders relating to a term loan
facility of HK$3,500,000,000 (the “4th Facility”). The term of the 4th Facility is 3
years.

On 5 February 2024, the Company as borrower accepted a facility letter (the “5th
Facility Agreement”) relating to a term loan facility of HK$1,000,000,000 (or its
equivalent in US$) (the “5th Facility”) offered by a bank as lender. The term of the
5th Facility is 3 years.
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On 6 February 2024, the Company as borrower accepted a facility letter (the “6th
Facility Agreement”) relating to a term loan facility of HK$300,000,000 (or its
equivalent in RMB) (the “6th Facility”) offered by a bank as lender. The term of
the 6th Facility is 3 years.

On 24 April 2024, the Company as borrower accepted a facility letter (the “7th
Facility Agreement”) relating to a term loan facility of US$100,000,000 (or its
equivalent in HKS) (the “7th Facility”) offered by a bank as lender. The term of the
7th Facility is 3 years.

On 3 July 2024, the Company as borrower accepted a facility letter (the “8th
Facility Agreement”) relating to a revolving loan facility of HK$1,000,000,000 (the
“8th Facility”) offered by a bank as lender. The term of the 8th Facility is 3 years.

On 16 September 2024, the Company as borrower entered into a facility
agreement (the “9th Facility Agreement”) relating to a term loan facility of up to
HK$2,000,000,000 (the “9th Facility”) offered by a bank as lender. The term of
the 9th Facility is 36 months.

On 20 March 2025, the Company as borrower entered into a facility
agreement (the “10th Facility Agreement”) with certain banks as lenders for a
HK$4,000,000,000 term loan facility (the “10th Facility”) for a term of up to 3
years.

On 20 March 2026, the Company as borrower entered into a facility
agreement (the “11th Facility Agreement”) with certain banks as lenders for a
HK$3,200,000,000 term loan facility (the “11th Facility”) for a term of up to 3
years.

On 24 March 2026, the Company as borrower entered into a facility agreement
(the “12th Facility Agreement”, together with the 1st Facility Agreement,
2nd Facility Agreement, 3rd Facility Agreement, 4th Facility Agreement, 5th
Facility Agreement, 6th Facility Agreement, 7th Facility Agreement, 8th Facility
Agreement, 9th Facility Agreement, 10th Facility Agreement and 11th Facility
Agreement collectively referred to as the “Facility Agreements”) with a bank as
lender for a RMB800,000,000 (or its equivalent in HK$) term loan facility (the
“12th Facility”) for a term of up to 3 years.
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Under each of the Facility Agreements, it will be an event of default if Shum Yip
Holdings Company Limited ceases to own beneficially at least 35% of the issued
share capital of the Company, ceases to be the single largest shareholder of the
Company, ceases to have management control of the Company, or ceases to
remain beneficially owned as to at least 51% by the Shenzhen Municipal People’s
Government of the People’s Republic of China. For the 11th Facility Agreement
and 12th Facility Agreement, it will also be an event of default if the aggregate
principal amount of all shareholder’s loan granted by any direct or indirect
shareholder to the Company and any other member of the Group (including
any such shareholder’s loan being converted into equity of such member of
the Group at any time after the date of the agreement) shall be less than
HK$14,000,000,000 (or its equivalent in another currency or currencies) during
the life of the respective facility. And, at any time after the happening of an event
of default, all sum payable under the facilities may become immediately due and
payable.

Permitted Indemnity

The articles of association of the Company provides that each Director, Secretary
or other officer of the Company shall be entitled to be indemnified out of the
assets of the Company against all losses or liabilities (to the fullest extent
permitted by the Companies Ordinance) which he/she may sustain or incur in or
about the execution of the duties of his/her office or otherwise in relation thereto.
In addition, the Company has maintained a directors’ and officers’ liability
insurance in respect of relevant legal actions against the Directors and officers.

Auditors

The consolidated financial statements of the Group for the year ended
31 December 2025 have been audited by Ernst & Young (Certified Public
Accountants and Public Interest Entity Auditor registered in accordance with the
Financial Reporting Council Ordinance), who will retire and, being eligible, offer
themselves for re-appointment at the forthcoming annual general meeting of the
Company.

By Order of the Board

WANG Yuwen
Chairman

Hong Kong, 30 March 2026
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Corporate Governance Practices

The Company is committed to maintaining high standard of corporate
governance. The board of Directors (the “Board”) strongly believes that good
corporate governance is essential for effective management, a healthy corporate
culture, successful business growth and enhancing shareholders’ value. The
Company has applied the principles and complied with all code provisions of
the Corporate Governance Code (“CG Code”) as set out in Appendix C1 to the
Rules Governing the Listing of Securities on the Stock Exchange (“Listing Rules”)
throughout the year 2025 except for the deviation of code provision C.2.1 of the
CG Code as expressly stated below.

Pursuant to code provision C.2.1 of the CG Code, the roles of chairman and
chief executive should be separate and should not be performed by the same
individual. During the year ended 31 December 2025, Mr. WANG Yuwen (“Mr.
WANG") continued to act as the President of the Company after he assumed
the role of the Chairman of the Board on 29 April 2025, which deviates from
the above code provision C.2.1. However, such arrangement is temporary in
nature and the Company is in the process of identifying a suitable candidate
with appropriate experience as its President. The Board considers that Mr. WANG
has extensive experience and knowledge in management and is familiar with the
business operations of the Company. Having Mr. WANG as the Chairman of the
Board and President before a new President takes office can ensure the stability
of the Company’s operations and facilitate the execution of the Company’s
business strategies. Under the supervision of other existing members of the
Board, the Board is appropriately structured with balance of power to provide
sufficient checks to protect the interests of the Company and its shareholders.
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Corporate Gulture and Strategy

The Company adheres to the core values of “Sunshine and Honesty, Innovation
and Excellence, Diligence and Commitment, Harmony and Sharing” and acting in
a legal, ethical and responsible manner at all levels, and upholds the corporate
vision of “Innovation-Builder of the City, Operator of People’s Well-being” to
continuously improve corporate governance, strengthen risk controls, promote
a culture of integrity, and firmly establish the fundamentals of high-quality
sustainable development. The Board’s oversight of corporate culture covers
a range of long-term measures and approaches, including prudent financial
reporting, legal and regulatory compliance (including compliance with the code of
conduct and group policies), as well as employee engagement, employee safety
and well-being.

The primary objective of the Company is to bring overall stable returns to
shareholders and create value growth. To this end, the Group is committed to
the long-term sustainable development of its business to achieve recurring
sustainable profitability, focusing on revenue growth, disciplined cost
management and sound financial planning, as well as the integration of social
responsibility and sustainability into its operations. A discussion and analysis
of the Group’s annual performance is set out in the Chairman’s statement and
the Management Discussion and Analysis in this report, and information on the
Group’s sustainability initiatives and key relationships with its stakeholders is
set out in the 2025 Environmental, Social and Governance Report of the Group.
The Board considers the corporate culture of the Company is consistent with the
objectives, values and strategies of the Group.
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The Board

Role and Delegation

Under the leadership of the Chairman, the Board is responsible for shaping and
overseeing the corporate culture, formulating overall strategies and policies of
the Company, supervising and evaluating business and financial performance of
the Company, determining appropriate corporate governance practices applicable
to the Company’s circumstances and ensuring operational efficiency and
effectiveness by establishing a comprehensive corporate governance framework
with appropriate risk control measures and aiming to enhance long-term
shareholders’ value.

The Board has delegated certain functions to respective committees, including
Audit Committee, Nomination Committee and Remuneration Committee, the
details of the responsibilities, membership and activities during the year of
each of them are set out in the section headed “Board Committees” below.
These Board committees assist the Board to discharge its duties while the
responsibilities of the day-to-day operations and business management are
delegated to the Executive Directors and senior management. Matters specifically
reserved to the Board include approval of financial statements, dividend policy,
significant changes in corporate structure, mergers and acquisitions, major
investments, material acquisition and disposal of assets, selection of Directors,
changes to remuneration policy for Directors and senior management, terms of
reference of Board committees, as well as major corporate policies.

The Company has mechanisms in place to ensure independent views and
inputs from Directors are conveyed to the Board. In this regard, as part of the
established governance framework, the independence of Independent Non-
executive Directors is reviewed by the Board regularly. All Board members have
separate and independent access to the management to make enquiries and
obtain information on the Group’s affairs. And, to facilitate effective and active
participation by the Directors, in particular the Independent Non-executive
Directors, Directors are provided with full and timely information about the
conduct of the business and development of the Group, including reports on
significant corporate matters, monthly management updates which contain
periodic financials with summaries of key events, outlook and business-related
matters of the Group. External independent professional advice is also available
to all Directors (including Independent Non-executive Directors) whenever they
deemed necessary. These mechanisms are kept under regular review to ensure
their effectiveness.
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Board Composition

The Board currently comprises four Executive Directors and three Independent
Non-executive Directors. Throughout the year, the number of Independent Non-
executive Directors on the Board meets the one-third requirement under the
Listing Rules.

There is no relationship (including financial, business, family or other material/
relevant relationships) between members of the Board. Biographical particulars
of the Directors are set out on pages 47 to 53 of this report. Each Director has
entered into an appointment letter with the Company for a term of three years.
Pursuant to the Articles of Association of the Company, every Director shall be
subject to retirement by rotation at least once every three years. One third of the
Directors (or if their number is not a multiple of three, then the number nearest to
one-third) shall retire from office at each annual general meeting and eligible for
re-election by shareholders. Also, any Director appointed to fill a casual vacancy
shall retire at the next following general meeting of the Company and be eligible
for re-election by shareholders. A separate resolution is proposed for the re-
election of each Director.

Each Independent Non-executive Director has confirmed that there has been no
subsequent change of circumstances which may affect his independency under
the independence guidelines set out in Rule 3.13 of the Listing Rules. The Board
considers each of them to be independent.

Mr. LI Wai Keung and Dr. WONG Yau Kar, David have served the Board for more
than nine years. The Board considers that they have continued to exercise
independent judgment on the matters of the Group and there is no evidence that
length of tenure is having an adverse impact on their independence. The Board
therefore considers that they remain independent notwithstanding the length of
their tenure.

In respect of the appointment of Mr. YAN Zhongyu as an Executive Director on 10
December 2024 and the appointment of Dr. XIANG Dong as an Executive Director
on 30 March 2026, Mr. YAN Zhongyu and Dr. XIANG Dong obtained legal advice
referred to Rule 3.09D of the Listing Rules on 10 December 2024 and 19 March
2026 respectively, and each of Mr. YAN and Dr. XIANG has confirmed that he
understood his obligations as a director of a listed issuer.
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Chairman and President

During the year, Mr. WANG Yuwen continued to act as the President of the
Company after he assumed the role of the Chairman of the Board on 29 April
2025. The Chairman is responsible for leading the Board to formulate Group-wide
strategies and policies, good corporate governance practices and procedures
together with the directors, determine the strategic directions, business plans and
investment proposals of the Company, assess its performance and supervise the
business affairs of the management in ensuring the effectiveness of the Board,
whereas the President is responsible for overseeing overall operations of the
Company and ensuring the implementation of plans efficiently.

Diversity

The Board recognizes the benefits of a diverse Board with members possessing
a balance of skills, experience and expertise which complement to the business
success of the Group, and seeks increasing diversity at Board level to enhance
the effectiveness of the Board and to achieve a sustainable and balanced
development. The Board Diversity Policy sets out the approach to achieve
diversity in the Board, namely through the consideration of a number of factors,
including but not limited to gender, age, cultural and educational background,
ethnicity, professional experience, skills, knowledge and length of service. All
Board appointments will continue to be made on a merit basis having due regard
to the overall effective functioning of the Board as a whole. The Nomination
Committee will review at least annually the appropriateness of the structure, size
and composition of the Board and will take into account of, among others, the
Board Diversity Policy when considering proposals for appointment or reelection
of Directors. And, the Board will take into account the recommendations from
the Nomination Committee at its regular review of the implementation and
effectiveness of the Board Diversity Policy.

T BLARE
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The Board currently comprises four Executive Directors and three Independent ZEEGEAMANLHNITEER=ZLBIFHTESE
Non-executive Directors, a summary of their profile in terms of gender, age, #BF > WENMH E&H REEEREMNHE /K
length of services and expertise/experience is set out below. The Nomination EFEMELREEHIN T 2L EZEGREEED
Committee and the Board are of the view that Board diversity is achieved. A BEREZEMEZ L.

Gender Male 6
el B
Female 1
pegis
50-59 4
50-597%
60 or above 3
605% A £
Length of Service 5 years or below 4
RBEE SFEFHMUT
Over 5 years 3
5N E
Expertise/Experience Other listed board roles 6
ELSVIE 9 S Hit tmAREEEME
Company executive 7
TETH
Global market experience 2
RIRMIBRR
Public administration 5
NHTH
Related industry experience 3
BRI ERR
Other industries 4
HAti72¢
Professional 3
EES
* multiple professional background and experience may apply to a Director * EFTUBESESZESSNLR

In terms of gender diversity, female representation on the Board represented  FIERIZ TS W EEESERE M TPHARLA
14.3% of the seats on the Board. £14.3%0
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In respect of the Group’s workforce (including senior management), the ratio of
female to male as at 31 December 2025 was approximately 1:1.6. The Company
considers there is a reasonable diversity across its workforce in terms of gender
mix. The Group will continue to take gender diversity into account in its ongoing
recruitment process and to build a diverse and inclusive workforce.

Board Meeting

The Board meets regularly to review the financial and operating performance of
the Company and to discuss future strategy. Four regular Board meetings and
one special Board meeting were held in 2025 to review and approve significant
corporate matters including the Company’s business development, the Group’s
corporate governance policies, proposals for final and interim dividends, annual
report and half-year report, connected transactions and the appointment of
Chairman of the Board. At least fourteen days’ notice of a regular Board meeting
was given to all Directors who were provided with an opportunity to include
matters for discussion in the agenda. The agenda and the accompanying Board
papers were sent to Directors at least three days before the intended date of a
Board meeting. Draft and final versions of minutes of each Board meeting were
circulated to Directors for their comment and record respectively. In addition to
the Board meetings, the Chairman of the Board also held a separate meeting with
the Independent Non-executive Directors without the presence of other Directors
on an annual basis.

FEEEET (BESHREEAER) Mz HE2025E
1A HETHBEEETHLAANA1160K
RADRHETHNNHNECEERAEZ T - AER
REETHREETBRIZEMI S TLFER
UETHBNETER.

HHEFER
EZEENETERUERARANMBEREER
RURAHARRE 2025FRTTORERESE
CER—ABHNEFECRUBRARMEERER
FE BRARENEFER AEEANLEELYN
R BERBLTHRE EBRRFFERS BE
REREAEFEIF -FREFTTHRNENED
RATEOXA2EEEEL 2REFTAKSRY
RENZFRIAZET ZREREFTEHEXM
AREEFCERANEVZRABLEF -RESF
SERLERCRNIBAREERGEEZNES,
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Attendance Record at Board Meetings, Board Committee HEHRHGGHR HHZEGTRIBHRGIHE
Meetings and General Meeting Bz S
The attendance record of each Director at Board meetings, Board committee 12025 R EEHEEESCEE ESLECTE
meetings and general meeting in 2025 is set out below: KRERABNEHHFIMT

No. of meetings held BIINERETH 5 3 1 1 1
Executive Directors HITES
WANG Yuwen FTEX 35 NATER 1N NATREH -
CAI Xun © 2580 55 NAAER NAFRBR NALER v
YAN Zhongyu BEF 55 NAASER NATRBR NATER v
SHI Xiaomei LREHE0 55 NAAEH NATRBER NALER v
Independent Non-executive Directors ~ BIIEHMITES
LI Wai Keung B 5/5 3/3 1 17 v
WONG Yau Kar David BR= 5/5 3/3 1 1 v
GONG Peng ==l 5/5 213 NAREH 11 v

Note: P EE -

() Ms. CAl Xun was appointed a member of the Nomination Committee on 30 June 2025. i) ZEERZITN2025E680HELZTALIRLEED

&
(i) Ms. SHI Xiaomei retired as an Executive Director on 23 January 2026. (i) SHEEIEL L2026 1 F23HBRERITES

(i) Prof. GONG Peng was appointed a member of the Nomination Committee on 30 June 2025. (i) B IEEIZN2025F6 8300 ESEAIRLEE S
=K
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Directors’ Securities Transactions

The Board has adopted the Model Code for Securities Transactions by Directors of
Listed Issuers as set out in Appendix C3 to the Listing Rules (the “Model Code”)
as the code of conduct of the Company for dealing in securities of the Company
by the Directors. Having made specific enquiry to all the Directors, all Directors
confirmed that throughout the year, they had complied with the required standard
set out in the Model Code.

Induction and Continuing Professional Development

Each newly appointed Director will be provided with necessary induction
information to ensure that he/she has a proper understanding of the Company’s
and the Board’s operations, corporate governance practices as well as his/her
responsibilities under relevant statutes, laws, rules and regulations.

The Company will from time to time provide seminars to the Directors to develop
and refresh their knowledge and skills. The Company also continuously updates
Directors on any latest development regarding the Listing Rules and other
applicable regulatory requirements to ensure compliance and enhance their
awareness of good corporate governance practices. During the year, the Company
had arranged an in-house directors’ training on topic under the Listing Rules.

HRETHEFLS
EZECHRMETRAMBRCIHMBELHTHTAES
ETESFRHORETR (MRETR) » FREAT
EFETEFRZNTARR -ERE2RESFLE
EEAR 2REFHRD KENEEEFERN—E
BT RETRFENRERE

NI R S 48 I

EMZENESHRREHSZOABIEINIER > DA
REBEQFGREZENEE - EEELERURNE
RIEG ZR RARERTHEREBEN TH-

ARBRIFRHEZBMANE NERREHEA
BEEE AR THERESRHE TR
hEREEREN RIS BRI  UERSRILREA
HEHRHEERERAERNDH -ER AT ERL
MRABETETELHFABESE -



The Directors are required to provide the Company with their training records. A
summary of the training records reported by the Directors for year 2025 is set

out below:
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EXANFRRRMRSINEI TR EF2HRN
2025F BRI R R BT T

WANG Yuwen FTEX
CAI Xun 23

YAN Zhongyu BRTF
SHI Xiaomei Fali=3i
LI Wai Keung FRA
WONG Yau Kar David BRE
GONG Peng =8

1,2,3
1,2,3
1,2,3
12,3
1,2
1.2
1,2

1. Attending briefing/training seminars/conferences relevant to the industry, business and
their duties.

2. Reading industrial and regulatory updates/monthly management reports etc.

The Board is regularly kept up-to-date on key events, the performance, position and
outlook of the Group through the monthly management reports.

3. Site visit.

SMATE  EBREBESRBEONEN S Hil

et g &k

RETEREEEMEL EEEEARES

EFEEREEECSRREENNSAMEE
EEEEM4 RE - RARASHNRITER -
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Board Committees

The Board has appointed a number of committees to discharge its functions. The
respective roles, responsibilities and activities of each Board committee are set
out below:

Audit Committee

The Audit Committee comprises three members, all being Independent Non-
executive Directors. It is chaired by Mr. LI Wai Keung, who has the appropriate
professional qualifications as required under the Listing Rules, and other
members are Dr. WONG Yau Kar, David and Prof. GONG Peng.

Under its terms of reference, the duties of the Audit Committee include, but
not limited to, making recommendations on the appointment of external auditor
and monitoring the effectiveness of external audit, supervision of internal audit
and oversight of the integrity of financial information and the financial reporting
system, overseeing internal audit, risk management and internal control systems
of the Company and ensuring such functions are adequately resourced. The
full terms of reference of the Audit Committee are available on the Company’s
website and the Stock Exchange’s website.

The following is a summary of the major work performed by the Audit Committee
during the year and up to the date of this report:

HEZAE
EXEERAETZECLURTHBE REESFZ
EERENAG BERIHHIMT :

HZER

ERZEEH=-2ME (IRABIUFHNITES) A
BENZEEMFRRLE REELHRARENE
EEXER) EAEZE AMMEAERERLRE
BEHE -

REARERE BRZEGNBERE (BARK)
BEBFNELIG EEINBESF AN EE
NEES RERUBEERMBRRARNTEML
EEARTNARE AREERNIMEZERRU
RERZSNEARAER BLZEENRELE
EXARARBBIE KRB FEERER

UTRABERZEERFAREERREHETH
ETERHE .



Financial reporting/internal review
Review of financial statements, annual report and results announcement for
years 2024 and 2025 and for the six months ended 30 June 2025;

—  Review of report submitted by external auditor on their statutory audit of
financial statements for years 2024 and 2025 respectively;

—  Review of the observations and recommendations on the financial reporting
and control matters set out in the respective management letter for years
2024 and 2025 submitted by external auditor;

—  Review of the respective representation letter issued by management to
external auditor in connection with their audit of the financial statements for
years 2024 and 2025;

—  Review of audit plan for year 2025;

—  Review of non-exempt continuing connected transactions carried out by the
Group in 2025.

Risk management, internal control and internal audit

—  Review of the respective evaluation report on internal control and risk
management systems for years 2024 and 2025 issued by the risk
management department;

—  Reviewed with the risk management department on the risk management
and internal control systems and their effectiveness, the overall risk
management, internal control and internal audit work progress and findings,
and the adequacy of resources and staffing for such functions.

External auditor

—  Review of the independence of the external auditor, approval of the
remuneration and terms of engagement of the external auditor and making
recommendations to the Board on re-appointment of external auditor;

—  Review of the policy on engaging the external auditor to supply non-audit
services; approval of non-audit services fees for 2025 and cap for 2026.

The meeting attendance of each member of the Audit Committee is set out in
the paragraph headed “Attendance Record at Board Meetings, Board Committee
Meetings and General Meetings” of this report.
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Remuneration Committee

The Remuneration Committee comprises three members, all being Independent
Non-executive Directors. It is chaired by Dr. WONG Yau Kar, David and other
members are Mr. LI Wai Keung and Prof. GONG Peng.

The Company adopted the model whereby the Remuneration Committee is
responsible for making recommendation to the Board on the remuneration
packages of individual Executive Director and senior management according to its
terms of reference. The Remuneration Committee is also responsible for making
recommendation to the Board on the remuneration matters of Non-executive
Directors, the setting up of adequate and transparent procedures for setting
such remuneration, reviewing and/or approving matters relating to share option
schemes under Chapter 17 of the Listing Rules. The full terms of reference of the
Remuneration Committee are available on the Company’s website and the Stock
Exchange’s website.

The Group’s Remuneration Policy aims to ensure that the remuneration level is
appropriate and align with the Company’s goals, objectives and performance,
so as to facilitate the recruitment and retention of outstanding directors, senior
management and employees and to provide them with adequate incentive
for achieving business targets. When determining Directors’ and employees’
remuneration, factors including salary levels in the market as a whole and in
the real estate industry; market benchmarks for relevant positions and work
areas; the performance of the Group and the individual etc. shall be considered.
Bonuses and other incentives including share options will also be provided to
employees based on individual performance and the results of the Group. And,
remuneration packages are reviewed on an annual basis to ensure internal equity
and competitiveness.

No Director or any of his/her associates is allowed to determine their own
remuneration. In making recommendation to the Board on the remuneration of
Directors and senior management, the Remuneration Committee will take into
account the factors set out in the Group’s Remuneration Policy.

During the year, the Remuneration Committee reviewed the remuneration of the
Directors and senior management. The Remuneration Committee also reviewed
the overall remuneration structure of the Group and considered the forms and
adequacy of the various performance-based incentive arrangements including
share options.
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The remuneration of senior management by band for the year ended 31
December 2025 is set out below:

Remuneration Bands
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HE0BF12ANALEE  BHENEEH ISR
BEABZHHEIIMT :

Number of Individuals

HHEE N ¢
Below HK$1,000,000 511,000,000 7T 2
HK$1,000,001 to HK$2,500,000 1,000,0017875%2,500,00078 70 1

The particulars regarding Directors’ remuneration and the five highest paid
employees are set out in note 9 to the financial statements.

The meeting attendance of each member of the Remuneration Committee is
set out in the paragraph headed “Attendance Record at Board Meetings, Board
Committee Meetings and General Meetings” of this report.

Nomination Committee

The Nomination Committee comprises five members of which three are
Independent Non-executive Directors. It is chaired by Dr. WONG Yau Kar, David
and other members are Mr. WANG Yuwen, Ms. CAI Xun (appointed as a member
on 30 June 2025), Mr. LI Wai Keung and Prof. GONG Peng (appointed as a
member on 30 June 2025).

The Nomination Committee is responsible for reviewing the structure, size
and composition of the Board and assist the Board in maintaining a Board
skill matrix, assessing the independence of the Independent Nonexecutive
Directors, identifying and evaluating individuals suitably qualified to become
Board members as required and making recommendations to the Board on
the appointment and re-appointment of Directors, and supporting the regular
evaluation of the performance of the Board. The full terms of reference of the
Nomination Committee are available on the Company’s website and the Stock
Exchange’s website.

During the year, the Nomination Committee reviewed the structure, size and
composition of the Board and opined that it has the skills, experience and
diversity of perspective appropriate to the requirements of the Company’s
business. The Nomination Committee also reviewed and recommended to the
Board in relation to the re-election of the retiring directors at the annual general
meeting of the Company having due regard to the Board Diversity Policy and
Nomination Policy. The Nomination Committee also assessed the independency of
the Independent Non-executive Directors.
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The meeting attendance of each member of the Nomination Committee is set
out in the paragraph headed “Attendance Record at Board Meetings, Board
Committee Meetings and General Meetings” of this report.

The Board Nomination Policy sets out the principles which guide the Nomination
Committee to identify and evaluate a candidate for nomination to (i) the Board
for appointment or (ii) the shareholders of the Company for election, as a
Director with a view to ensure that the Board has a balance of skills, experience
and diversity of perspective appropriate to the requirements of the Company’s
business. The Nomination Committee shall propose a candidate for nomination
or a Director for re-election based on merit and other considerations including
the Board Diversity Policy, the expected contribution the candidate would add to
Board and whether the candidate is able to commit and devote sufficient time
and attention to the Company’s affairs etc. The Nomination Committee may take
such measures that it considers appropriate in connection with its identification
and evaluation of a candidate and make recommendation to the Board for the
Board’s consideration. Besides, the Nomination Committee shall support the
regular evaluation of the performance of the Board, review and assess regularly
the time commitment and contribution to the Board by each Director as well as
the Director’s ability to discharge his/her responsibilities.

Corporate Governance Functions
The Board is responsible for, and has performed during the year, the following
corporate governance duties:

° to develop and review the Company’s policies and practices on corporate
governance;

e {0 review and monitor the training and continuous professional development
of directors and senior management;

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

e 1o develop, review and monitor the code of conduct and compliance manual
applicable to employees and directors;

° to review the Company’s compliance with the CG Code and disclosure in
the corporate governance report.
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Risk Management and Internal Control

Responsibility

The Board is responsible for the risk management and internal control systems
and reviewing the effectiveness of such systems. Management is responsible for
designing and implementing an internal control system to manage the risks to the
Company to the maximum extent, in order to identify and manage these risks so
as to understand, reduce, mitigate, divert or avoid these risks. The Board hereby
explains that the systems are designed to manage, rather than eliminate, the risk
of failure to meet business objectives, and only to provide reasonable, but not
absolute, assurance against material misstatement or loss.

Risk Management Structure

Board Oversight
Audit Committee, acting on behalf of the Board

o Ensure that an appropriate and effective risk management framework is established
and maintained by the Company.

o Oversee management in the design, implementation and monitoring of the risk
management framework.

o QOversee management in their risk mitigation efforts.

Risk Management, Reporting and Communication

Risk Management Department
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o Functioning as the specialized risk management department, it is responsible for the
establishment and operation of the comprehensive risk management system of the
Company; guide and supervise the overall risk management of other departments
and the respective enterprises which they belong to.

o Risk management: regularly conduct systematic risk evaluation and carry out risk
audit to major businesses in advance.

o Internal control: inspect, evaluate and optimize the implementation of internal control
system, to avoid execution risks.

° Internal audit; conduct multi-level audit, implement auditing issues rectification work,
prevent operational risks.

o Ensure that a review of the effectiveness of the risk management framework has
been conducted at least annually and provide such confirmation to the Board through
the Audit Committee.

o Optimize dynamic monitoring and early warning of risks to facilitate inspection
and tracking monitoring of potential risk hazards on a monthly and quarterly basis,
meanwhile, establish, and effectively implement, a sound risk prevention and
resolution mechanism for the Company.
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Performing Daily Risk and Monitoring Responsibility

Functional Departments, Risk Management Departments of Subsidiaries and
Individuals

BTERRRREEEER
BEAEEPFT ~ WY I JE1 B EEEAFFIR 1A

o Responsible for carrying out risk management procedures and internal control o BENHREENTAREERR KA
measures in their daily operations. B
o Regularly review the risk profile and report to the risk management department and o THERARRKRIK Tt HEXBEERBE
management on the risks within their respective operating and functional areas. HEANARARREESNERBET
PEHR
Risk Management Process e B HAR

The Company adopts an integrated “bottom-up” and “top-down”

business development, business planning, capital allocation,
decisions, internal controls and daily operations, to enable

(1)  comprehensive identification and prioritization of all significant risks within

the Company,

(2)  reporting of significant risks to the appropriate management level,

(3)  the management to effectively communicate about the risks.

risk review
process, requiring the heads of functional departments and business units of the
Company to participate in identifying operational risks and incorporate them into
various business and decision-making processes, including strategy formulation,
investment
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Bottom-up Process ATmLENRER

Business units and functional departments of the Company conduct risk
identification and evaluation of specific businesses within the scope of
responsibility, propose and implement risk management solutions and
report annually to the risk management department of the Company the
significant risks identified during the risk management process.

All departments of the Company are responsible for sorting out their
own business processes, collecting and collating internal and external
risk initial information within their scope of functions extensively
and continuously. The risk management department regularly
screens, refines, compares, classifies and combines the initial risk
information collected by each department as necessary and draws
the risk coordinates map based on the risk evaluation results of each
department to initially determine the management priorities of various
risks of the Company, formulate risk management strategies, and
propose and implement risk management solutions.

The risk management department of the Company, through collection,
screening and sequencing and interview procedures, compiles the
“Evaluation Report on Internal Control and Risk Management Systems”.

The risk management department of the Company reports their works to
the Audit Committee annually and submits “Evaluation Report on Internal
Control and Risk Management Systems” to the Audit Committee and the
Board for their review.
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Top-down Process B EfTHRERE

The Audit Committee inspects and reviews the new risks or significant
strategic risks that may have a significant long-term impact on the
Company, and reviews the effectiveness of the risk management and
internal control systems of the Company on an annual basis.

In addition to the risk evaluation function, the management from the
functional departments is responsible for identifying and evaluating the
financial and other risks in different areas of the Company from the
aspects such as investment auditing and strategic planning, financial
management and legal compliance respectively, and forms a normalized
mechanism for risk evaluation to regularly conduct systematic significant
risk evaluation, so as to achieve dynamic management of significant
risks.

Form a normalized mechanism for risk evaluation to regularly carry out
systematic significant risk evaluation, identify, evaluate and analyze all
kinds of existing or potential risks in current business development, and
timely track and monitor the moving trend of significant risks, control
the progress and effectiveness, so as to achieve dynamic management
of significant risks.

For major businesses such as land bidding, equity acquisition, joint
venture cooperation etc., a comprehensive risk assessment and audit
must be conducted in advance to achieve the operating mechanism
where audit opinions without prior risk evaluation may not be submitted
for approval so that significant business risks are effectively controlled.

Annual review is performed to strengthen the institutionalization and
standardization of internal audit work.
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Internal Control

The internal control system of the Company is based on the principles under the
COSO (the Committee of Sponsoring Organizations of the Treadway Commission).
The risk management department of the Company conducts an annual
assessment and review of the internal control and risk management systems.
The review covers five aspects including control environment, risk assessment,
control activities, monitoring measures and information and communication, in
order to assess whether the internal control and risk management systems of the
Company are sound, appropriate, effective and sufficient. The risk management
department annually prepares an evaluation report on internal control and risk
management systems of the Company.

Principal Policies and Measures of Internal Control

Control Environment

The Company has established a corporate governance policy, a human
resource management policy, and a code of discipline to regulate
business operation and governance, and conducts regular reviews and
refresher trainings on key ethical practices.

The Company has developed and implemented a series of human
resource systems, so that the human resource concepts, policies,
systems are unified and standardized, and the policies are more
transparent. Each employee is subject to an accountability system for
internal control responsibilities.

The Company strictly followed a series of newly formulated and revised
regulations issued by the parent company, including the “Management
Measures for Tendering and Procurement”, “Supervision Measures
for Tendering and Procurement”, “Investment Management System”,
“Management Measures for Property Rights Representatives of Equity-
participating Enterprises”, “Lease Management Measures for Resource
Assets”, “Interim Measures for Audit Rectification Management”
and “Digital Work Management System”. It has fully implemented
the control requirements in the areas of tendering and procurement
management, investment management, property rights management,
asset management, audit supervision and digital development, so
as to strengthen its business management and further facilitate its

standardized development.

In accordance with the “Management Measures for Internal Auditing”
established by the parent company, the Company clarified the principles
and specific requirements for the commencement of internal control
self-evaluation and internal control audit work of the Company and its
subsidiaries and established the “1+N” internal control system led by
the construction and supervision system of the internal control system
and supported by various specific operation regulations.
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Risk Assessment

The risk management functional department identifies and assesses the
systemic risks faced by the Company through regular risk management;
controls the risk position of subsidiaries as well as identifies and
assesses changes that may have a significant impact on the internal
control system through periodic risk management reporting systems of
the subsidiaries and risk assessment and monitoring of major projects
and businesses.

The relevant functional departments of the Company are responsible
for identifying and assessing financial and other risks in different
areas of the Company from the aspects such as strategy planning and
investment auditing, financial management, capital operation and legal
compliance.

Compile a comprehensive risk management report and submit it to the
Audit Committee for consideration and timely take corresponding risk
management measures.

Control Activities
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Ensure that policies are implemented effectively through the
development of well-defined policies and procedures.

Key control systems and processes, including budget and cost control,
submitting management report, corporate policies and corporate daily
activities, for approval, review and division of duties through financial
reporting systems and processes. The internal control system of the
Company clearly defines the responsibilities and powers of each unit.
The Company has established policies and procedures for major
business functions and business units.

Based on the “Interim Measures for Audit Rectification Management”
established by the parent company, the Company included the
completion of audit rectification into annual appraisal indicators
for related subsidiaries, to complete a closed-loop management
accountability mechanism for auditing rectification supervision.

Through the “Request System on Key Issues”, the Company has
established strict decision-making mechanism for major businesses
and issues, such as major investments, appointments and removal of
key personnel and large-scale capital operations to ensure that the
Company’s major decision-making arrangements are in place.

Environment, social and governance risk is one of the major risk
categories monitored by the comprehensive risk management system
of the Company, and all the major ESG risk issues identified, such as
bribery and corruption, business ethics, product quality and safety,
occupational health and safety, and climate change, etc., have been
included in the periodic internal risk evaluation and control procedures.
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Monitoring Measures

Continuously check compliance and conduct risk management and
internal control reviews.

The secretariat of the Board and relevant functional departments
are responsible for the overall assessment and monitoring for the
established procedures to ensure compliance with the Listing Rules and
to monitor the compliance with applicable laws and other key provisions.

The internal audit is performed by the risk management department
of the Company, which is responsible for independent auditing of risk
management and internal control.

The Company strictly follows the model clauses of contracts in the
“Management Measures for Contracts” to finalize an integrated system
combining corporate decisions and legal risk prevention and control and
highlight the function of legal risk control.

The Company strictly follows the related published systems, such as
the “Investment Management System” and the “Request System on Key
Issues”, for investments in various projects, as well as implements the
approval procedures required for project investments.

The Company implements business integrity risk prevention and
control over key areas, key processes and key posts. During the year,
the Company formulated and issued the “Supervision Measures for
Tendering and Procurement”, which provide full-process supervision
over the purchase bidding procedures for significant projects of the
Company and its subsidiaries, regulate the standard operation of
evaluation process to promote the company-wide application of the
Sunshine Procurement Platform and realize full coverage of sunshine
transaction, online information transparency and full-chain big data
monitoring.

Information and Communication

Implement, maintain and continuously develop business and information
management systems to support the business and operations of the
Company, including financial, information disclosure and collaborative
oversight.

Disseminate corporate information in a timely manner through the
intranet of the Company, collaborative office systems and e-mail system
of the Company.

Establish and implement the Company’s website and shareholder
communication policies to ensure that shareholders receive
comprehensive, clear, transparent and timely information about the
Company.

Establish a unified stock property management information system to
make the stock asset management more transparent and instant.

The Company constructed the cloud platform to ensure data security
and realize the dynamic extension of the computing resources platform
in line with business demand.
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Internal Auditing

The risk management department is responsible for the internal audit of the
Company. It reviews the risks involved in daily operations of the Company
and its subsidiaries by using the audit plans and procedures set out in the
“Comprehensive Risk Management Manual” and the “Management Measures for
Internal Auditing” it established, and conducts regular post-evaluation reviews on
internal audit items to ensure the effectiveness of risk management framework.

Each year, the risk management department determines the internal audit work
priorities and formulates annual internal audit plans according to the Company’s
strategic deployment, business management needs and annual work schedule.
The annual internal audit plan shall include the following basic elements:

1) Annual work objectives of internal audit;

2)  The specific audit items to be implemented and their sequence;

3)  The audit resources allocated to each audit item.

According to the “Management Measures for Internal Auditing” and “Management

Measures for Post-evaluation of Investment Projects” issued by the parent
company, matters that must be audited shall include the following:
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Expiration of the term of office of the principal leaders of the enterprise;

Type of Audit Content
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Economic Responsibility Audit o
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. Due to redesignation, removal, dismissal, retirement, etc., during the term of office;
o FHNRBME BB HE BRE;

o Assets reorganization of the enterprise such as transfer of control, mixed ownership reform
and change of ownership management level;
o DBERETEMNRER VESMARNNE EREEEREESEEERAN,

o Bankruptey or dissolution of the enterprise;

o REBMEN BB,

o Others that are subject to economic responsibility audit.
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Content

Bt AL
Audit Supervision

Post-evaluation
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Implementation of special audits, internal control audits, post-evaluation of investment projects, mid-
investment evaluation, and tenure of economic responsibility audits, etc., to ensure that at least one
special audit for every three years on the subsidiaries is carried out to achieve full coverage of audit
supervision.
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After an investment project is completed, a comprehensive post-evaluation of its operation and

economic benefits is required.
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In addition to the above, the risk management department will also conduct
specialized internal audit on the operational priorities of each functional
department and subsidiaries according to the actual operational and management
situation, the annual work priorities of the Company, as well as the risks faced by
the Company as assessed at the beginning of each year. The risk management
department conducts internal audit supervision on the following matters of the
wholly-owned and controlled enterprises of the Company:

e Audit of the enterprise development plan, strategic decisions, major
measures and implementation of annual business plans;

° Audit of the enterprise economic benefits, operation management, internal
control and risk management;

° Audit of the financial revenue and expenditure and resources assets;

e Audit of the engineering construction and foreign investment (including
overseas investment) of the enterprise;

° Audit of the economic responsibility of the leaders of the internal
management of the enterprise;

e Supervision on the implementation of the rectification of the problems
identified in the audit;

° Guidance and supervision on the internal audit of its subsidiaries;

° Other duties as specified by relevant laws, regulations and national
provisions.

Review of Effectiveness of Risk Management and Internal
Control Systems and Main Procedures to Address the Lack of
Internal Control

Based on the above risk management and internal control systems, the risk
management department of the Company conducts regular review and evaluation
in accordance with three aspects of risk management, internal control and
internal auditing, to identify the deficiencies of internal control and improve the
system process.

The risk management department establishes a work plan for the coming year in
the later part of every year, which sets out the objectives and scope of the audit.
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Internal auditing includes the testing of the Company’s financial, operational
and compliance controls. The risk management department engages an external
accounting firm to issue an annual internal audit report, and the risk management
department will, towards the deficiencies in monitoring raised by the accounting
firm, make rectification on the details of the audit disclosed by the audit report on
internal control and on the audit results of the department concerned.

In response to the identified internal control deficiencies, the risk management
department will promptly communicate the issues with the relevant functional
departments or subsidiaries, put forward measures of rectification and establish
corresponding policies after discussion with the management, and issue a
rectification notice to the functional departments or subsidiaries to urge them to
complete the rectification within the prescribed time.

The implementation of the rectification of various enterprises in the year was
good, and passed the second round of internal control testing conducted by the
accounting firm.

In the internal control work carried out during the year, the risk management
department did not find any significant deficiencies. According to the relevant
audit results and management responses, the management believes that the
existing internal control systems are still valid as a whole.

Review on Effectiveness of Risk Management and Internal
Control in 2025

The risk management department has predicted and analyzed the possible
risks that the Company’s operations and management may face in 2025. After
evaluation, there are four major risks facing the Company in 2025, including
debt risk, marketing risk, resource reserve risk, and asset management risk. At
the same time, during the year, it continued to strengthen pre-supervision of key
issues, carried out annual in-depth special audits in key areas and continued
to track and monitor the major risks, to timely monitor changes in corporate
business risks.
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During the year, the risk management department has conducted internal audit
and examination on rectification of audit opinions for its subsidiaries:

Conducted a special audit of hotel operation management. To
further strengthen oversight of the hotel business segment and enhance
management efficiency, a special audit was performed on the operational
management and profitability of the seven hotel projects currently in
operation under the Group during the year. The audit focused on key areas
such as room and catering revenue recognition, procurement cost control,
energy consumption management, marketing strategies and fixed asset
maintenance. Based on the management shortcomings and opportunities
for efficiency improvement identified in the audit, improvement
recommendations and optimization plans have been developed.

Conducted economic responsibility audit during the term of office
against the legal representatives of its subsidiaries. Economic
responsibility audits during the term of office of the legal representatives
of four subsidiaries were carried out during the year. The audits focused
on objectively evaluating the authenticity, legality and efficiency of the
enterprises’ assets, liabilities, equity and profit or loss, as well as the
implementation of major operational decisions, the establishment and
implementation of internal control and risk management systems. Through
comprehensive and in-depth audits, recommendations for improvement
were formed across areas including operational management, tendering
and procurement, expense control and investment feasibility studies.

Conducted an evaluation of 2025 internal control and risk
management systems of the Company. In accordance with the CG
Code in Appendix C1 to the Rules Governing the Listing of Securities on
The Stock Exchange of Hong Kong Limited and the five-factor criteria
for improving internal controls set out in the “Internal Controls and Risk
Management — A Basic Framework” issued by the Hong Kong Institute of
Certified Public Accountants, the risk management department conducted
a careful review and evaluation of the annual internal control and risk
management systems of the Company, completed the “Evaluation Report
of Shenzhen Investment Limited for Internal Control and Risk Management
Systems for the Year 2025” on time and submitted it to the Audit
Committee and the Board of the Company for review.
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Conducted post-evaluation of 2025 investment projects of the
Company. In order to further enhance the management of investment
projects and prevent investment risks, the risk management department
selected three real estate projects and three non-real estate projects for
in-depth review and evaluation. The department studied the discrepancies
between the actual state and the feasibility study report of the projects
and the reasons thereof, analyzed the present situation and benefits of the
project operations and disclosed the problems and risks associated with
the projects at different stages including project establishment, feasibility
study, construction and sales and operation. The “Comprehensive Post-
evaluation Report” of six projects and the “Work Report on Post-evaluation
of Investment of 2025” were formulated.

Conducted annual internal control audit. During the year, the Company
organized and completed the audit for the year 2024 on the internal control
of 32 enterprises, including Shenzhen Investment and its subsidiaries,
based on which Ernst & Young issued the “2024 Internal Control Audit
Report” with its unqualified opinion by the end of April 2025. As shown in
the report, the Company has maintained effective financial internal controls
in accordance with the “Basic Norms for Enterprise Internal Control” and
the relevant requirements in all material aspects during the reporting
period. The Company has carried out corresponding rectification measures
to address the identified issues.

Continued to conduct regular tracking and monitoring of major
risks, as well as preemptive risk oversight and review for significant
matters. We continued to optimize the dynamic risk monitoring and early
warning mechanism covering major investments, emerging businesses and
critical areas. Simultaneously, we strengthened closed-loop management
of daily risk monitoring, leveraging monthly briefings, quarterly tracking
reports and regular meeting early warning mechanisms to conduct dynamic
scanning and potential hazard investigations, achieving a fully closed-
loop process from risk identification to resolution. Focusing on key areas
such as major investments and equity acquisitions, preemptive risk
reviews were conducted. Throughout the year, 94 significant operational
matters were assessed and 152 management recommendations were
issued. These efforts facilitated full-chain risk management integration and
achieved a shift from post-event responses to pre-event prevention and
control, effectively enhancing the Group’s decision-making rationality and
operational resilience and providing robust support for steady development.
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During the year, the Audit Committee and the risk management department
reviewed the risk management and internal control systems of the Company for
the year 2025, covering financial, operational and compliance controls, as well as
the progress of overall risk management and internal control. The annual review
has also taken into account the adequacy of the resources, qualification and
experience of staff in accounting, internal audit and financial reporting functions
of the Company; and the adequacy of the training courses received by the staff
and related budgets.

The Audit Committee and the Board have also reviewed the “Evaluation Report
for Internal Control and Risk Management Systems for the Year 2025” issued by
the risk management department. The Board is of the view that the existing risk
management and internal control systems are effective and sufficient as a whole.

Procedures for Handling Inside Information and Internal
Control Measures

The Company requires any department or individual to keep any information
which may constitute inside information in strict confidentiality and not to leak
or report the contents involving inside information without the prior approval of
the Board. The Board makes timely disclosure decision on the inside information
(if necessary), and disclosure of the inside information is in charge by the Board
Office. In this connection, the management and other relevant employees who are
privy to unpublished inside information are reminded of their responsibilities to
comply with the provisions of the Model Code.

Whistleblowing

The Board has adopted a Whistleblowing Policy which provides employees of the
Group and those who deal with the Group with reporting channels and guidance
to raise concerns, in confidence and anonymity, with the Audit Committee about
possible improprieties related to the Group, a copy of which is available on the
Company’s website. The Audit Committee had not received any whistleblowing
enquiry in 2025.

Company Secretary

The Company has appointed a representative from an external secretarial
services provider as the company secretary of the Company, who has confirmed
his compliance with the relevant training requirement under Rule 3.29 of the
Listing Rules. Our primary corporate contact person is Ms. Edith Wong, our
General Counsel.
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Constitutional Documents
There were no changes in the constitutional documents of the Company during
the year.

Director’s Responsibilities on Financial Statements

The Directors acknowledge their responsibilities for preparing the financial
statements of the Group that give a true and fair view of the Group’s affairs, its
results and cash flows in accordance with the Hong Kong Financial Reporting
Standards and in compliance with the Companies Ordinance (Chapter 622 of
the Laws of Hong Kong) (the “CQ”). The responsibility statement issued by the
auditors of the Company is set out in the Independent Auditor’s Report in this
report.

Dividend Policy

It is the Company’s long-term policy to provide stable ordinary dividends that are
linked to the underlying earnings performances of the business of the Group.
The Company aims to ensure that whilst allowing the shareholders to participate
in the Company’s earnings, adequate balance for future business expansion is
retained.

Generally, the Company pays dividends twice a year (annual interim dividend and
final dividend) regularly. The overall dividend plan including the amount and form
of any dividend is to be proposed/determined by the Board. The Board may also
declare/propose the payment of special dividends when there is special income
or circumstances and at any time as it deems appropriate.
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In determining/recommending any dividend payout, the Board shall take into
account;

e  the actual and expected financial performance of Group;

° the cash-flow position, the expected working capital requirements and
future expansion plans of the Group;

e the general economic conditions, business cycle and other internal and
external factors that may have an impact on the business or financial
performance and position of the Group;

° The contractual restrictions imposed on the payment of dividends (if any);
and

e any other factors that the Board considers appropriate.

Independent Auditor

PricewaterhouseCoopers (‘PwC”) was appointed as the auditor of the Company
with effect from 1 June 2021. In view of the market information in the second
half of 2024, the need for the Company’s ultimate holding company to change
its auditor and taking into account the future needs for audit services of the
Company, after the Company’s communication with PwC on the proposed change
of auditor, PwC has agreed to resign as the auditor of the Company with effect
from 10 December 2024. Ernst & Young (“EY”) was appointed as the auditor
of the Company with effect from 10 December 2024 to fill the casual vacancy
following the resignation of PwC as the auditor of the Company. EY will retire,
and being eligible, offer themselves for re-appointment at the forthcoming annual
general meeting of the Company.

During the year, the services provided by EY and the fees for such services were
as follows:

Audit fees:
Financial statements audit fees: HK$4,607,000 (2024: HK$4,387,000)
Other service fees:

Interim review: HK$1,092,000

Other service fees: HK$851,000
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Communication with Shareholders

The Board has adopted a Shareholders Communication Policy in March 2022,
setting out the framework that the Company has put in place to promote
effective communication with shareholders. This Policy forms the basis for
extensive and ongoing engagement with our shareholders and the investment
community via multiple channels, including through the publication of notices,
announcements, circulars, interim and annual reports on the Company’s website
and the Stock Exchange’s website, making available a wide range of information
on the Company’s website, briefings and meetings with investment community
and face-to-face communication between the Board and the shareholders at
the Company’s general meetings, with the aim of ensuring shareholders are
provided with timely information about the Company and encouraging them to
engage actively in communication with the Company and to exercise their rights
as shareholders in an informed manner. The shareholders are also provided with
contact details of the Company to enable them to make enquiries and comments
on the affairs of the Company at any time.

The Board has conducted a review on the implementation and effectiveness
of the Shareholders Communication Policy. Having considered the multiple
channels available and the investor-relations-related engagement in place, the
Board is satisfied that the Shareholders Communication Policy has been properly
implemented during the year and is effective.

Investors Relations

The Company recognizes its responsibility to update its business activities to
persons with legitimate interests and respond to their questions. We meet with
investors on a regular basis to update them on our business progress and
strategy. In addition, we endeavor to share both financial and non-financial
information that is relevant and material, for instance, we publish unaudited
contracted sales performance voluntarily and respond promptly to enquiries
arising from general public and individual shareholders. And, in all cases, great
care is taken to ensure that no inside information is disclosed to selected parties.
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Shareholders’ Rights

Subject to applicable laws and regulations, including but not limited to the CO,
the Listing Rules, and the articles of association of the Company as amended
from time to time, shareholders of the Company (“Shareholders”) may call
general meeting, put forward proposals at annual general meetings (“AGM”) and
direct enquiries to the Board in accordance with the following procedures:

—  Convening of General Meeting on Request

Shareholder(s) holding at the date of the deposit of the requisition not less than
one-twentieth of the paid up capital of the Company may request the directors to
convene an extraordinary general meeting pursuant to Sections 566 to 568 of the
CO.

In accordance with Section 566 of the CO, the directors are required to
call a general meeting if the Company has received requests to do so from
Shareholders representing at least 5% of the total voting rights of all the
Shareholders having a right to vote at general meeting. Such requests must
state the general nature of the business to be dealt with at the meeting; and
may include the text of a resolution that may properly be moved and is intended
to be moved at the meeting. Such requests may be sent to the Company and
attention to the Company Secretary in hard copy form (by depositing at the
registered office of the Company at 8th Floor, New East Ocean Centre, No. 9
Science Museum Road, Tsimshatsui, Kowloon, Hong Kong for the attention of
the Board) or in electronic form (by sending to the Company’s email address
at ir@shumyip.com.hk); and must be authenticated by the person or persons
making it. In accordance with Section 567 of the CO, the directors must call
a meeting within 21 days after the date on which they become subject to the
requirement under Section 566 of the CO and such meeting must be held on a
date not more than 28 days after the date of the notice convening the meeting.
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Putting Forward Proposals at AGM
To put forward a resolution at AGM, Shareholders are requested to follow the
requirements and procedures set out in Sections 615 and 616 of the CO.

Section 615 of the CO provides that the Company must give notice of a resolution
if it has received requests to do so from (a) the Shareholders representing at
least 2.5% of the total voting rights of all the Shareholders who have a right to
vote on the resolution at the AGM of the Company to which the requests relate; or
(b) at least 50 Shareholders who have the rights to vote on the resolution at the
AGM to which the requests relate.

Such requests (a) may be sent to the Company and attention to the Company
Secretary in hard copy form (by depositing at the registered office of the
Company at 8th Floor, New East Ocean Centre, No. 9 Science Museum Road,
Tsimshatsui, Kowloon, Hong Kong for the attention of the Board) or in electronic
form (by sending to the Company’s email address at ir@shumyip.com.hk);
(b) must identify the resolution of which notice is to be given; (c) must be
authenticated by the person or persons making it; and (d) must be received by
the Company not later than (i) 6 weeks before the AGM to which the requests
relate; or (i) if later, the time at which notice is given of that meeting. Section
616 of the CO provides that the Company that is required under Section 615 of
the CO to give notice of a resolution must send a copy of it at the Company’s own
expense to each Shareholder entitled to receive notice of the AGM (a) in the same
manner as the notice of the meeting; and (b) at the same time as, or as soon as
reasonably practicable after, it gives notice of the meeting.

The detailed procedures for Shareholders to propose a person for election as
a director can be found on “Corporate Information” under the section headed
“Investor Relations” of the Company’s website.
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Procedures for directing enquiries to the Company

Enquiries to the Board

Shareholders may send their enquiries to the Board in writing through the Board
Office at the below contact details:

Address: 8th Floor, New East Ocean Centre,
No. 9 Science Museum Road, Tsimshatsui, Kowloon, Hong Kong
Email:  ir@shumyip.com.hk
Tel: (852) 2723 8113
Fax: (852) 2723 2263

Share registration related matters

For share registration related matters, such as share transfer and registration,
change of name or address, loss of share certificates or dividend warrants, the
Shareholders can contact the Share Registrar, Tricor Investor Services Limited, at
the below contact details:

Address: 17/F, Far East Finance Centre, 16 Harcourt Road, Hong Kong
Email:  is-enquiries@nhk.tricorglobal.com

Tel: (852) 2980 1333

Fax: (852) 2810 8185
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Independent auditor’s report
To the shareholders of Shenzhen Investment Limited
(Incorporated in Hong Kong with limited liability)

Opinion

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

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

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 each matter
below, our description of how our audit addressed the matter is provided in that
context.
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Key audit matters (continued)

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

B S ()
BREBTRRE BT & G BEREEE
HEF —BPRENED BEEZSETEARN
BRIt AMNBELOERITER  UEH M

of procedures designed to respond to our assessment of the risks of material %%z & BA %5 3R 3% o A 25 K B8 58 R it LB A9 5T 4 o B A9

misstatement of the consolidated financial statements. The results of our audit
procedures, including the procedures performed to address the matters below,
provide the basis for our audit opinion on the accompanying consolidated

fin

ancial statements.
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Key audit matter

RREHEE

Valuation of investment properties
KEMEME

As at 31 December 2025, the Group's investment properties
amounted to HK$34,814 million, accounting for approximately
24% of the Group’s total assets. An fair value loss of investment
properties in the amount of HK$438 million was recognised in
the consolidated statement of profit or loss for the year then
ended.

K2025%12A31H > BEBRFERENX34 81488
i EEERBEEN24% -BREMEANEHEIBEERET
EREEAFENGREBARED

The Group’s investment properties are measured at fair value.
Management engaged an independent external valuer to assist
them in measuring the fair value of investment properties. The
determination of the fair value for investment properties involved
significant management judgements in selection of valuation
methodology and significant management estimations on certain
key assumptions including prevailing market rents, capitalisation
rates and vacancy rates.
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How our audit addressed the key audit matter

RANENIRERREAFE

Our audit procedures included, among others, the following:
HMNBEZERSE (HPaR) THEE !

(i)  Understood, evaluated and validated the management’s
internal controls over the process to determine the fair
value of investment properties and assessed the inherent
risk of material misstatement by considering the degree
of estimation uncertainty and level of other inherent risk
factors including complexity and subjectivity;

() TH TEEBREEERETREMELAAENBREF
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(i) Assessed the competence, capability and objectivity of the
external valuer and understood the scope of their work;

(i) FHEIMEEEMNERE - EHREEMN U TRETFESR
B,

Involved our internal valuation specialists in examining the
valuation results prepared by the external valuer, including
assessing the valuation methodology, key assumption
and parameters used by the external valuer based on our
knowledge and experience for similar types of properties
valuation;
ﬁﬁ%m%%ﬁ@%%ﬂ%ﬁ%%ﬁﬁﬁﬁﬂmﬁﬁﬁ
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BN EMERNGES % AREZRBE ;

(i




Shenzhen Investment Limited F 3[R B RAT
Annual Report €3 2025

Independent Auditor’s Report
) N AZ BRI

S )

Key audit matters (continued)

Key audit matter
RESEE
Valuation of investment properties (continued)

REMELE (B

We focused on auditing the valuation of investment properties
because the total balance of investment properties is significant
to the consolidated financial statements and the valuation of the
investment properties is subject to a high degree of estimation
uncertainty, as the inherent risk in relation to the valuation
is considered relatively higher due to the subjectivity of key
assumptions used in the valuation and significant judgements
involved in selecting the valuation methodology.
RMBIHRENEGEETE ERAREYENERE
HERAMBRRMEEREA BHNGEMABRERNE
BMENERGER AR REAHE > BEEHEEANEERR
BRGAEHES BRENEGEFESEMt A REL

The valuation of investment properties is, therefore, considered
as a key audit matter.
At HEMENHERREARSESHEE

Disclosures are set out in note 4(b) fair value of investment
properties and note 15 investment properties to the consolidated
financial statements.
BRRBHNGEMBRRMT4O)REMEZ A ERMEE
161 EE o

How our audit addressed the key audit matter

BANENARERMBEHFR

(iv)

(iv)

Checked the key assumptions and parameters used in
the valuations, on a sample basis, to supporting evidence
including:
HEREHEREANEARBRRIR28 UREZFHE
%o 8iE

e  compared the prevailing market rents, capitalisation
rates and vacancy rates used in the valuations
against the published industry benchmarks and
comparable market transactions;

e REETPEANBRTHEEE ERCEREEE
BARNTEREERTBLRMBR ZETIHR ;

e  checked the rental rates of the leased properties
used in the valuation against the key terms of
existing rental agreements and rental income
breakdown;

o BEMETPEANEENEASERRREHEER
N FEFRREAEWARMA ;

e compared the key assumptions used in the valuation
against historical records and evaluated their
reasonableness based on our industry knowledge.

o HEETEANMARRREFELDIRETILR I
RERMTENRTHESEN

Assessed the adequacy of disclosures related to the
valuation of investment properties in the notes to the
consolidated financial statements.
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Key audit matters (continued)

Key audit matter

REHEE

Assessment of net realisable value of properties under
development and completed properties held for sale
BRIYMERFEGEZCERMEZERFETRG

As at 31 December 2025, the Group’s properties under
development (“PUD”) and completed properties held for sale
(“PHS”") amounted to HK$32,325 million and HK$35,781 million
respectively, which in total accounted for approximately 47% of
the Group’s total assets. The carrying amounts of PUD and PHS
are stated at the lower of cost and net realisable value (“NRV").
1120255128318 EBEEAFEZEETYE (TPUDY)
REBEFEZBEERYE (TPHS ) 32,3258 8 % 71 % 35,781
BEAT Al BEBEEEEN47% - PUDKPHSHIREE
DAk A BT 23R F(E (TNRV ) MEEESIR

Management assessed the NRV based on existing sales and
construction plans, and a forecast of future selling price based
on prevailing market conditions, with reference to the current
market price of properties of comparable type, size and location.
The determination of NRV involved significant management
estimations on the selling price, selling expenses and the costs
to completion of PUD.
EEEENRTHARBRAEHERERFEURAREETR
A T2 EELRRRAUEEENYENZS R HETHENRY
NRVIOEEE S RHEBHEM LK » UK EPUDT IR R ELEN
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How our audit addressed the key audit matter

BANENARERBEH TR

Our audit procedures included, among others, the following:
EMNBZEREE HP R TH8E !

(i)  Obtained an understanding of the management’s internal
controls over the process of the assessment of NRV and
assessed the inherent risk of material misstatement by
considering the degree of estimation uncertainty and level
of other inherent risk factors including complexity and
subjectivity;

() THREEERNRVIGEEREMNANDES TERE
RESTTREENEEREMBEERBRER (BEREN
MEEMN) NRKERTBEABERFANES AR ;

(i) Evaluated the outcome of prior period assessment of
NRV of PUD and PHS to assess the effectiveness of
management’s estimation process;

(i) FPAHEPUDKPHSZNRVEF BN MAER > UL EE
EhsHRENENY ;

(i) Understood, evaluated and validated the management’s
internal controls over the process around the property
development cycle with particular focus on controls over
cost budgeting;

(iy TR FIEREEESEBHMEREERERAENAR
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Key audit matter

MEEHEE

Assessment of net realisable value of properties under
development and completed properties held for sale
(continued)
BERPMERBEGEZEERNEZTERB ARG (B
We focused on auditing the assessment of NRV of PUD and
PHS because the total balances of PUD and PHS are significant
and the estimation of the NRV is subject to a high degree of
estimation uncertainty. The assessment of NRV of PUD and PHS
is, therefore, considered as a key audit matter.

HFFE R T s PUDRPHSHINRVEF (Y » R EAPUDKPHSH 48
EREBE A ENRV M st Z RS E R (st N EETE 1 © R IE > PUD
FPHSHINRVET (15 45 (ERA SR BB st B 18 ©

Disclosures are set out in note 4(a) estimates for net realisable
value of properties under development and completed properties
held for sale, note 22 properties under development and note 23
completed properties held for sale to the consolidated financial
statements.

BERBESR R BRRWFHIQERTYERBEFEZ

FREZEERNE -

How our audit addressed the key audit matter
MBI ERRESEEE

(v)

(iv)

Tested management’s key estimates, on a sample basis,
for:
mEAAEEBNERGE

o selling price which was estimated based on the prevailing
market conditions, we compared the estimated selling price
to recent transactions by making reference to the Group’s
selling price of presold units or the prevailing market price of
properties with comparable type, size and location;

o HRBROTTAGHNER HM2ET S£EBR
EEMNEEHERL - RERUEHENYENR
B BT EERIAIAR ZEITHE;

J selling expenses which were estimated hased on a certain
percentage of estimated selling price, we compared the above
gstimated percentage with the approved budget and the actual
average selling expenses to revenue ratio of the Group in recent
years;

o HREMGHEEBN—TBEALMGAFHEEREAM
EoEMB LRGN EALE SEREXFN
HEBRERBRTHOHEMEIERANERETH
5;

o estimated costs to completion for PUD, we reconciled the
gstimated costs to completion to the approved budget and
examined the construction contracts.

o DIPUDMLETSTRM AT S > T M 14 51 52 Ak A 4 EL 4t
ERBETHR TRERESH

Assessed the adequacy of disclosures related to the NRV
of PUD and PHS in the notes to the consolidated financial
statements.

TE ST AR & B 75 3 2 B &3 R 514 B2PUD e PHS Z NRVAR e B9

RERERR °

7
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Key audit matters (continued)

B S ()

Key audit matter

REHEE

Impairment assessment of investments in joint ventures and
associates

BRESE AR RBEABMNRETE

As at 31 December 2025, the carrying amount of the Group’s
investments in joint ventures and associates amounted to
HK$8,205 million and HK$307 million. Management reviewed
regularly whether there are any indicators of impairment of the
investments by reference to the requirements under HKAS 36
“Impairment of Assets”.

K2025%12A31H > BEEREGERARKEATNERE
E#8205EBATRI7TEERAT - EEELREEGHER
FHI6RBEREI 2ER THERZERERTFERMA
EHEE

During the current year, impairment indicators were identified
for the investment in joint ventures and associates due to
the continued losses incurred. Management has performed
impairment assessment to determine the recoverable amount of
the investments in joint ventures and associates. The recoverable
amount was determined in accordance with HKAS 36 to be
the higher of the fair value less cost of disposal and the value
in use, determined by discounting future cash flows of the
underlying businesses. An impairment relating to investments in
joint ventures and associates amounted to HK$379 million was
recognised in profit or loss in 2025.

REFE REEARARKMERAREREER REGER
BARHEADEHNETRENR - BEE B ETRET MU
ETREGEATRHEATNIINEEE TR EEEER
BEBEHEREREEALABHLENALFEREE
CRBAREAEBNARREREET) NREE © 20255
BERKESE LA RMELTNRBEITIEEATERBHRE

ol

How our audit addressed the key audit matter

BANENARERBEH TR

Our audit procedures included, among others, the following:
EMMNBEZERSE (GREMEEN TIE !

(i)  Obtained an understanding of the management’s process
for identifying the objective evidence of impairment in
respect of the interest in joint ventures and associates;

() THREEEMNNSEAARMEAIRGDAERTES
e ;

(i) Evaluated and tested the assumptions and methodologies
used by management in the determination of the
recoverable amount;

(i) TERAAEEENET AR EERMANRE RS
%

(i) Checked the cash flow projection by making reference to
the historical financial performance and discussed with the
management of joint venture and associate to understand
the basis and reasonableness of the financial budgets;

(i) 2EBEUBRF BEREMEF/H THSERTAR
HERANEEENR UTHUERENERKSE
%
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Key audit matter

RESEE

Impairment assessment of investments in joint ventures and
associates (continued)

REQE AT RBE ARMRETE (&)

The impairment assessment of the Group’s investments in joint
ventures and associates was significant to our audit due to (i)
the significance of the carrying amount as at 31 December
2025; and (ii) significant judgements are required to determine
the key assumptions used in the discounted cash flow models.
Independent external valuers were also involved in the fair value
and value in use assessments.
EEERERERARMEATNAETGHERMNEFES
BE > BHR{OR2025F 12831 HNIRABENEE Y ; M(i)E
EELEXRYE MEENRRERERUMANTERR
B BEEMT2EA R ERERBEN G-

Disclosures are set out in notes 4(c), note18 investments in
joint ventures and note 19 investments in associates to the
consolidated financial statements.
BEEHENG AV BRERMF4c)  WF18RERERATR
IHEE1OREME AT o

How our audit addressed the key audit matter

RANENARERREAFR

(iv)

(iv)

(vi)

Checked the mathematical accuracy of the management’s
calculations in the impairment assessments;

BREAETEREERBSENEMERY ;

Evaluated the competence, capabilities and objectivity of
the independent external valuers;

MBI EMNEE N RERI ;

Involved our internal valuation specialists to assist us in
assessing the discount rate and the Group’s valuation
methodology applied in determining the recoverable
amount.

EMNABHEZRS AHEHRMATEERER
ETEEE T ME S ERAMRANMGER S

EES
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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 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.

ST R L A
BAREFANHEMESAE -AMESBRERA
WES EFfEEGREMBREAAMANZEMR

RABGREMHRRNVERLE T REEAMES > T
TAHZEAME R EREATANEELR

BaRMRREMBRENES AANSEEREA
AER At BRET ERAMEERTAKREH
BREAKMESSFRBEPATRNBREEER
BEAEUFFEEERRENER - ERAMAE
[T T MREAFBSEMEEFEERERR
o BPRAREZFE -EEHE KARBEAR

A
= °

HHRA O MR TR R T

BEAREXEAEEREELGHMAGRMH(ER
MHEREERNGHZR) REB(RARIDRERE
MPSNEREMHRE THERRAREREMBHR
RNBRBEAEEARDFRNERMERNERER
BRI BN NEFI A S

EREFEOMBEREE BSRREFEENE 8
EERBELENE TEBRABRA TRELRE
REARMNEE UREARBEEAEER K
F BEREEFREER EEEBENFLEE
ERMERNBEAS %R

BERZEEHE
RERFHBE -

BENFEFRETEREE S£BVMH



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, in accordance
with section 405 of the Hong Kong Companies Ordinance, 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:

° 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.

° 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.

° Evaluate the appropriateness of accounting policies used and the
reasonableness of accounting estimates and related disclosures made by
the directors.
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GERBERBKTHNFRR EFERERR(EESE
TR ETHES ER-ERBRRAFERE
AER IR o SRR P U HRGF SR SERS i MR B
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FR AR A AR EE K
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o HAMFEERAFRERMERFSHMBR
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BEUESELRR URERZENEEN
BRE FARMASRMNER - R IEEAI A
BREF - RE ERER ERRL AR
RAEESZ £ I REERR RN ER
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SRR EENLFY SEERSERNE
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Auditor’s responsibilities for the audit of the consolidated
financial statements (continued)

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.

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.

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

We communicate with the Audit Committee regarding, among other matters, the
planned scope and timing of the audit and significant audit findings, including
any significant deficiencies in internal control that we identify during our audit.

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

MR i o B AR B AT (5D

o HEZRAFECETHERNBEMLFHE
o RBFENNES B RESSHFHERS
BRBEREMNERTRENE EMAEER
H BEENRECERENELEARE W
REMRBEHEERTHREN  NELEER
MRS NRFEAELIR G HRETH
HERE - REAMANKRESR AAMAEER
AFERERR AMNEREENLHUME
S B LEFrEVS R 5HREE « 24T ARFRHE
nREEY EREEFERSRLE.

o FEGAMBHRRNBRIRAN EHBNA
B BERE UARGEMBERRES T 5 KRB
REMEE-

o HERBSTEBRSSMUN SEERERIE
BEUNPHEEERTE BENSRE
FRBGREeMBRETAERNER -RMA&
BERE - BENEBARERSBNMRTH
B LF-RARBHERAREZBE R

REMEEN RAREREZEGER T HEINES
HE HEZH BEAEHEES QBEAMES
Fh 8B R BRI O R B R ERRG o

KPEREZZEGRIEN HPRMAENEER
BUMNERERERER LRMMAEEBAIAS
RSN ERMBUMNMERGNEMNS
B UREBERNERT AU BT EER
BRTESURIRBIP B



Auditor’s responsibilities for the audit of the consolidated
financial statements (continued)

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 Law Kwok Kee (practising certificate number: P04296).

Ernst & Young
Certified Public Accountants

Hong Kong

30 March 2026
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Year ended 31 December

HZE12831HLEE
2025 2024
20255 20245
Note HK$’000 HK$’000
M eE FTAERT FAT
Revenue Wz 6 40,363,555 15,567,468
Cost of sales and services HE KRR A 7 (33,807,434)  (11,128,364)
Gross profit EF 6,556,121 4,439,104
Selling and distribution expenses HERDHAL 7 (861,386) (416,791)
Administrative expenses THRZ 7 (1,156,759) (1,196,697)
(Decrease)/increase in fair value of financial FRBRBANEFEZEHEE
assets at fair value through profit or loss NRE CRL) /180 20 (2,550) 11,254
Losses result from changes in fair value RENENAAEEHRERERE
of and transfer to investment properties MEEEZER 15 (438,134) (227,877)
Net impairment losses on financial assets CREEREBEFH 3.1(b) (13,990) (8,961)
Other expenses HMps 7 (2,727,341) (613,446)
Other income HAnk A 8 310,751 741,205
Other gains HF) 5 5,968 175
Operating profit B HH 1,672,680 2,727,966
Finance income A 10 66,096 137,745
Finance costs M MA 10 (1,426,598) (1,381,486)
Finance costs — net B AR R ER 10 (1,360,502) (1,243,741)
Share of results of joint ventures and associates ~ ELEGE AR RBEADLERE 18,19 (1,775,387) (1,135,416)
Impairment losses on investments in joint ventures REAE AR R#=E AT 2
and associates BRI 18,19 (378,534) (1,171,000)
Loss before income tax MRFRRIRATES 18 (1,841,743) (822,191)
Income tax expenses PR 11 (1,554,043) (715,166)
Loss for the year FERNEE (3,395,786) (1,537,357)
Loss for the year attributable to T L ERNEE
— Owners of the Company — KR ERHKER (4,365,985) (1,822,579)
— Non-controlling interests — IR ER 970,199 285,222
(3,395,786) (1,537,357)
Losses per share attributable to owners of the AT EZRRELESRERE
Company (expressed in HK cents per share) (A SR AW R)
Basic BN 12 (49.06) (20.48)
Diluted #E 12 (49.06) (20.48)

The above consolidated statement of profit or loss should be read in conjunction

with the accompanying notes.

Faigs

Bo R EANT—HREE-
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Year ended 31 December

HZE12831HLEE
2025 2024
20255 20245
HK$’000 HK$’000
FET FAT
Loss for the year FABE (3,395,786) (1,537,357)
Other comprehensive income HithZ2mika
Items that may be reclassified to profit or loss: BB P EEER B .
— Share of other comprehensive income of —BhEERARBEAT
joint ventures and associates Hth2mea 29,231 (252,908)
— Surplus on revaluation of investment property -EaYE BENRBEZEGLRE
transferred from property, plant and equipment W27 Bk - 36,466
— Exchange differences on translation of — BN EBRBZERER
foreign operations 1,609,852 (1,263,056)
Other comprehensive income for the year, FREMPEKE  NMIRE
net of tax 1,639,083 (1,479,498)
Total comprehensive loss for the year FRNZEBEESE (1,756,703) (3,016,855)
Total comprehensive loss attributable to: T EGEEEIRARE
— Owners of the Company —KAREERRR (2,909,418) (3,164,765)
— Non-controlling interests —JFERER 1,152,715 147,910
(1,756,703) (3,016,855)

The above consolidated statement of comprehensive income should be read in  FiltsR &2 EIE RIEE M —HRIE
conjunction with the accompanying notes.
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As at 31 December

®128318
2025 2024
20255 20245
Note HK$’000 HK$’000
M E TAERT FAT
ASSETS BE
Non-current assets FERBEE
Property, plant and equipment ME~BERF 14 8,450,440 6,663,197
Investment properties REME 15 34,814,088 32,916,540
Investments in joint ventures REERBZKRE 18 8,205,132 7,942 496
Investments in associates REE AT ZRE 19 306,958 2,263,641
Intangible assets BV EE 17 844,236 843,325
Financial assets at fair value through profit or loss BREBER AN ENEZEREE 20 140,253 139,649
Financial assets at fair value through other FREMEZARREAAEREZ
comprehensive income TRBE 21 2,237 2,317
Trade and other receivables B 5 K HAFE TR 25 1,159,323 661,023
Deferred income tax assets BEFEREE 31 2,721,021 3,520,101
56,643,688 54,952,289
Current assets MEEE
Properties under development Ry 22 32,324,877 60,556,638
Completed properties held for sale RIEREZBRMME 23 35,780,907 32,734,452
Inventories 78 24 257,823 240,115
Trade and other receivables BE R EMEWR 25 10,950,414 10,884,193
Financial assets at fair value through profit or loss BBEHBANEFEZEHEE 20 333,352 894
Biological assets EYEE 5,175 1,489
Restricted cash and bank deposits RRFRERIBITER 26 3,491,260 6,013,544
Cash and cash equivalents ReENREEEY 26 4,812,533 5,786,000
87,956,341 116,217,325
Total assets BEAH 144,600,029 171,169,614
EQUITY ]
Equity attributable to owners of the Company XA Bl IR R FE (L 25
Share capital iz 27 22,071,756 22,071,756
Capital reserve BERGHE 27 59,019 59,019
Other reserves HitfEE 28 2,483,127 1,027,997
Retained earnings RERH 11,026,643 15,391,191
35,640,545 38,549,963
Non-controlling interests JEPERE 2R 7,797,337 6,769,996
Total equity M iaEE 43,437,882 45,319,959
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As at 31 December

1

R128318
2025 2024
20254 2024
Note HK$’000 HK$'000
HisE FERT FET
LIABILITIES afE
Non-current liabilities JEREEE
Bank and other borrowings RITREMEE 30 26,028,825 22,804,481
Lease liabilities HEaE 16 198,056 252,259
Deferred income PRIEUT A 17,505 19,759
Due to the immediate holding company e ERER AR TE 34 - 697,382
Due to the ultimate holding company e RIS A B 008 34 2,775,145 =
Deferred income tax liabilities REIEFTEMAan 31 7,090,558 7,159,234
36,110,089 30,933,115
Current liabilities TEAE
Bank and other borrowings RITREMES 30 11,741,217 14,560,568
Contract liabilities BHEE 32 11,549,831 28,229,357
Trade and other payables BEREMERR 33 17,460,886 18,819,666
Lease liabilities HEaE 16 82,453 93,909
Due to the immediate holding company ENERZERABRIEA 34 4,174,740 3,638,644
Due to the ultimate holding company I R AT FUIE 34 11,295,793 18,652,676
Tax payable FEHRIE 35 8,747,138 10,921,720
65,052,058 94,916,540
Total liabilities BEEE 101,162,147 125,849,655
Total equity and liabilities R EBERaEEE 144,600,029 171,169,614

The above consolidated statement of financial position should be read in

conjunction with the accompanying notes.

The financial statements on pages 124 to 264 were approved by the Board of

Directors on 30 March 2026 and were signed on its behalf.

Mr. WANG Yuwen

FEXKE
Director

EF

LR G HRR RN — 8

FI24E264E N BHREIN2026F3FNAKLEET

A TAHBEE-

Dr.

XIANG Dong
mMREL
Director

EF

27
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Attributable to the owners of the Company

RRTREERRERN
Non-
Share Capital Other Retained controlling Total
capital reserve reserves earnings Total interests equity
A EBExfiE  HtRE GZEN mE KT RRAD

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FTET THERT THET TET FTET FTET FTET
(note 27) (note 27) (note 28)
(Mtsk2r)  (Wister)  (FifeEes)

Balance at 1 January 2025 R2025F 1818 2 & 22,071,756 59,019 1,027,997 15,391,191 38,549,963 6,769,996 45,319,959
Comprehensive income 2HEKE
(Loss)/profit for the year £ (5518 /%A - - - (4365985 (4365985 970,199  (3,395,786)
Other comprehensive income: BtEEmiks .
Share of other comprehensive income EL S E AR REE AT

of joint ventures and associates Hit2mWm - - 29,231 - 29,231 - 29,231
Exchange differences on translation ~ BINEBHRE 2 ERERE

of foreign operations - - 1,427,336 - 1,427,336 182,516 1,609,852
Total comprehensive income FREZENEAE

for the year - - 1456567 (4365985 (2900418 1152715  (1,756,703)
Transactions with owners in HEGRRNEEAER

their capacity as owners RRENETZRS
Dividends paid ExfizBE - - - - - (125374 (125374)
Transfer of reserves upon lapse of  EERRMEL M B A4S

share options - - (1,437) 1,437 - - -
Total transactions with owners HEGRRZRPEE - - (1,437) 1,437 - (125,374) (125,374)

Balance at 31 December 2025 R2025F12ANA 248 22,071,756 59,019 2,483,127 11,026,643 35,640,545 7,197,337 43,437,882
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Gr o RE 5 SR ) R
Attributable to the owners of the Company
RABRERRES
Non-
Share Capital Other Retained controlling Total
capital reserve [ESErves earnings Total interests equity
A BARE Hitik e RERH e FEREL ERin
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TER TEx TEx TEx TAr TET TER
(note 27) (note 27) (note 28)
(Mizk27) (Mz£27) (Hz£28)
Balance at 1 January 2024 202451818 2 &8 22,071,756 59,019 2,370,145 17,836,686 42,337,606 5,142,605 47,480,211
Comprehensive income 2ENE
(Loss)/profit for the year ER (518) /57 = = - (1822579)  (1,822,579) 285,222 (1,537,357)
Other comprehensive income: B2Emiks .
Recognition of change in other Htt 2 Al G BEE
comprehensive income transfer to R EYE R E B
investment properties (note 15) (Bt 5E15) - - 36,466 - 36,466 = 36,466
Share of other comprehensive income 1S & & A B R E AR
of joint ventures and associates HtZmER & - - (252,908) - (252,908) - (252,908)
Exchange differences on translation ~ /SIMNEFMBEZ EREHE
of foreign operations - - (1,125,744) - (1,125,744) (137,312) (1,263,056
Total comprehensive income EREEBEAE
for the year - - (1,342,186) (1,822,579) (3,164,765) 147,910 (3,016,855)
Transactions with owners in HEGRRUEEARES
their capacity as owners RESRETZRS
Capital injections from FEREETE
non-controlling interests = = = = = 6,478 6,478
Loans of non-controlling interests ~ FEERERERBIRA
transform to capital (Note) B (e - - - - - 1,600,740 1,600,740
Dividends provided for or paid ERERSAZBE - - - (622916 (622916  (127.737) (750659
Equity-settled share option expense  LURRZA S 7 BERRER - - 38 - 38 = 38
Total transactions with owners HREGRRZRSHEE - - 38 (622,916) (622,878) 1,479,481 856,603
Balance at 31 December 2024 R20245 128310 2 & B 22,071,756 59,019 1,027,997 15,391,191 38,549,963 6,769,996 45,319,959

Note: The Group’s subsidiary, Shum Yip Terra (Holdings) Company Limited (“Shum Yip Terra”),
signed an agreement with Shenzhen Metro Real Estate Group Co., Ltd (“Shenzhen
Metro Real Estate”), the non-controlling shareholder of Shenzhen Taiyuntong Real Estate
Development Co., Ltd. (“Shenzhen Taiyuntong), that loans from Shum Yip Terra and
Shenzhen Metro Real Estate to Shenzhen Taiyuntong were transformed to the capital of
Shenzhen Taiyuntong.

The above consolidated statement of changes in equity should be read in
conjunction with the accompanying notes.
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Consolidated Cash Flow Statement
HEHEHMER

Year ended 31 December

HENBANALEE
2025 2024
20255 20245
Note HK$’000 HK$’000
(g3 TET TET
Cash flows from/(used in) operating activities &2EBEE  (FiB) 2HEHE
Cash generated from operations REXEBEEZRE 36(a) 14,639,363 2,033,225
Interest received BIF 8 66,096 241,132
Interest paid BIFIE (2,066,818) (2,074,633
Income tax paid BAMER (3,817,781) (2,036,090)
Net cash generated from/(used in) mETHEE (A 2R3 E
operating activities 8,820,860 (1,836,366)
Cash flows used in investing activities REZBFMAZRERE
Dividends received from financial assets BlEBEREANENEZ
fair value through profit or loss THEERE 2,957 2,081
Dividends received from joint ventures BWEEREIRE 10,037 77,134
Dividends received from associates BEMBEAGRE 13,939 14,481
Interest received from loans to related parties B FEBMAZERZHE 9,132 =
Proceeds from disposals of property, HEWE - BEKRREBFRENIE
plant and equipment 54 172
Purchases of property, plant and equipment BAME - BRERRKSE (803,155) (926,329)
Purchases of investment properties under BAZBRLENE
development (471,625) (369,320)
Capital injection to joint ventures BEEAEAE (186,866) (12,322)
Payments for loans to joint ventures IRBTFEERRZER (65,496) (279,684)
Repayments of loans to joint ventures BYSENDZERER 5,065 100,906
Purchases of financial assets at fair value BAZBERRANEFEZ
through profit or loss THEE (491,220) -
Repurchases of financial assets at fair value OEZEBEZRANENEZ
through profit or loss TREE 163,740 =
Payments of loans to non-controlling interests IR TFIEERERZER (133,721) -

Net cash used in investing activities REZBHFAZREFE (1,947,159) (1,392,881)
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Consolidated Cash Flow Statement
HOHSHER

Year ended 31 December

HENHNALEE
2025 2024
20255 20245
Note HK$’000 HK$’000
M E TAET FAT
Cash flows used in financing activities REZBHFAAZRERE

Capital element of lease payments HEMRZERER 36(b) (134,733) (116,352)
Dividends paid to the Company’s shareholders IRNERBRERZRE - (622,916)
Dividends paid to non-controlling interests TRNEERERZEKE (53,226) (127,737)
Proceeds from loans from non-controlling interests 3F¥EfR 1% MRS - 40,254
Repayments of loans from non-controlling interests &2 JFEREZ EN (1,153,935) (1,099,414)
Capital injection from non-controlling interests FERERTE - 6,478
Proceeds from loans from related parties Bl ERFiSRIE 7,340,820 7,743,217
Repayments of loans from related parties BEMBHER (13,782,180) (6,509,208)
Proceeds from bank and other borrowings RO REMBERSNE 14,661,042 14,375,690
Repayments of bank and other borrowings BRETREMEES (14,811,514)  (15,508,644)
Net cash used in financing activities MEEHFMAZREFE (7,933,726) (1,818,632)
Net decrease in cash and cash equivalents ReERREEBMALEE (1,060,025) (5,047,879)
Cash and cash equivalents at beginning of year ~ F#HZHERREEEY 5,786,000 11,053,858

Exchange differences on cash and RAERREEENIELER
cash equivalents 86,558 (219,979)
Cash and cash equivalents at end of year EXRZRERBFEEEY 26 4,812,533 5,786,000

The above consolidated cash flows statement should be read in conjunction with ~ FilissARE RERES N T —HRIE-
the accompanying notes.
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General information

Shenzhen Investment Limited (the “Company”) is a limited liability company
incorporated in Hong Kong. The address of the Company’s registered office
is located at 8th Floor, New East Ocean Centre, 9 Science Museum Road,
Kowloon, Hong Kong. The Company is an investment holding company. The
Company and its subsidiaries (collectively referred to as the “Group”) are
principally engaged in property development, property investment, property
management and manufacture operation. The principal activities of the
Group’s joint ventures and associates are disclosed in notes 18 and 19.

In the opinion of the directors, the immediate holding company of the
Company is Shum Yip Holdings Company Limited (“Shum Yip Holdings”,
FE (@) BMR/AF), which is a private company incorporated in Hong
Kong. The ultimate holding company of the Company is Shum Yip Group
Limited (“Shum Yip Group”), which is a state-owned company established in
Shenzhen, the People’s Republic of China (the “PRC”).

The Company’s shares are listed on The Stock Exchange of Hong Kong
Limited.

The consolidated financial information is presented in Hong Kong dollar
(“HK$") and all values are rounded to the nearest thousand (HK$’'000)
except when otherwise indicated.

These consolidated financial statements have been approved for issue by
the Board of Directors on 30 March 2026.

Basic of preparation

50ing concern basis

The directors of the Company have given careful consideration to the
future liquidity and performance of the Group and its available sources
of financing in assessing whether the Group will have sufficient financial
resources to continue as a going concern for at least of 12 months from 31
December 2025.
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Basic of preparation (continued)

Going concern basis (continued)

The directors of the Company have reviewed the Group’s cash flow
projections, which covers a period of twelve months from 31 December
2025. The directors of the Company are of the opinion that, taking into
account the anticipated cash flows generated from the Group’s operations,
the continued availability of the Group’s bank and other borrowings as well
as the Group’s ability to raise new financing under the prevailing rules and
regulations, and the continuous financial support from the ultimate holding
company, the Group will have sufficient working capital to meet its financial
obligations as and when they fall due within the coming twelve months from
31 December 2025.

Accordingly, these consolidated financial statements have been prepared on
a going concern basis.

Compliance with HKFRS Accounting Standards and the Hong
Kong Companies Ordinance

The consolidated financial statements of the Group have been prepared in
accordance with HKFRS Accounting Standards as issued by the Hong Kong
Institute of Certified Public Accountants (“HKICPA”) and the Hong Kong
Companies Ordinance.

HKFRS Accounting Standards comprise the following authoritative literature:

° Hong Kong Financial Reporting Standards
° Hong Kong Accounting Standards

° Interpretations developed by the HKICPA

2.2
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2.4

Basic of preparation (continued)

Historical cost convention

The consolidated financial statements have been prepared on a historical
cost basis, except for financial assets at fair value through profit or loss
(“FVTPL"), financial assets at fair value through other comprehensive
income (“FVOCI”), and investment properties, which are measured at fair
value.

New and amended standards adopted by the Group

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, branches, 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.
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Basic of preparation (continued) 2 HmEILEE ()

New and amended standards not yet adopted 2.5 WIARTNZ BT A B RT

The Group has not applied the following new and amended HKFRS FERTERZSVERRTEBUTEBER
Accounting Standards, that have been issued but are not yet effective, BEAEMNHTIREBIE AU FREE
in these financial statements. The Group intends to apply these new and AIBF A AEBENZEMINEEBTS
amended HKFRS Accounting Standards, if applicable, when they become BUHRREENGHENENFERZSTER
effective. @A) °

Effective for the
annual periods
beginning on or after

RTFBRHZ%E
HiaZEEBRREX
HKFRS 18 Presentation and Disclosure in Financial Statements 1 January 2027
BB BIREEAF1685% BBBRENZE R E 20271818
HKFRS 19 and its amendments Subsidiaries without Public Accountability: Disclosures 1 January 2027
EEMBREERNF19RKRAET AR EANE L AR E 2027%1B1H
Amendments to HKFRS 9 and Amendments to the Classification and Measurement of 1 January 2026
HKFRS 7 Financial Instruments
ERUBREENEORREENE  2HIASHERTEZEET 2026%151H
REERETR BT
Amendments to HKFRS 9 and HKFRS 7 Contracts Referencing Nature-dependent Electricity 1 January 2026
EEUBREERNEIRRERBUYE  SRABEAERLEEEIHEH 202651518
REERSETRZEET
Amendments to HKFRS 10 and Sale or contribution of assets between an investor and To be determined
HKAS 28 its associate or joint venture
ERUBRESENEI0RREEGS KREFHARHELNAREENTZHHEEHERFTE HETE
R F285% 2 185]
Amendments to HKAS 21 Translation to a Hyperinflationary Presentation Currency 1 January 2027
BREFEBE2NR 2B BEZEIEERIKRZSEE 202751518
Annual Improvements to HKFRS Amendments to HKFRS 1, HKFRS 7, HKFRS 9, HKFRS 10 1 January 2026
Accounting Standards — Volume 11 and HKAS 7
EEMBREENEHENZFE BB BEREERE 17 BB HREERE75 ~ BEHH 2026%151H
HE—F11E HWEERZIN BB BEREERF10FREEEEE)

FTEZET
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SN

(@)

Basic of preparation (continued)

New and amended standards not yet adopted (continued)

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 consequentia
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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Financial risk management

The Group’s major operations are mainly located in the PRC and are
subject to special considerations and significant risks. These include
risks associated with, among others, the political, economic and legal
environment, influence of national authorities over pricing regulation and
competition in the market.

The Group’s activities expose it to a variety of financial risks: market risk
(mainly including currency risk, interest rate risk and price risk), credit risk
and liquidity risk. The Group’s overall risk management programme focuses
on the unpredictability of financial markets and seeks to minimise potential
adverse effects on the Group’s financial performance.

The property market is highly sensitive to the economic environment in
the PRC, which will affect the volumes of property transactions and selling
prices. The Group mainly relies on sales of properties and debt financing
to fund its operations. The Group has alternative plans to monitor liquidity
risk should there be significant adverse changes on the Group’s cash flow
projections.

Financial risk factors
(@)  Market risk
(i) Currency risk
Most of the operating income of the Group’s business is in
Renminbi (“RMB”) and the Group's assets held and all of the
committed borrowings of the Group are mainly denominated in
RMB.

The Group currently does not have a policy on foreign currency
risk as it had minimal transactions denominated in foreign
currencies during the years ended 31 December 2025 and
2024 and the impact of foreign currency risk on the Group’s
operation is minimal.

(i) Interest rate risk

The Group’s market risk arises mainly from interest rate risk
of long-term bank and other borrowings. Bank and other
borrowings obtained at variable rates expose the Group to cash
flow interest rate risk which is partially offset by cash held at
variable rates. Bank and other borrowings obtained at fixed
rates expose the Group to fair value interest rate risk. The Group
closely monitors trend of interest rate and its impact on the
Group’s interest rate risk exposure. The Group currently has not
used any interest rate swap arrangements and may consider
hedging interest rate risk should the need arise.
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o & A 5 AR B A
3  Financial risk management (continued)

3.1

Financial risk factors (continued)
(@)  Market risk (continued)
(i) Interest rate risk (continued)
The exposure of the Group’s borrowings to interest rate changes
and the contractual re-pricing dates of the borrowings at the

3 Wk ()
3.1 WMEERAZ &)
@ TEEE (B
i) FIERER @&
RBEEHAAERBEHNXEH
ZRBREEZENNENEEH

end of the reporting period are as follows: BT
2025 2024
20255 20245E
% of total % of total
HK$’000  borrowings HK$'000  borrowings
TET HEREE% FTET HEZEREY
Variable rate borrowings FEEE 25,202,033 67% 24,578,825 66%
Fixed rate borrowings — repricing or EEEE-EHEEH
maturity dates: ZHA
Less than 1 year DME 2,837,055 8% 2,531,404 7%
110 5 years 1-5E 2,410,511 6% 2,972,651 8%
QOver 5 years SED £ 7,320,443 19% 7,282,169 19%
37,770,042 100% 37,365,049 100%

At 31 December 2025, the Group had HK$25,202,033,000
(2024: HK$24,578,825,000) variable interest rate borrowings
which expose the Group to cash flow interest rate risk. If the
interest rate of these borrowings had increased/decreased
by 0.5% and all other factors remained unchanged, the profit
before tax for the year of the Group would have decreased/
increased by approximately HK$126,010,000 (2024:
HK$122,894,000).

The sensitivity analysis above indicates the instantaneous
change in the Group’s profit before tax that would arise
assuming that the change in interest rates had occurred at the
end of the reporting period and the impact on the Group’s profit
before tax is estimated as an annualised impact on interest
expense or income of such a change in interest rates. The
analysis is performed on the same basis as 2024.

R2025F12B31H AEBBEL A
EEEARReRENXRARZEE
£ £25,202,033,0005 75 (20244 :
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Financial risk management (continued)
Financial risk factors (continued)

(b)

Credit risk

Credit risks refer to the risk of losses incurred by the inabilities of
debtors or counterparties to fulfil their contractual obligations or by
the adverse changes in their credit conditions. The Group is exposed
to credit risk in relation to its cash and cash equivalents, restricted
cash and bank deposits, trade and other receivables and financial
guarantee contracts.

Credit risk is managed on a group basis.

For trade receivables in respect of property development, the Group
has policies in place to ensure that sales are made to purchasers with
an appropriate financial strength and appropriate percentage of down
payments. The Group also has other monitoring procedures to ensure
that follow-up action is taken to recover overdue debts. In addition,
the Group reviews regularly the recoverable amount of each individual
trade receivables to ensure that adequate loss allowance are made
for irrecoverable amounts.

For other trade receivables not related to property development
business, the Group’s customer base is diversified and has no
significant concentrations of credit risk. Trade receivables are due
from 30 to 180 days from the date of billing. The Group has policy
to closely monitor the settlement of trade receivables and long
outstanding balances are requested to be settled before any further
credit is granted. Normally, the Group does not obtain collateral from
customers.

For the financial guarantee contracts provided by the Group to banks
in connection with the customers’ mortgage loans to finance their
purchase of properties, the Group measured the loss allowance on
financial guarantee contracts by reference to the historical default
rate of the purchasers, the loss given default based on the current
property value and the pre-sale deposits already received and the
forward-looking information. Detailed such financial guarantee is
disclosed in note 37.
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3  Financial risk management (continued)
3.1 Financial risk factors (continued)
(b)  Credit risk (continued)

The directors of the Company considered that the loss allowances on
financial guarantee contracts at 1 January 2025 and 31 December
2025 were insignificant to the Group. For properties which have
been pre-sold, or the completed properties that sold but the building
ownership certificate not yet issued, the Group typically provides
guarantees to banks in connection with the customers’ mortgage
loans to finance their purchase of the properties for an amount up to
the unpaid purchase consideration of the properties. If a defaults on
the payment of mortgage of properties during the term of guarantee,
the bank holding the mortgage may demand the Group to repay the
outstanding amount of the loan and any accrued interest thereon.
Under such circumstances, the Group is able to retain the customer’s
deposit and sell the property to recover any amounts paid by the
Group to the bank on the purchasers’ behalf. Unless the selling price
would drop by more than the buyer’s deposits received, the Group
may not be in a loss position for such financial guarantee contracts.
In this regard, the directors of the Company consider that the Group’s
credit risk under such financial guarantee contracts is insignificant.

The credit risks of other receivables are managed through internal
control. The credit quality of each counterparty is investigated before
credit granted. The Group also actively monitors the outstanding
amounts owed by each debtor and identifies any credit risks in a
timely manner in order to reduce the risk of a credit related loss. The
Group reviews the recoverable amount of these receivables at each of

the reporting period end.

Impairment assessment

The Group formulates the credit losses of cash and cash equivalents,
restricted cash and bank deposits, trade and other receivables, and
financial guarantees contracts using the expected credit loss (ECL)

models according to HKFRS 9 requirements.
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3  Financial risk management (continued)

3.1
(b)

Financial risk factors (continued)

Credit risk (continued)

Impairment assessment (continued)

For trade receivables, the Group applies the simplified approach
permitted by HKFRS 9, which requires lifetime expected credit
losses to be recognised from initial recognition of the receivables.
To measure the expected credit losses, trade receivables have been
grouped based on shared credit risk characteristics. The Group
applies the HKFRS 9 simplified approach in measuring expected credit
losses which uses a lifetime expected loss allowance for all trade
receivables.

For financial assets whose impairment losses are measured using
three-stages general approach ECL assessment except for trade
receivables, the Group assesses whether their credit risk has
increased significantly since their initial recognition, and applies a
three-stage impairment model to calculate their impairment allowance
and recognise their ECL, as follows:

—  Stage 1: If the credit risk has not increased significantly since
its initial recognition, the financial asset is included in stage 1.

—  Stage 2: If the credit risk has increased significantly since its
initial recognition but is not yet deemed to be credit-impaired,
the financial instrument is included in stage 2. The description
of how the Group determines when a significant increase in
credit risk has occurred is disclosed in the following section of
“judgement of significant increase in credit risk”.

—  Stage 3: If the financial instruments are credit-impaired, the
financial instrument is included in stage 3. The definition of
credit-impaired financial assets is disclosed in the following
section of “the definition of credit-impaired assets”.
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3  Financial risk management (continued)
3.1 Financial risk factors (continued)

(b)  Credit risk (continued)

Impairment assessment (continued)

The Group considers the credit risk characteristics of different
financial instruments when determining if there is significant increase
in credit risk. For financial instruments with or without significant
increase in credit risk, 12-month or lifetime expected credit losses
are provided respectively.

The expected credit loss is the result of discounting the product of
exposure at default, probabilities of default (‘PD") and loss given
default (“LGD"). According to whether the credit risk has increased
significantly or whether the assets have been impaired, the Group
measures the loss allowance with the expected credit losses of
12-month or the lifetime due to the credit risk characteristics of
different assets.

Judgement of significant increase in credit risk (“SICR”)

Under HKFRS 9, when considering the impairment stages for financial
assets, the Group evaluates the credit risk at initial recognition and
also whether there is any significant increase in credit risk for each
reporting period. The Group considers various reasonable supporting
information to judge if there is significant increase in credit risk when
determining the ECL staging for financial assets. Major factors being
considered include solvency and operational capabilities. The Group
could base on individual financial instruments or portfolios of financial
instruments with similar credit risk characteristics to determine ECL
staging by comparing the credit risks of the financial instruments at
the reporting date with those at initial recognition.

The Group set quantitative and qualitative criteria to judge whether
the credit risk has SICR after initial recognition. The judgement
criteria mainly include the PD changes of the debtors, changes of
credit risk categories and other indicators of SICR, etc.
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Financial risk management (continued)
Financial risk factors (continued)

(b)

Credit risk (continued)

The definition of credit-impaired assets

Under HKFRS 9, in order to determine whether credit impairment
occurs, the defined standards adopted by the Group are consistent
with the internal credit risk management objectives for relevant
financial assets, while considering quantitative and qualitative
indicators. When the Group assesses whether the debtor has credit
impairment, the following factors are mainly considered:

The debt has overdue for more than 90 days after the contract
payment date.

e  The lender gives the debtor concessions for economic or
contractual reasons due to the debtor’s financial difficulties,
where such concessions are normally reluctant to be made by
the lender.

e The debtor has significant financial difficulties.

e The debtor is likely to go bankrupt or needs other financial
restructuring.

The credit impairment of financial assets may be caused by the joint
effects of multiple events, and may not be caused by separately
identifiable events.

Forward-looking information

The historical loss rates are adjusted to reflect current and forward-
looking information on macroeconomic factors affecting the ability of
the debtors to settle the receivables.

The Group comprehensively considers internal and external data,
expert forecasts and statistical analysis to determine the relationship
between economic indicators with PD and LGD. The Group evaluates
and forecasts these economic indicators at least annually, provides
the best estimates for the future, and regularly evaluates the results.

Similar to other economic forecasts, the estimates of economic
indicators have high inherent uncertainties, actual results may
have significant difference with estimates. The Group considered
the estimates above represented the optimal estimation of possible
outcomes.
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o & W 5 R B BT
3  Financial risk management (continued)
3.1 Financial risk factors (continued)

(b)  Credit risk (continued)

Credit risk exposure of financial assets

Without considering the impact of collateral and other credit
enhancement, for on-balance sheet assets, the maximum exposures
are based on net carrying amounts as reported in the consolidated
financial statements. Concentration of credit risk reflects the
sensitivity of the Group’s operating results to a particular customer,
industry or geographic location.

U)

Other receivables

The Group’s other receivables mainly include amounts due from
third parties, related parties and non-controlling interests. To
measure the expected credit losses of other receivables, other
receivables have been grouped based on shared credit risk
characteristics and the days past due.

For other receivables, management makes periodic collective
assessments as well as individual assessment on the
recoverability of outstanding balances based on historical
settlement records and past experience. The other receivables
of the Group are mainly due from related parties and
government entities, for which there were no recent history of
default. The other receivables were classified as stage 1 for
measurement of expected credit losses.

Movement in the loss allowance account in respect of other
receivables during the year is as follows:
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Other

2025 receivables
20255 Ht el RIE
HK$’000

FTAT

Balance at 1 January 2025 12025F1 81 &5 &R 327,216
Impairment losses for the year FRRERE 3,581
Exchange differences ER=%E 10,735
Balance at 31 December 2025 12025F 12831 B4 &% 341,532
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3  Financial risk management (continued) 3 WA RRE R ()
3.1 Financial risk factors (continued) 3.1 WEEREIRE &)
(b)  Credit risk (continued) b EEAR &
Credit risk exposure of financial assets (continued) SRHEENEBERRKO @
() Other receivables (continued) ) HEKRZRE (@)
Other
2024 receivables
20244 H WA
HK$’000
FET
Balance at 1 January 2024 1220244151 B V4 &5 329,351
Impairment losses for the year FRRESE 4,908
Exchange differences bR =% (7,043)
Balance at 31 December 2024 122024512831 H VA R 327,216
(i)  Trade receivables (i) FEUWER
The Group applies the simplified approach to providing for AEBRBEBEMHRSERFTR
expected credit losses prescribed by HKFRS 9, which permits MNRTEEABLENA N IRERE
the use of the lifetime expected loss provision for trade BEEAEE ZEIAFREBIRD
receivables. FAREGERFERBRERS
The following table provides information about the Group’s TREVNAEETRNEERRE K
exposure to credit risk and ECLs for trade receivables: EUER N TBHEBIEANEN
Gross
Expected carrying Loss
2025 loss rate amount allowance
20255 FERBLE IRE4AE BREE
% HK$’000 HK$’000
FTAET FTART
Within 1 year —FR 3% 1,186,562 35,597
110 2 years —EEMEN 5% 328,853 16,443
2 t0 3 years MEE=FNR 39% 86,582 33,767
Over 3 years —EME 74% 138,127 102,686

1,740,124 188,492
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3  Financial risk management (continued)

3.1 Financial risk factors (continued)
(b)  Credit risk (continued)

Credit risk exposure of financial assets (continued)

(i) Trade receivables (continued)

3 WMEHEBREHE )
3.1 WFsHEkRE R (50
) EERE#E)

(i) FEWCERTR (B)

THEENERRERKO (B

Gross
Expected carrying Loss
2024 loss rate amount allowance
20244 BHEAE RE#AE BREHE
% HK$’000 HK$’000
FET TET
Within 1 year —FR 3% 1,006,851 25,357
110 2 years —FEREN 5% 455,255 24,526
2 to 3 years MEE=FRN 43% 33,096 14,355
Over 3 years SEEM e 86% 124,270 106,616
1,619,472 170,854

Expected loss rates are estimated using a provision matrix,
taking into account the past due status of the customers. The
expected loss rates are adjusted periodically to reflect changes
in current economic conditions and the Group’s view of forecast
economic conditions over the expected lives of the trade

receivables.

Movement in the loss allowance account in respect of trade

RBBRRENEAREERMGS
TERHERNARRR REE
KEREGEMAE URREFNEH

RAIEHNRAEER RS

ENERBUIRRBREERZE

receivables during the year is as follows: E RIS

2025 2024

20255 20245

HK$’000 HK$’000

FET FAT

Balance at 1 January P1B1H4% 170,854 170,446
Impairment losses recognised FARZARERL

during the year 10,409 4,053

Exchange differences Q= 7,229 (3,645)

Balance at 31 December 12831 B4 188,492 170,854
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Financial risk management (continued)
Financial risk factors (continued)

(b)

()

Credit risk (continued)

Credit risk exposure of financial assets (continued)

(i) Cash and bank balances
The credit risks on cash and cash equivalents, restricted cash
and bank deposits are limited because the counterparties are
banks/financial institutions with acceptable credit ratings and
have no default records in the past.

Liquidity risk

Liquidity risk arises when the Group is unable to meet its current
liabilities that fall due. The Group’s objective is to maintain a balance
between continuity of funding and flexibility through the use of short
and long term bank loans and other borrowings. Through maintaining
a reasonable proportion in its asset and liability structure, the Group
is able to meet its ongoing financial needs.

The following tables show the remaining contractual maturities at the
end of the reporting period of the Group’s financial liabilities, which
are based on contractual undiscounted cash flows (including interest
payments computed using contractual rates or, if floating, based on
rates current at the end of the reporting period) and the earliest date
the Group can be required to pay.
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3  Financial risk management (continued) 3 WBsE ke ()
3.1 Financial risk factors (continued) 3.1 WHBmkEAE (&)

(c) Liquidity risk (continued) © rEMER ()

Interest-bearing bank and other borrowings HERITREMBEE 12,878,612 8,675,226 8,220,025 11,182,992 40,956,855
Lease liabilities HEEE 105,797 76,303 41,376 97,665 321,141
Trade and other payables BHREMEMR 16,011,773 - - - 16,011,773
Due to the immediate holding company B ERER AR 4,322,594 - - - 4,322,594
Due to the ultimate holding company ENRRERAFTE 11,336,848 1,474,959 1,375,134 - 14,186,941

44,655,624 10,226,488 9,636,535 11,280,657 75,799,304

Interest-bearing bank and other borrowings HERITREMBEE 15,159,781 9,282,551 1,994,159 12,985,430 39,421,921
Lease liabilities HEaR 102,157 104,974 89,216 136,308 432,655
Trade and other payables R REMENST 17,960,646 = = = 17,960,646
Due to the immediate holding company ENERERASTE 3,753,144 731522 - - 4,484,666
Due to the ultimate holding company B REERATHIE 19,620,692 - - - 19,620,692

56,596,420 10,119,047 2,083,375 13,121,738 81,920,580
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Financial risk management (continued)

Capital management

The Group’s objectives when managing capital are to safeguard the Group’s
ability to continue as a going concern, to provide returns for shareholders
and benefits for other stakeholders and to maintain an optimal capital
structure to reduce the cost of capital.

In order to optimise the capital structure, the Group may adjust the amount
of dividends paid to shareholders, repurchase of shares, issue new shares
or sell assets.

Consistent with other companies in the market, the Group monitors its
capital by reviewing its gearing ratio. This ratio is calculated as net debt
divided by equity attributable to owners of the Company. Net debt is
calculated as total borrowings (including bank and other borrowings as
shown in the consolidated statement of financial position) less cash and
cash equivalents, restricted cash and bank deposits.

The gearing ratio as at 31 December 2025 and 2024 were as follows:

3.2

A S R R B R

§ob 5 o 2 (90
AEREREFERDERFERRBELERE
7 URRRRMER  AEMA SAES 8IS
M TR REBAEELUAEEZMA

REBLEERRE &R EERBRAREX
THREEE LBERO HTHRALESR
Eo

BHE LHMOAT - 25AERERAA
BRERRBER -AEXNBRREE FEGUE
NERTRREBEEDSE EHFRRESR
BE (BEGREMBURREAMTRTREM
BE) RERERREFEY RRHBE KRR
T E

2025 K 20241283 AN EEXRNT :

2025 2024

20255 20245

HK$’000 HK$'000

FET FAT

Total borrowings (note 30) BEH#E (ME30) 37,770,042 37,365,049

Less: Cash and cash equivalents (note 26) % : BE&RESEEY (5326) (4,812,533) (5,786,000)
Restricted cash and bank deposits ZRFIRE KMRITER (T:326)

(note 26) (3,491,260) (6,013,544)

Net debt BHFE 29,466,249 25,565,505

Equity attributable to owners of the Company #4A B & KRR EGE R 35,640,545 38,549,963

Gearing ratio BEX 83% 66%
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3  Financial risk management (continued) 3 Wk ()

3.3 Fair value estimation 8.3 ARMEME
The table below analyses financial instruments carried or presented at fair TREFEANBFBAGELSEZZEAERHR
value, by level of the inputs to valuation techniques used to measure fair DMBRAAEINREREN &R IR - FRE
value. The different levels are defined as follows: HRATWMT
e  Quoted prices (unadjusted) in active markets for identical assets o R%EEYEBRZEBMERE KRLH

or liabilities. The quoted prices already incorporates the market’s
assumptions with respect to changes in economic climate such
as rising interest rates and inflation, as well as changes due to
Environmental, Social and Governance (“ESG”) risks (level 1)

Inputs other than quoted prices included within level 1 that are
observable for the assets or liabilities, either directly (that is, as
prices) or indirectly (that is, derived from prices) (level 2)

Inputs for the assets or liabilities that are not based on observable
market data (that is, unobservable inputs). This is the case for
unlisted equity securities and for instruments where ESG risk gives
rise to a significant unobservable adjustment (level 3)

B) -FBREREMATBHEHREEE
AR EARBR) URRERE T
KEA (TES6)) RiEFEREENRR (5
—R)

o RE-BRABEREN BEREEZH
BRBAE IRERE BHMNER) NE
g EREER) EZR
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ZHABLFERTREDSHE R
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3  Financial risk management (continued) 1 D i (4
3.3 Fair value estimation (continued) 3.3 ARMEME )
Quoted Significant Significant
prices in observable unobservable
active markets Inputs inputs
2025 (Level 1) (Level 2) (Level 3) Total
ERTARE EETHE EETURE
2255 (E-%) BAEEZR BAEE=H) s
HKS$'000 HK$'000 HK$'000 HKS$'000
F#7 7 F#7 F#7
FUTPL BRBRRANETE
— Listed equity investments in Hong Kang -REBZ LTRERE m - - 773
— Listed equity investments in the ~-RAEAREz LTRERE
Chinese mainland 40,614 - - 40,614
— Unlisted equity investments in the “RPEKREZF ETRERE
Chinese mainland - - 99,639 99,639
~ Wealth management products in the ~RAEAEZEMER
Chinese mainland - - 332,579 332,579
Fvoc! PRAMZEWERANENE
— Unlisted equity investments in the -RiEAREZEEmRERE
Chinese mainland - - 2,237 2,237
41,387 - 434,455 475,842
Quoted Significant Significant
prices in observable unobservable
active markets [nputs inputs
2024 (Level 1) (Level 2) (Level 3) Total
EEM A RE EZURE EEFUEE
202UE E-—H) BAEEZH BAEE=R g
HK$'000 HK$'000 HK$'000 HK$'000
TAT TAL TAL TET
FYTPL BRBRRANETE
— Listed equity investments in Hong Kong -REAZ LTRERE 894 - = 894
— Listed equity investments in the ~RAEAREz LTRERE
Chinese mainland 42,458 = = 42,458
~ Unlisted equity investments in the -RPEKEZFE ETRERE
Chinese mainland = = 97,191 97,191
Fvocl BPRAMZEWERANENE
— Unlisted equity investments in the -RREAEZFLTRERE
Chinese mainland - - 2,317 2,317
43,352 - 99,508 142,860

There were no transfers among levels 1, 2 and 3 for recurring fair value

measurements during the years ended 31 December 2025 and 2024.

HE2025FER2024FE12831HEEE  BEHEA
AEHEF— R ELEEE
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3  Financial risk management (continued) 3 Wk ()
3.3 Fair value estimation (continued) 3.3 ARfEME )
(@) Financial instruments in level 3 @ FZREHIA
The following table presents the changes in the level 3 financial TREFEE20255 K20245F128318 1k
instruments for the years ended 31 December 2025 and 2024: FEZE-HRERTAES:
2025 2024
20254 20244
HK$’000 HK$’000
THET TET
At 1 January BK1B1H 99,508 101,683
Fair value changes NAEES 443 -
Additions 1210 491,220 =
Decreases D (163,876) =
Exchange differences R =8 7,160 (2,175)
At 31 December K12831H 434,455 99,508
There is HK$443,000 gain recognised in profit or loss in the current FEERREPRAEBMBFE=-RER
year (2024: nil) attributable to the level 3 financial assets held by the BERL 2R B 2 443,000 7T
Group at the end of the reporting period. There were also no changes (20245 © #) - HE20256128318 £
made to any of the valuation techniques applied as of 31 December AFRANEES AR EERmES-

2025.
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Critical accounting estimates and judgements

Estimates and judgements used in preparing the consolidated financial
statements are evaluated and based on historical experience and other
factors, including expectations of future events that are believed to be
reasonable under the circumstances. The Group makes estimates and
assumptions concerning the future. The resulting accounting estimates will,
by definition, seldom equal the related actual results. The estimates and
assumptions that may have a significant effect on the carrying amounts of
assets and liabilities within the next financial year are discussed below.

Estimates for net realisable value of properties under
development and completed properties held for sale

The carrying amounts of properties under development and completed
properties held for sale amounted to HK$32,325 million and HK$35,781
million (2024: HK$60,557 million and HK$32,734 million) respectively as
at 31 December 2025, which in total accounted for approximately 47%
(2024: 55%) of the Group’s total assets. The Group assesses the carrying
amounts of properties under development and completed properties held
for sale according to their net realisable values based on the realisability
of these properties. Net realisable value for properties under development
is determined by reference to management’s estimates of the selling price
based on prevailing market conditions, less applicable variable selling
expenses based on certain percentage of estimated selling price and
the anticipated costs to completion. Net realisable value for completed
properties held for sale is determined by reference to management'’s
estimates of the selling price based on prevailing market conditions, less
applicable variable selling expenses.
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Critical accounting estimates and judgements (continued)
Fair value of investment properties

The fair value of each investment property is individually determined at
each reporting date by independent external valuers based on a market
value assessment. Fair values of investment properties are derived using
the income capitalisation method approach. The valuations are dependent
on certain key assumptions that require significant judgement, including
prevailing market rents, capitalisation rates and vacancy rates.

Significant judgement and assumptions are required in assessing the
fair value of the investment properties. Details of the judgement and
assumptions used in the valuation of the investment properties are
disclosed in note 15.

Impairment of non-financial assets

Where an indication of impairment exists, or when annual impairment
testing for an asset is required (other than inventories, contract assets,
deferred tax assets, financial 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.

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 the statement of 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 the statement of profit or loss in the period in
which it arises.
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Critical accounting estimates and judgements (continued)
Current and deferred income tax

Significant judgements are required in determining the provision for income
tax. There are many transactions and calculations for which the ultimate
determination is uncertain during the ordinary course of business. Where
the final tax outcome of these matters is different from the amounts that
were initially recorded, such difference will impact the income tax and
deferred income tax provision in the period in which such determination is
made.

Deferred income tax assets relating to certain temporary differences and
tax losses are recognised when management considers to be probable
that future taxable profit will be available against which the temporary
differences or tax losses can be utilised. The outcome of their actual
utilisation may be different.

Land appreciation taxes

PRC land appreciation tax (“LAT”) is levied at progressive rates ranging
from 30% to 60% on the appreciation of land value, being the proceeds
of sales of properties less deductible expenditures including land cost,
borrowing costs and all property development expenditures.

The subsidiaries of the Group engaging in property development business
in the Chinese mainland are subject to land appreciation taxes, which have
been included in the income tax expenses. However, the implementation
of these taxes varies amongst various PRC cities and the Group has not
finalised its land appreciation tax returns with various tax authorities for
certain projects. Accordingly, judgement is required in determining the
amount of land appreciation and its related taxes payable. The Group
recognises these liabilities based on management’s best estimates.
Where the final tax outcome is different from the amounts that were
initially recorded, such differences will impact the income tax expenses
and provisions of land appreciation taxes in the period in which such
determination is made.
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(@) ]

Segment information

The Group manages its businesses by business units, which are organised
based on their products and services. In a manner consistent with the
way in which information is reported internally to the Group’s most
senior executive management for the purposes of resource allocation
and performance assessment, the Group has presented the following five
reportable segments:

(@) the property development segment engages in the development of
properties;

(b)  the property investment segment invests in commercial properties for
rental;

(c) the property management segment engages in the management of
both properties developed by the Group and external parties;

(d) the manufacture segment engages in the manufacture and sale of
industrial products; and

(e) the “others” segment comprises, principally, the hotel operations,
agricultural products, provision of construction services and other
businesses.

For the purposes of assessing segment performance and allocating
resources between segments, the Group’s senior executive management
monitors the results, assets and liabilities attributable to each reportable
segment on the following bases:

Segment assets exclude unallocated assets such as deferred tax assets,
restricted cash, cash and cash equivalents, other financial assets,
investments in associates and joint ventures, and other head office and
corporate assets as these assets are managed on a group basis.

Segment liabilities exclude unallocated liabilities such as interest-bearing
bank and other borrowings, an amount due to the ultimate holding
company, tax payable, an amount due to the immediate holding company,
deferred tax liabilities and other head office and corporate liabilities as
these liabilities are managed on a group basis.

Segment performance is evaluated based on reportable segment profit,
which is a measure of adjusted profit before taxation from continuing
operations. The adjusted profit before taxation is measured consistently
with the Group’s profit before taxation except that other income and
other gains, finance costs, net fair value gain or loss on financial assets
measured at fair value through profit or loss, results of associates and
joint ventures and related impairment losses, as well as head office and
corporate expenses are excluded from such measurement.
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Segment information (continued) 5 EER @)
Information regarding the Group’s reportable segments as provided to the HE2025FEK2024F 12831 H L EERMBT A
Group’s most senior executive management for the purpose of resource EERETHEEBAESUME R RDER
allocation and assessment of segment performance for the years ended 31 RN AER 2R EEREN TR
December 2025 and 2024 is set out in the following table.
Property Property Property
2025 development investment ~ management  Manufacturing Others Total
20054 MERE MERE MEEE g Htr ekl
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THET THET THET THET THET THET
Revenue from contracts with customers 2R B Z M EREEN
Wi
Recognised at a point of time RE—ESE MR 34,204,684 - 16,869 491,965 473,449 35,186,967
Recognised over time E—REB R - - 3,415,727 - 615,098 4,030,825
Revenue from other sources Hi R
Rental income BEBA - 1,392,103 - - - 1,392,103
Total segment revenue DR REE 34,204,684 1,392,103 3,432,596 491,965 1,088,547 40,609,895
Inter-segment revenue HERKE - (31,673) (190,818) - (23,849) (246,340)
Revenue from external customers RERIMIZ F B kS 34,204,684 1,360,430 3,241,778 491,965 1,064,698 40,363,555
Segment results before changes in fair ~ REWEALBEZF 2
value of investment properties NEER 785,129 592,258 324,241 29,987 65,155 1,796,770
Losses result from changes in fair RENEARELBRER
value of and transfer to ERENEELIFE
investment properties - (438,134) - - - (438,134)
Segment results after changes in fair REMEAABEEHEZ
value of investment properties NEEE 785,129 154,124 324,241 29,987 65,155 1,358,636
Share of results of joint ventures EhEaEARREE AR
and associates RERE (1,775,387)
Impairment losses on investment in RBERERTRBERRZ
joint ventures and associates REHE (378,534)
Other income HgA 310,751
Other gains Hinf) 5 5,968
Fair value loss of financial assets BREGRANEHEZ
measured at fair value through SRHEEANESR
profit or loss, net B (2,550)
Corporate and other NAREMKAEER
unallocated expenses (125)
Finance costs - net MEMAFE (1,360,502)
Loss before income tax BRETRRAISE (1,841,743)
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5  Segment information (continued) SEER ()
Property Property Property
2025 development investment ~ management  Manufacturing Others Total
2005 MERR MERE MEER i Hth e
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TET TET TET TET TAET
Segment assets NEEE 72,980,258 39,123,812 899,593 374,548 2,965,218 116,343,429
Corporate and other unallocated assets ~ ABREMADEEE 19,744,510
Investments in associates REREAT 306,958
Investments in joint ventures REAERA 8,205,132
Total assets BEE 144,600,029
Segment liabilities NEERE 52,332,581 7,039,113 1,477,188 117,696 976,082 61,942,660
Corporate and other unallocated liabilities AT R EMF D EEE 39,219,487
Total liabilities Baf 101,162,147
Other segment information: HitpEEN
Depreciation and amortisation TEREH 142,332 56,941 38,195 30,032 126,521 394,021
Additions to non-current segment ERRBERPNELE
assets during the year 78,587 400,773 25,737 18,460 406,758 930,315
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Segment information (continued) 5 EER @)
Property Property Property
2024 development investment management  Manufacturing Others Total
0245 MEERE MELE MEERE e o mr
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TET TERT TERT TET TERT
Revenue from contracts with customers 2R 2B ARELN
Wi
Recognised at a point of time RE— R RSHER 9,133,298 - 9,542 403,593 688,974 10,235,407
Recognised over time E-BERRED - - 3,485,571 - 688,150 4,173,721
Revenue from other sources HiR g =
Rental income HEBA - 1,391,539 - - - 1,391,539
Total segment revenue NEWRRE 9,133,298 1,391,539 3,495,113 403,593 1,377,124 15,800,667
Inter-segment revenue NEERE - (14,200) (205,620) - (13,379) (233,199)
Revenue from external customers KB IMNERE B U 9,133,298 1,377,339 3,289,493 403,593 1,363,745 15,567,468
Segment results before changes in far ~ RENENAEEER 2
value of investment properties NEEE 1,389,347 519,728 293,816 32,887 116,340 2,352,118
Losses result from changes in fair RENEANEEHRER
value of and transfer to ERBNEELZER
investment properties - (227,877) - - = (227,877)
Segment results after changes in fair  REMEAAELHEBZ
value of investment properties NEEE 1,389,347 291,851 293,816 32,887 116,340 2,124,241
Share of results of joint ventures EhaEARREEAT
and associates RERE (1,135,416)
Impairment losses on investment in REAEARRBEARZ
joint ventures and associate RERE (1,171,000)
Other income HgA 741,205
Other gains HiF) G 175
Fair value gain of financial assets BRBRBRANEHEZE
measured at fair value through HEEANMERGZE
profit or loss, net 11,254
Corporate and other ARRHEMKXNEER
unallocated expenses (148,909)
Finance costs - net MBERATE (1,243,741)
Loss before income tax PRFREMAIRGE (822,191)

<]
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5 Segment information (continued) 5 mEER @)
Property Property Property
2024 development investment management  Manufacturing QOthers Total
20245 MERE MELRE MEEE 3 it s
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TR TER TER TET TER
Segment assets NEEE 91,216,376 37,451,856 990,308 351,400 3,249,113 133,259,053
Corporate and other unallocated assets AR EMKDEEE 27,704,424
Investments in associates REHEAE 2,263,641
Investments in joint ventures RERERA 7,942,496
Total assets BEE 171,169,614
Segment liabilities SEERE 73,789,702 7,584,197 1,006,174 98,059 753,140 83,231,272
Corporate and other unallocated liabilites ‘A8 R Efi R D ECEE 42,618,383
Total liabilities ek 125,849,655
Other segment information: HitvpEEN
Depreciation and amortisation EREH 176,382 70,563 47,332 3,211 156,787 454,335
Additions to non-current segment FRAREFRDNEEE
assets during the year 91,103 464,602 29,836 8,430 471,540 1,065,511
As the Group generates substantially all of its revenues from customers MR AL BB RS R W E B R LR B ARE
domiciled in the Chinese mainland and majority of its non-current assets ZRP BAEMIEREEEHL MR PR A
are located in the Chinese mainland, no geographical information is B REHRMEER o

presented.
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Revenue

Revenue information

Revenue, represents sale of completed properties, commercial and
industrial goods, rental income, property management fee income and
others.

Revenue from contracts with customers by major products and service lines
is as follows:

6
(a)

A S R R B R

I 2

e &

WERERMME BERIXERZHER
EEBAMEEEBRAREMIA

RIBEGRRERIADZEZRZEANGR
EERWEIT

2025 2024
20255 20244
HK$’000 HK$'000
FHET FET

Revenue from contracts with customers HEEFZENERELNKE
Sales of properties HEYE 34,204,684 9,133,298
Property management service income MESEREWA 3,241,778 3,289,493
Sales of industrial goods HETXER 491,965 403,593
Others Hh 1,064,698 1,363,745
39,003,125 14,190,129

Revenue from other sources =t Sl g

Rental income HEWA 1,360,430 1,377,339
40,363,555 15,567,468

No single customer contributed 10% or more of the Group’s total revenue
during the years ended 31 December 2025 and 2024.

Accounting policies of revenue recognition

Income is classified by the Group as revenue when it arises from the sale of
goods, the provision of services or the use by others of the Group’s assets
under leases in the ordinary course of the Group’s business.

Revenue is recognised when control over a product or service is transferred
to the customer, or the lessee has the right to use the asset, at the amount
of promised consideration to which the Group is expected to be entitled,
excluding those amounts collected on behalf of third parties. Revenue
excludes value added tax or other sales taxes and is after deduction of any
trade discounts.

(b)
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Revenue (continued)

Accounting policies of revenue recognition (continued)

Where the contract contains a financing component which provides a
significant financing benefit to the customer for more than 12 months,
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 with the customer, and interest income is accrued
separately under the effective interest method. Where the contract contains
a financing component which provides a significant financing benefit to
the Group, revenue recognised under that contract includes the interest
expense accreted on the contract liability under the effective interest
method.

The Group applies advantage of the practical expedient in paragraph 63
of HKFRS 15 and does not adjust the consideration for any effects of a
significant financing component if the period of financing is 12 months or
less.

(i) Sales of properties

Revenue from sales of properties is recognised upon the point in time
when the control of the properties is transferred to the customers,
which is when the construction of properties has been completed,
the properties have been delivered to the customers and the
recoverability of related receivables is reasonably assured. Deposits
and instalments received on properties sold prior to the date of
revenue recognition are included in the statement of financial position
under contract liabilities.

(i) Sales of goods
Revenue is recognised when the customer takes possession of and
accepts the products.

(iii)  Construction income
A contract with a customer is classified by the Group as a
construction contract when the contract relates to work on real
estate assets under the control of the customer and therefore the
Group’s construction activities create or enhance an asset under the
customer’s control.

When the outcome of a construction contract can be reasonably
measured, revenue from the contract is recognised progressively over
time using the cost-to-cost method, i.e. based on the proportion of
the actual costs incurred relative to the estimated total costs.
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Revenue (continued)
Accounting policies of revenue recognition (continued)
(ifi)  Construction income (continued)

(")

V)

The likelihood of the Group earning contractual bonuses for early
completion or suffering contractual penalties for late completion are
taken into account in making these estimates, such that revenue
is only recognised to the extent that it is highly probable that a
significant reversal in the amount of cumulative revenue recognised
will not occur.

When the outcome of the contract cannot be reasonably measured,
revenue is recognised only to the extent of contract costs incurred
that are expected to be recovered.

Rental income from leases

Rental income receivable under leases is recognised in profit or
loss in equal instalments over the periods covered by the lease
term, except where an alternative basis is more representative of
the pattern of benefits to be derived from the use of the leased
asset. Lease incentives granted are recognised in profit or loss as
an integral part of the aggregate net lease payments receivable.
Variable lease payments that do not depend on an index or a rate
are recognised as income in the accounting period in which they are
earned.

Property management service income

The Group provides property management services and bills the
property owners a fixed lump sum amount for services provided
on a monthly basis. Under this arrangement, the Group acts as
a principal and is primary responsible for providing the property
management services to the property owners. The Group recognises
the fee received or receivable from property owners as its revenue
when the Group has a right to invoice and that corresponds directly
with the value of performance completed, and all related property
management costs as its cost of services.
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7 Expenses by nature 7 HWESENE R
Expenses included in cost of sales and services, selling and distribution SIABERRBHEA - HERDHEER THE
expenses, administrative expenses and other expenses were analysed as BREMERRANERSTMT
follows:
2025 2024
20254 20244
Note HK$’000 HK$’000
i TERT FTAT
Cost of properties and inventories sold EEMERGEERE (BiEEE
(including employee benefit expenses) BRES) 29,387,058 6,668,130
Cost of services provided EIR AR 7 A A 4,420,376 4,460,234
Employee benefit expenses BERAFES
— Wages and salaries —T&RkF® 720,279 731,994
— Pension costs — defined contribution plans —iEARE A — EBH R E 214,091 179,984
— Share options granted to directors and —RYESKkEEZERRE
employee 29 - 38
Other taxes and levies HAiR & RN 209,099 194,672
Advertising and promotion costs EEREGHEERS 181,015 110,641
Depreciation of property, plant and MEBEKRRETE
equipment* 14 68,369 98,498
Amortisation of intangible assets* B EESHE 4,694 4,848
Sales commission HEME 491,617 136,107
Write-down of inventories to the net FEMRZE EIREE
realisable value 2,405,284 306,731
Research and development expenses MRS 82,440 77,676
Auditors’ remuneration ZEEN &
— Audit services — 1% ERT 4,607 4,387
— Non-audit services — % E RS 1,943 1,383
Others Htth 362,048 379,975
Total cost of sales and services, selling HEMRFBMA ~ HE kD
and distribution expenses, administrative ER - THERRAM
expenses and other expenses BERAE 38,552,920 13,355,298
Depreciation of property, plant and equipment and amortization of intangible assets * X EZERAYE - BRERXEITE
for the year as disclosed above are included in the Administrative expenses and UKREFEEZHET ABEAZTHRER

Selling and marketing costs in the profit or loss. UREHRMIGIEREER -
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8  Other income 8 HfA
2025 2024
20255 20245
HK$’000 HK$'000
FET FET
Interest income (note (a)) FIEWA (FizE(a)) 225,592 383,375
Income from demolition and relocation FBUA 6,620 267,448
Government grant BT BN 23,521 43,008
Dividend income from financial assets FRBERALEHNEZ
at FVTPL SREEZREBA 2,957 2,151
Others Hh 52,061 45,223
310,751 741,205
(a) Interest income (a) ABEWA

Interest income represented interests accrued for the amounts due from
related parties and other third parties, according to the agreed terms.

M BWABRBEHBE R
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(a)

Employee benefit expenses and benefits and interests of

directors
Directors’ remuneration

The remuneration of each director and chief executive officer of the

Company is set out below:

9 (BRI DAR B A B R i

(a) EEEHME
ARBBEERTHBHZFHEIIMT :

For the year ended 31 December 2025: HE2025F12831HLEEE
Salaries,
allowances Retirement Equity settled
Directors’ and benefits Discretionary scheme share option
fees in kind bonuses contributions expense Total
e 2 B  UREE[Z
B REMHE RBTEA FHEIHRR RN ast
HK$’000 HK$'000 HK$’000 HK$'000 HK$’000 HK$’000
TET TERT TET TET TET TET
Executive directors HTES
WANG Yuwen TEX - 2,444 - 298 - 2,742
CAI Xun &2 - 397 119 182 - 698
SHI Xiaomei (i) SPEEHE() 330 - - - - 330
YAN Zhong Yu BRF - 397 119 137 - 653
330 3,238 238 617 - 4,423
Independent non-executive directors B FEHMITES
LI Wai Keung FEH 380 - - - - 380
WONG Yau Kar, David BRE 380 - - - - 380
GONG Peng =E 330 - - - - 330
1,090 - - - - 1,090
1,420 3,238 238 617 - 5,513

(i) On 23 January 2026, SHI Xiaomei retired as an executive director.

S EEIER 20261 H23H R ERITES
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&R e WS R R BN B
Employee benefit expenses and benefits and interests of 9 (EERAIFH I E R B s ()
directors (continued)
Directors’ remuneration (continued) (a) EFEMS &)
Salary paid to a director of the Company is generally an emolument paid ENARDEEHEBEANKAESEANT
or payable in respect of that person’s other services in connection with the SEMBATINEHEEBNEMBRBMZ TR
management of the affairs of the Company or its subsidiaries. FE(TBIR & o
For the year ended 31 December 2024: BE2024512831HILFE ©
Salaries,
allowances Retirement Equity settled
Directors’ and benefits Discretionary scheme share option
fees in kind bonuses contributions expense Total
e 2 B MRAS
B REWNE BBTEAL AT ZBRERY st
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TR TET TET TR FET
Executive directors HiTESE
LU Hua () 2E() - 2,538 - 502 - 3,060
WANG Yuwen FEX - A5 - 515 - 3,650
CAl Xun 241 - 701 210 242 - 1,153
XU Enli (i) “BFi) - 643 193 243 - 1,079
SHI Xiaomei P 330 - - - - 330
YAN Zhong Yu BRF - 701 210 234 - 1,145
330 7,718 613 1,756 - 10,417
Independent non-executive directors ~ BUFRTES
LI Wai Keung B 380 - - - - 380
WONG Yau Kar, David BRE 380 - - - - 380
GONG Peng =4 330 - - - - 330
1,090 - - - - 1,090
1,420 7,718 613 1,756 - 11,507
() On 20 November 2024, LU Hua retired as an executive director. i) BER2024FE11 20 B ERITES

(i) On 10 December 2024, XU Enli resigned as an executive director. (i)  HEFN2024F128108BRERNTES -
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9 Employee benefit expenses and benefits and interests of 9 (EERAIH I E R EA s ()
directors (continued)

(b) Five highest paid employees (b) HEmEHER
The five highest paid employees during the year included three directors AEEZAYLREHESBE=ZAEE (2024
(2024: four directors), details of whose remuneration are set out in note F NLESR) ZEEEZMEFBERIRNLX
9(a) above. Details of the remuneration for the year of the remaining two MizE9(@) o BR T Mm% (2024%F © —4) FERATE
(2024: one) non-director highest paid employees of the Company are as EVREHEERAFEZMEFENT
follows:
2025 2024
20255 20244
HK$’000 HK$’000
FTERT FAT
Basic salaries, housing allowances, BEXFHE BEEM - BRE-
share options, other allowances and HM 2 REYH =
benefits in kind 1,297 3,000
Contribution to pension scheme BIRE B 138 12
Discretionary bonuses EIETEAL 1,469 =
2,904 3,012
The number of non-director highest paid employees whose remuneration BREZNNEeBUTHE REHESHE
fell within the following bands is as follows: mE:
2025 2024
20255 20244
HK$1 to HK$2,000,000 17875 %2,000,00078 75 1 -
HK$2,000,001 to HK$4,000,000 2,000,0017 75 £4,000,00078 7T 1 1
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10 Finance costs — net 10 WMBEATH
2025 2024
20255 20245
HK$’000 HK$'000
FET FAT
Finance income AU
— Interest income from bank deposits —RITERFIEMA (66,096) (137,745)
Finance costs: AR
— Interest expenses of bank borrowings —RTREZNERE 1,149,596 1,424,020
— Interest expenses of other borrowings —HitEEZMERT 213,795 325,605
— Lease liabilities —-HE&aR 10,892 11,761
— Loans from the ultimate holding company ~—REREERATZER 532,103 578,969
— Loans from the immediate holding company —RE B EZER AT ZEH 153,659 198,390
— Loans from fellow subsidiaries - REBZWB AR ZER 36,937 62,201
— Loans from a joint venture - RE—BEERARZERN 3,231 5,831
— Loans from an other related company - RE—BHEMBEK AR ZER 2,825 5,777
— Loans from non-controlling interests —REFERERZER 61,568 267,435
Total interest expense on financial liabilites W IFBEBIEF R A NEFE 2
not at fair value through profit or loss TRBEZN ERZEE 2,164,606 2,879,989
Less: amounts capitalised on qualifying assets i : SBEREEBRLLEE (738,008) (1,498,503)
1,426,598 1,381,486
Finance costs — net B ERR 1,360,502 1,243,741
Finance costs have been capitalised on qualifying assets at average rate of BE2025F12831HILEE A EREENIE
3.15% for the year ended 31 December 2025 (2024: 3.59%). A AN E3%3.15% (20245 © 3.59%) FHLLEE R

1o
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11
(a)

Income tax expenses
Income tax expenses

11 FriSHE
(a) PSR

2025 2024
20255 20246
HK$’000 HK$’000
FTERT FAT
Current income tax IR
— The Chinese mainland corporate income tax — MBI AFERZFRER (TE2FER)
(“CIT”) 639,660 592,500
— Withholding tax on dividend —REEDR 61,906 35,962
— Land Appreciation Tax in the Chinese —HE AT HIZER (T2 ER))
mainland (“LAT”) 223,917 188,563
925,483 817,025
Deferred income tax RELEFTE
—-CIT —REMER 25,900 (117,500)
— Withholding tax on dividend —REENR (35,204) 2,419
— LAT —THIEER 637,864 13,222
628,560 (101,859)
1,554,043 715,166
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Income tax expenses (continued) 11
Income tax expenses (continued) (a)
The tax on the Group’s loss before tax differs from the theoretical amount
that would arise using the tax rate applicable to profits of the entities of the

A S R R B R

FRAF BB ¢ (80)

P B (80
AEBFRAIBERZNBEINEREEEE
BENFERZMXELZERTE BN

Group as follows:

T

2025 2024
20255 20245
HK$’000 HK$’000
FERT FAT
Loss before income tax BRETSHMEIEE (1,841,743) (822,191)
Notional tax on profit before taxation, REMEFERREHEZ
calculated at the rates applicable to BRMANEF 2 2 ERE
the respective tax jurisdictions (379,849) (37,478)
Profits less losses attributable to joint BERNBRBERADEN
ventures and associates wAREE 287,996 145,983
Income not subject to tax BEMNEZ A (1,920) (16,970)
Tax effect of tax losses not recognised FERRAZRBEERZ BT E 141,824 494,597
Tax effect of prior years’ tax losses utilised — EHEZBTEEREBBZREZE (257) (186,049)
Adjustments in respect of current tax of BRBFRENIARIEN A
previous periods 21,552 (110,189)
Tax effect of temporary differences not REBERZEREBIRBTE
recognised 676,415 42,864
Expenses not deductible for tax TENKZ AL 135,244 192,688
Effect of withholding tax on distributable FEEPRAENEAB D HE
profits of the Group’s subsidiaries in DkEN 2 BINRE 2
the Chinese mainland 26,702 38,381
LAT THIEER 861,781 201,785
LAT deductible for PRC CIT purpose FABEREMERAINRz T HIEER (215,445) (50,446)
Income tax expense RCEi b 1,554,043 715,166

The provision for Hong Kong Profits Tax for the year ended 31 December
2025 is calculated at 16.5% (2024: 16.5%) of the estimated assessable
profits for the year. No provision for Hong Kong Profits Tax was made as the
Group has no assessable profits arising in or derived from Hong Kong for
year (2024: nil).

No provision for taxation has been recognised for companies incorporated
in the British Virgin Islands (“BVI"), as they are not subject to any tax during
the year (2024: nil).

HE20F12B1BEEE  EANERZE
HBIREE NG ERR B 216.5% (20245 :
16.5%) 2ME#E AN AEERERLER
ERELYBEESRREN MU EREER
BstieiE (20245 |) o

ARERBERES (RBEXEHE)) AR
UNABRAEEBRBMERRIE BT
BREDEMREEE (024F  F) -
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11 Income tax expenses (continued)

(a)

Income tax expenses (continued)

Under the relevant income tax law, the Chinese mainland subsidiaries are
subject to CIT at a statutory rate of 25% on their respective taxable income
during the year.

LAT is levied at progressive rates ranging from 30% to 60% on the
appreciation of land value, being the proceeds from sale of properties less
deductible expenditures including amortisation of land use rights, borrowing
costs and all property development expenditures.

Dividend withholding tax

Pursuant to the Detailed Implementation Regulations for Implementation
of the Corporate Income Tax Law, dividends distributed from the profits
generated by the PRC companies after 1 January 2008 to their foreign
investors shall be subject to a withholding income tax of 10%. A lower 5%
withholding tax rate may be applied when the immediate holding companies
of the PRC subsidiaries are qualified as tax residents of Hong Kong
according to the tax treat arrangements between the PRC and Hong Kong.
The Company’s applicable dividend withholding tax rate is 5%.

During the financial years ended 31 December 2025 and 2024, deferred
income tax liabilities had been recognised for the withholding tax that would
be payable on the unremitted earnings of certain subsidiaries in the PRC, as
these earnings are expected to be distributed by the PRC subsidiaries and
would be remitted to their overseas holding companies in the foreseeable
future. The aggregate amount of temporary differences associated with
investments in subsidiaries in the Chinese mainland for which deferred tax
liabilities have not been recognised totalled approximately HK$1,397 million
at 31 December 2025 (2024: HK$1,799 million).

11
(a)

FRis B3 (80

P BB (8D

REEREPIERZE ER PEAERBARER
B BRI A A TE R R25% B4 b 22 PR
/-

TR ER LR E D RI0%E0%RENR
KW LHBEBNEEENRATRER
BREIMERAREN EERERMENEH
BXPARZ AR

%E B

REB(EEMBRABHRMAE) > PER K
2008F1 B1EUBRBNMBAEABIEE
ENRE  B0%MREBINFER o R B
BRAENERZERABREPHETEZEHN
MEGBZHRAEERNBEERER RAE
BBERI5% TN E o KA B K 58 B ik B 5810
%ﬁ%‘z%@%"

B E2025F 202412831 B L BUEE > B
PEMB AR TBRERRDERDRE
FEBIMNERAT MAEBERETHEK
BARNZERAHEBIIREDRLFRERH
BE 120255128310 » BB AERBAF
REMBERBIABRLER BB EREEE
BB A1 397 E B BT (2024F 11,795 BB TT) ©
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12 Losses per share
Basic losses per share are calculated by dividing the losses attributable to
the owners of the Company by the weighted average number of ordinary
shares in issue during the year.

KRR RTRREGERE
(F#7)

Loss attributable to the owners of
the Company (HK$'000)

A S R R B R

12 SEHE
SREXEENEBRARNIERRBEGLER
BRUENBETEERMEFEHAE

2025 2024
20254 2024
(4,365,985) (1,822,579)

Weighted average number of ordinary shares ER BT EBRMETLHH

in issue during the year

8,898,793,115 8,898,793,115

For the financial years ended 31 December 2025 and 2024, the effect
of conversion of share option scheme (note 29) were anti-dilutive and
the diluted earnings per share for the year is therefore equal to the basic
earnings per share.

HE2025F R2024F 12831 LB EE » Eih
BRI E a2 MEEAREE  RILE
NERBIRHENERERETF -

13 Dividends 13 KR
2025 2024
20255 20244
HK$’000 HK$’000
FET FAT
Dividends recognised as distribution RIABEADKZEE :
during the year:
Final dividend declared for 2024 — Nil 0A4FE KPR E —& (20245 :
(2024: declared for 2023 — HK7 cents 023F EIk—SR7TE)
per share) (note () (Fi5E()
Cash Be - 622,916
- 622,916
Dividend declared in respect of current period: EEAEERKZ B E
No interim dividend for 2025 (2024: nil) 2020FREKPHEIR S (20245 @ )
(note (b)) (PFE(D)) - =
- 622,916
(@  The Company declared a final dividend of HK$7.00 cents per share in respect of year (@ AEAABEIRBE2023F12ANHILEEFEZ

ended 31 December 2023 amounted to approximately HK$622,916,000. The final
dividend has been paid in cash on 4 July 2024.

(b)  The Company did not declare an interim dividend for 2025 (2024: nil). (b)

(c)  On 30 March 2026, the board of directors resolved not to propose a final dividend ()
for the financial year ended 31 December 2025.

FHAR B S K7.008 1l > & £49622,916,000
BT o KRR B ER2024E7B4AURE
fifo

F AT BB 20256 HEAMR B (20244F

i) o

2026538300 EE G R EEIKEE
HZE2025F12831HIEMBEE 2 KR

Be
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14 Property, plant and equipment 14 VI3 MR B

Furniture,
Land and Plantand  Transportation fitting and Construction
buildings machinery equipment equipment in progress Total
i ®E
THREF RERES EHRE kit HEIR ez
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TET TET TET TET TERT
Year ended 31 December 2025 HENXENANBILEE
Opening net book amount YRS E 5,072,738 43,071 10,829 55,638 1,480,921 6,663,197
Additions RE 109,389 52,509 3,732 89,226 648,378 903,234
Transfer from construction in progress B EARIR 22,128 - - 11,109 (33,237) -
Transfer from investment properties BEARENE - - - - 41,073 41,073
Transfer from completed properties BEEREFEZ
held for sale EERYE 640,624 - - - 305,098 945,722
Transfer form incompleted properties BEBRERME - - - - 73,735 73,735
Derecognition of right-of-use assets RITEIFEHAREE (48,980) - - - - (48,980)
Other decreases Hitg b (939) (6,064) (1,155) (3,699) (5,704) (17,561)
Depreciation e (212,121) (24,586) (4,651) (106,743) - (348,101)
Exchange differences ERER 170,605 1,984 268 1,391 63,873 238,121
Closing net book amount BRREFE 5,753,444 66,914 9,023 46,922 2,574,137 8,450,440
At 31 December 2025 120255126318
Cost A 8,380,720 193,843 116,768 841,154 2,574,137 12,106,622
Accumulated depreciation RitiE (2,627,276) (126,929) (107,745) (794,232) - (3,656,182)
Net book amount REFE 5,753,444 66,914 9,023 46,922 2,574,137 8,450,440
Furniture,
Land and Plantand  Transportation fitting and Construction
buildings machinery equipment equipment in progress Total
B8
THEEF RBERES Bk K&t TEIR k]
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TET THEL TEL TEL THER
Year ended 31 December 2024 BENUFANALEE
Opening net book amount HVREFE 5,256,588 55,168 12,982 49,198 807,787 6,181,723
Additions AE 111,707 14,927 3,838 153,000 754,878 1,038,350
Transfer from construction in progress ~ BEEERIR - - = 13,311 (13,311) =
Transfer from investment properties BEARENE 16,522 - - - - 16,522
Transfer to investment properties BEERENE (9,649) - - - (30,548) (40,197
Derecognition of right-of-use assets RITEIFEHAREE (1,816) - - - - (1816)
Other decreases Hig (15,779) (10,648) (1773) (9,420) = (37,620)
Depreciation nE (227,787) (15,893) (4,097) (149,860) = (397,637)
Exchange differences EQREE (57,048) (483) (121) (591) (37,885) (96,128)
Closing net book amount BARREFE 5,072,738 43,071 10,829 55,638 1,480,921 6,663,197
At 31 December 2024 120245126318
Cost [H%N 7,487,893 145,414 113,923 743,121 1,480,921 9,971,278
Accumulated depreciation 2t E (2,415,155) (102,343) (103,094) (687,489) - (3,308,081)
Net book amount REFE 5,072,738 43,071 10,829 55,638 1,480,921 6,663,197




Shenzhen Investment Limited FYIZERERAT 175
Annual Report €3 2025

Notes to the Consolidated Financial Statements

&R e WS R R BN B
14 Property, plant and equipment (continued) 14 W3- WE B i ()
Depreciation charge was capitalised or expensed in the following categories TEEBRD IR GEMBERARIGEEER
in the consolidated statement of financial position or the consolidated BTN ERER T
statement of profit or loss respectively:
2025 2024
20255 20244
HK$’000 HK$’000
FET TAT
Cost of sales HEMAE 240,260 258,385
Administrative expenses THEX 62,627 94,487
Properties under development BREDYE 39,472 40,754
Selling and marketing costs SHNTRERER 5,742 4,011
348,101 397,637
As at 31 December 2025, the Group’s property, plant and equipment FR20255 12831 B REBNYE BB MR E
included the leased assets of land and buildings amounted to BELHRIEFNEEE E%320,068,00078 T
HK$320,068,000 (31 December 2024: HK$329,590,000), details of which (20245124318 : 329,590,000 70) » sE B &
are set out in note 16. fisE16 0
As at 31 December 2025, the Group’s land and buildings in the Chinese MR2025F 128318 REBRPREKEREZER
mainland with a net book value of HK$1,007,000 (2024: HK$1,017,000) ¥ 1E 741,007,000 75 (20244 : 1,017,000 1)
were pledged as collateral for the Group’s bank and other borrowings to ZIHMNEFERE FAXERRTREEZ
secure bank borrowings of the Group (note 30(b)). EF (HEE300)) ©
As at 31 December 2025, the Group has not yet obtained the R2025F128310 ) AEB H ARG REFES
ownership title certificates in respect of buildings with net book value of 52,121,0007 75 (20244 : 53,920,000 77) Z 12 F

HK$52,121,000 (2024: HK$53,920,000). ZFTERRE-
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15 Investment properties 15 KEVH
Investment properties at fair value: BRAREHEZRENE
2025 2024
20255 20245
HK$’000 HK$’000
FTERT FAT
At 1 January M1B18 32,916,540 33,450,507
Transfer from property under development BREAEETYE 339,685 =
Transfer from completed properties held EEBREREZEERYE
for sale 742,581 -
Transfer from property, plant and equipment &R B % \BE K& E - 40,197
Transfer to property, plant and equipment BREVE BERRE (41,073) (16,522)
Recognition of change in other comprehensive Effi2ERmERA TR EYEN
income transfer to investment properties HEED - 48,373
Recognition of change in fair value upon EEEREMERRAABNEFHED
transfer to investment properties 169,997 -
Addition of investment properties under REERDRENE
development 471,625 369,320
Disposal of investment properties HEREYE - (29,229)
Decrease in fair value of and transfer to BREMEQAAER D REBRE
investment properties REME (608,131) (227,877)
Exchange differences [EREL 822,864 (718,229)
34,814,088 32,916,540
Amounts recognised in profit or loss related B EYENERERZLE
to investment properties:
— Rental income —HAEWA 1,360,430 1,377,339
Loss arising from changes in fair value REMEQNAEEGNERE
of and transfer to investment REMEEEZBEE
properties represent:
— Decrease in fair value of and transfer to —REMEIARER DR
investment properties BEREREME (438,134) (227,877)
(438,134) (227,877)
Certificates of ownership in respect of certain investment properties of the 72025F 12831 H Z BR @B E 4 43,607,151,000
Group with a net carrying amount of approximately HK$3,607,151,000 as T (20244F & 2,950,172,00058 T) 2 REBE T
at 31 December 2025 (2024: HK$2,950,172,000) have not yet been issued REMERREEBBPIELMERE K&
by the relevant authorities. The Group is in the process of obtaining the B EiiEarEEE s FE-

relevant certificates.
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Investment properties (continued)

As at 31 December 2025, the Group’s investment properties with
a net carrying value of approximately HK$11,702,919,000 (2024:
HK$10,094,208,000) was pledged to secure bank borrowings granted to
the Group (note 30(b)).

Fair value hierarchy

The Group’s investment properties are located in the Chinese mainland and
are held under medium lease terms. The Group’s investment properties
were revalued at 31 December 2025 based on valuation performed by
Jones Lang LaSalle Corporate Appraisal and Advisory Limited (“JLL").

The Group’s investment properties are all at level 3 valuation. The Group’s
property managers and the general manager of financial management
department have discussed with JLL on the valuation assumptions and
valuation results when the valuation is performed at each reporting date.

15

A 1 S S R R B R

BREME @)

R2025F 1231 A&EBKREFENA
11,702,919,0007% 7T (20244F : 10,094,208,0007% 7T)
ZRENECER FAXERERRTHEE
2R (EE30(0))

AYMEFIE
AEBZKREYEHUR T EARERUHEHAE
NHERRB AEE 2K EMER2025F12831
HREMEHTEETGERBAERAR (T
BT BT EETUER.

AEEZRENZEZHBEE/FRMEE-R
BREAPETRLER 2EENREELRY
BEENMECEERMERTHREERR
KRfGERER

17
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15 Investment properties (continued) 15 HKEWFE @)
(a) Fair value hierarchy (continued) (a) AREFEFLRE ()
Below is a summary of the valuation techniques and the key inputs to the UTAREYELEZEELREREEAAR
valuation of investment properties: ZHE:
Valuation Significant
techniques unobservable inputs Range
(EREDRA BEARFAHRHAR #E
Investment properties — commercial  Income capitalisation Vacancy rate 3% — 20%
properties and others method (2024: 3% — 20%)
REME-BEMEREM WABREZE EEX 3%-20% (20244 : 3%-20%)
Capitalisation rate 3% — 7%
(2024: 3% — 7%)
BAEX 3%-7% (20244 © 3%-7%)
Monthly rental 18 — 500
(RMB/square meter/month) (2024: 18 — 490)
B (NR¥/FEAHK/H) 18500 (20245 : 18-490)
Residual method Vacancy rate 10% — 15%
(2024: 3% — 15%)
FlERoE EEX 10%-15% (20244E : 3%-15%)
Capitalisation rate 5% — 6%
(2024: 3% — 6%)
BREX 5%-6% (20244F : 3%-6%)
Monthly rental 30 - 51
(RMB/square meter/month) (2024: 30 — 195)
Bf& (NR¥/FHXK/B) 30-51 (20244 : 30-195)
Estimated developer’s profit 7%
margins (2024: 4% — 7%)

R EEIRES 7% (20244 : 4%-7%)
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(a)

Investment properties (continued)

Fair value hierarchy (continued)

Investment properties — car parking
space

REME-EM

Valuation
techniques

fEES %

Income capitalisation
method

WABR(EE

Residual method
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15 REWFE &)

(a) AAREFHRRE ()

Significant
unobservable inputs

EXTABRRBAE

Vacancy rate

BEE

Capitalisation rate

BR(EE

Monthly rental

(RMB per car parking spaces
per month)

A& (NR% &E/A)

Vacancy rate

BEE

Capitalisation rate

BALEX

Monthly rental

(RMB/square meter/month)
BH& (AR /THXK/B)
Estimated developer’s profit
margins

CEEEGEE DS

oo W 5 R B BT
Range
#E
5% — 25%

(2024: 5% — 25%)
5%-25% (20244F : 5%-25%)
4%

(2024: 4%)

4% (20244 : 4%)

250 — 850

(2024: 250 — 850)

250-850 (20244 : 250-850)
25%

(2024: 25%)

25% (20244 : 25%)
4%

(2024: 4%)

4% (20244F © 4%)
250

(2024: 250)

250 (20244 : 250)
7%

(2024: 7%)

7% (20244 : 7%)

The fair value of the Group’s investment properties is determined using

income capitalisation method and residual method.

Income capitalisation method determines fair values by discounting the
projected cash flows associated with the properties using capitalisation
rates. The valuation takes into account the expected market rental and
vacancy rate of the respective properties. The discount rates used have
been adjusted for the quality and location of the buildings and the tenant
credit quality. The fair value measurement is positively correlated to the

KEBZRENERAEFRBBRABREER

FBRAT UETE

expected market rental, and negatively correlated to the vacancy rate and

the capitalisation rate.

WABXRCEZEBRRBESCXFTHRABYE
ZRAREREBEAAE -BRMGLEZEE
BMEZRAMEHE R EER - FRAMEX
DREFHERRUHEUREFEEERFL
RE-ANEFERRRTZHEEIEAR ER
FEXRERCREAR-

79
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15 Investment properties (continued)

(a)

Fair value hierarchy (continued)

The residual method takes into account the residual value of the gross
development value (“GDV”) after deduction of the outstanding construction
costs and expenses as well as profit element. It involves firstly the
assessment of the aggregate GDV of the proposed development, as if
completed, as at the valuation date. Estimated costs of the proposed
development include construction costs, marketing expense, professional
fee, finance charges and associated costs, plus an allowance for the
developer’s risk and profit. The outstanding development costs are then
deducted from the GDV and the resultant figure is the residual value of the
subject property.

Undiscounted lease payments under non-cancellable operating
leases

The Group leases out its investment properties under operating leases. The
leases typically run for an initial period of 1 to 20 years, with an option to
renew the leases after the date at which time all terms are renegotiated.
Lease payments are usually increased annually to reflect market rentals.
Certain leases of the group contain variable lease payment terms that are
based on the revenue of tenants.

Undiscounted lease payments under non-cancellable operating leases in
place at the reporting date will be receivable by the Group in future periods
as follows:

15
(a)

REME &)

NARMEFHEAR (5

MR ZZRBEREBELNMRHREENRRE
A R UK E R BROFIERMEE RERE
BAGERREZXRBANRGEDEEME
A BEEEE BAXBRANMGFNEFE
REERA HHERXL FXER UHE
PR AR B 2 > 55 AN 3% 75 B L B R ) 8%
oM ARBENRERFIRABEREETN
IR TR HRNYENRIEREE-

AR AR B AL E R BUH G Ak

AEERBCEHERHHREMF BN —
BT BENE20F  BERREMAER R
BEMBSAB RN - HEMR—REFEM
—URBTSHEE AEEETHENESE
R Wrad R PT EFE & AT R

AEERKRRPERBNREABETLZA
ARHEERE 2 RAMFEEEARNT ¢

2025 2024

20254 20244

HK$’000 HK$'000

FET FET

Within one year 1£R 1,101,011 1,163,653
Over one year but within five years 1EBEERN 1,790,985 1,861,094
Over five years E% 145,943 251,337
3,037,939 3,276,084
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Investment properties (continued)

Accounting policies of investment properties

Investment properties, principally freehold office buildings, are held for
long-term rental yields and are not occupied by the Group. Investment
property is initially measured at cost, including related transaction costs
and where applicable borrowing costs. Subsequently, they are carried at fair
value.

Fair value is based on active market prices, adjusted, if necessary, for any
difference in the nature, location or condition of the specific asset. If the
information is not available, the Group uses alternative valuation methods
such as recent prices on less active markets. Changes in fair values are
presented in profit or loss.

If an item of owner-occupied property becomes an investment property
because its use has changed, any difference resulting between the carrying
amount and the fair value of this item at the date of transfer is treated in
the same way as a revaluation under HKAS 16. Any resulting increase in the
carrying amount of the property is recognised in profit or loss to the extent
that it reverses a previous impairment loss, with any remaining increase
recognised in other comprehensive income and increase directly to equity
in revaluation surplus within equity. Any resulting decrease in the carrying
amount of the property is initially charged in other comprehensive income
against any previously recognised revaluation surplus, with any remaining
decrease charged to profit or loss. For a transfer from completed properties
held for sale or properties under development to investment properties that
will be carried at fair value, any difference between the fair value of the
property at that date and its previous carrying amount shall be recognised
in profit or loss.

The Group shall transfer a property from investment properties to properties
under development when it commences related development with a view to
sale. For a transfer from investment properties that is carried at fair value
to properties under development, related properties under development
shall be recognised at fair value at the date of transfer.

The Group classifies cash outflows to acquire or construct investment
property as investing and rental inflows as operating cash flows.
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16 Leases 16 &
(a) Amounts recognised in the consolidated statement of financial (a) HAEMBRTRMER 2 S8
position
The consolidated statement of financial position shows the following FEMBRARBTUTREEERM &5

amounts relating to leases:

2025 2024
20255 20246
HK$’000 HK$’000
FET FTAT
Right-of-use assets EREEE
Land use right THIFERE 48,798 59,471
Buildings BF 271,270 270,119
320,068 329,590
Lease liabilities HEaE
Current TnE) 82,453 93,909
Non-current JEREN 198,056 252,259
280,509 346,168
Additions to the right-of-use assets during the financial year were RUBEER REEFBREEZ109,303,000
HK$109,303,000 (2024: HK$97,436,000). 7T (20244 : 97,436,000787T) ©
(b) Amounts recognised in the consolidated statement of profit or (b) HFAEHEEREREHE
loss
Depreciation charge of right-of-use assets was HK$66,548,000 (2024: BREEE 2 &R 2 2566,548,0007 7t (2024
HK$104,519,000). Expenses relating to short-term leases and low-value % 1104,519,0008 %) EHHERHBBEE
assets was HK$71,787,000 (2024: HK$54,372,000) and HK$1,952,000 EEBZEZDRIAT 787000787 (20244 !
(2024: HK$2,388,000) respectively. 54,372,000 7t) K1,952,00058 75 (20244 :
2,388,00078 7T) ©
The total cash outflow for leases during the financial year was REBEER BEZREREEEA

HK$215,108,318 (2024: HK$180,148,888). 215,108,318 7T (20244 : 180,148,888 7T) ©
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Intangible assets 17 WPEE
Patents,
trademarks and Computer Concession
other rights software Goodwill right Total
EFiRYcY
RE R HEEEBRG He K iRE R st
HKS’000 HK$'000 HK$’000 HK$’000 HK$’000
TERT TERT TERT TERT TERT
Year ended 31 December 2025 HZE2025%12A31H
LEE
Opening net book amount HREFE 17,058 70,942 19,836 735,489 843,325
Additions AE 4,204 22,817 - - 27,081
Decreases B - (54) - - (54)
Amortisation @y 1) (14,797) - (31,102) (45,920)
Exchange differences ERELR 523 1,943 6 17,332 19,804
Closing net book amount HARREFE 21,764 80,911 19,842 721,719 844,236
At 31 December 2025 20255128318
Cost A 25,469 177,873 391,603 886,532 1,481,477
Accumulated amortisation Rt RORE
and impairment (3,705) (96,962) (371,761) (164,813) (637,241)
Net book amount REEE 21,764 80,911 19,842 721,719 844,236
Year ended 31 December 2024 HE2024F128318
LEE
Opening net book amount HEERE 21,369 70,077 19,913 775,776 887,135
Additions NE - 27,161 - - 27,161
Decreases A (4,109) (13) = = (4,122)
Amortisation i (30) (25,426) - (31,242) (56,698)
Exchange differences ERELE (172) (857) 77 (9,045) (10,151)
Closing net book amount ARREFE 17,058 70,942 19,836 735,489 843,325
At 31 December 2024 120245128318
Cost B 21,265 155,050 381,982 864,751 1,423,048
Accumulated amortisation RetEH ORI E
and impairment (4,207) (84,108) (362,146) (129,262) (579,723)
Net book amount IREFE 17,058 70,942 19,836 735,489 843,325
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18 Investments in joint ventures 18 REAEAH
2025 2024
20255 20245
HK$’000 HK$’000
FTHET FHET
Unlisted rEm 8,497,132 8,234,496
Provision for impairment HEEE (292,000) (292,000)
8,205,132 7,942,496
Particulars of the Group’s material joint ventures, which is accounted for ARG ARGAVERRARZEER
using the equity method in the consolidated financial statements, are as BHERNAFHBUOT
follows:
Profit
Nominal value of  Place of Ownership Voting sharing  Principal activities
Name registered capital  registration interest power ratio  and place of operation
Eay AMEREE A R RAE FHIELS TEEBERCEME
% % %
Shenzhen Langtong Property Development RMB100,000,000  PRC 50 50 50 Property development and property investment
Company Limited (“Langtong”) in the PRC
RYTHRBRHEREBRAT AR 100,000,000 HE RAERENERE R ERE
(Teas))
Shenzhen Tianan Cyber Park (Group) Company 1S$62,000,000  PRC 37.53* 50 37.53*  Property investment and development
Limited* (“Tianan”) in the PRC
RREWE (£8) BRAR 62,000,000%7% FE RAERENERERRE
(FXx%J)
Taizhou Shum Yip Investment Development RMB100,000,000  PRC 51 50 51 Provision of land development service
Limited (“Taizhou Shum Yip”) in the PRC
ENMARERERRERAT AE 100,000,000  HE RERERE T B S AR
(TH=MFE))
Shum King Company Limited (“Shum King") HK$2  Hong Kong 50 50 50 Property development and property investment
in Hong Kong
EHERAR (TFF) 2B B REBUNENERLERNERE
* The 50% ownership interest in Tianan is held by Shum Yip Terra, a 75.05% non- * XEZ50%FTERETH —BAEEFR
wholly owned subsidiary of the Group. Therefore, the Group’s effective ownership 75.05% 2 EE EM B QA F Pt
interest and profit sharing ratio is 37.53%. b REBERMAEER RGFDZE

F(H37.53% ©
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18 Investments in joint ventures (continued) 18 HE/RBEAF )
(a) The movement of investments in joint ventures is as follows: (a) RERELNBDZEHUT
2025 2024
20255 20245
HK$’000 HK$’000
FAERT FAT
Share of net assets: DMEBEERE !
Opening balances FRHER 7,942,496 8,735,858
Addition NE 257,162 3,290
Share of results LS (172,474) (2,622)
Share of other comprehensive income SMEEMEEN R 5,461 (11,227
Dividends 8 (15,495) (328,502)
Provision for impairment REEE - (292,000)
Exchange differences fE R A=A 187,982 (162,301)
Closing balances FERERR 8,205,132 7,942,496

As at 31 December 2025, the Group had an outstanding capital
commitment to Shum King Company Limited of HK$1,360,000,000 (2024:

HK$1,542,500,000) (note 38).

R2025F 128310 A EBHEEHFYHERA
Bl M ARTEZEREKIEA,360,000,000% 7T
(20244 : 1,542,500,0007 7T) (F5E38) °
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18 Investments in joint ventures (continued)
(b) Set out below are the summarised financial information for

material joint ventures

The following table sets out the summarised financial information in

18 REGEAH ()

(b)  TFHRIVREESEAE KM B ERHEE

TRITHBERNER NERRENERE

respect of Langtong adjusted for any differences in accounting policies and SRR ERHARIHRARERSVBR
reconciled to the carrying amount in the consolidated financial statements: TN ZIREE :
2025 2024
20255 20245
HK$’000 HK$’000
FET FAT
Current assets MBEE 252,548 208,501
Non-current assets ERBEE 1,584,745 1,610,447
Current liabilities nEEE (114,278) (110,702)
Non-current liabilities FEREBERE (5,551) (9,323)
Net assets BERE 1,717,464 1,698,923
Included in the above assets and liabilities: — FtA FIBEREE
Cash and cash equivalents BeMREEEY 89,047 187,691
Revenue Wz 126,257 170,067
Loss for the year FEREE (21,508) (14,899)
Total comprehensive loss for the year EREEEEER (21,508) (14,899)
Included in the above profit: FIALBR
Depreciation and amortisation TEREH (14,659) (16,624)
Interest income FIEWA 3,986 13,509
Income tax expense FTiEip X (434) (1,889)
Reconciliation to the Group’s interestin ~ HRAEEXEBMRSE QAT 2R !
the joint venture:
Proportion of the Group’s ownership KEBMARZLLA 50% 50%
Group’s share of net assets of KEEDLEENDBESRE
the joint venture 858,732 849,461
Goodwill on acquisition recognised FERRDZIWEHE
by the Group 6,116 6,116
Carrying amount of the investment REZIRHE 864,848 855,577
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GO M B AR BN R

Investments in joint ventures (continued)
Set out below are the summarised financial information for

material joint ventures (continued)

The following table sets out the summarised financial information in respect

Shenzhen Investment Limited FYIZERERAT 1
Annual Report €3 2025

18 REGEAHF )

(b) THRIVREESBAR MM ERHE (5D

TRITHMBEREER DERXZMERE

of Tianan adjusted for any differences in accounting policies, and reconciled SRR EE BRI HRAEZGESVHR
to the carrying amount in the consolidated financial statements: KA ZRHEE -
2025 2024
20255 20244
HK$’000 HK$’000
FET FAT
Current assets MENEE 18,649,521 19,505,790
Non-current assets FRBEE 11,205,952 10,740,803
Current liabilities nEEE (11,856,527) (11,657,336)
Non-current liabilities FREBER (8,206,652) (9,156,202)
Net assets BERE 9,792,294 9,433,055
Less: non-controlling interests IR R (313,008) (282,260)
Net assets attributable to equity RENTEERRENEESRE
shareholders of the joint venture 9,479,286 9,150,795
Included in the above assets and liabilities: — A LHBEREE
Cash and cash equivalents BeRREEEY 1,386,744 1,824,021
Current financial liabilities (excluding trade ~ ABEHEE FEEEZ R
and other payables and provisions) HtEA R EE) (3,399,196) (2,728,367)
Non-current financial liabilities (excluding FRBSHEE FEREEGK
trade and other payables and provisions) H e (7R B 48) (8,002,662) (8,978,795)
Revenue Wz 3,339,870 3,997,495
Profit for the year FERiEH 153,816 195,405
Total comprehensive income for the year ER2EINEHELE 153,816 195,405
Included in the above profit: SIA _EAtimR
Depreciation and amortisation MEREH (18,848) (22,067)
Interest income AISUON 2,248 9,109
Interest expense HERMZ (425,471) (218,608)
Income tax expense FiEiiE Y (61,819) (90,459)
Reconciliation to the Group’s interestin ~ HRABREFEFMRAE QAT 2% ©
the joint venture:
Proportion of the Group’s ownership KEBMMARZLILA 50% 50%
Group’s share of net assets of KEEDGEENDBEERE
the joint venture 4,739,643 4,575,397
Loans to the joint venture BYEENBZEM 158,854 154,952
Carrying amount of the investment REZIREE 4,898,497 4,730,349
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18 Investments in joint ventures (continued) 18 RE/BEAF )
(b) Set out below are the summarised financial information for (b) PFRIDRFHEAENF WM BERHEE ()
material joint ventures (continued)
The following table sets out the summarised financial information in respect TRITGHENBEE NERRMNFERET
of Taizhou Shum Yip adjusted for any differences in accounting policies and MEtNREREHAR T HRAREVER
reconciled to the carrying amount in the financial statements: TN ZIREE :
2025 2024
20255 20245
HK$’000 HK$’000
FET FAT
Current assets MEEE 6,430,748 5,419,589
Non-current assets ERBEE 2,832,847 2,892,458
Current liabilities iEi=NE (6,120,981) (5,188,098)
Non-current liabilities FEREBERE (578,898) (635,261)
Net assets BEZE 2,563,716 2,488,688
Included in the above assets and liabilities: — FtA FIBEREE
Cash and cash equivalents REREEEEY 236,366 210,180
Current financial liabilities (excluding trade  Eh&RIaE FEEBZ K
and other payables and provisions) HERA R EE) (54,248) (52,915)
Non-current financial liabilities (excluding FRBzmetE FaEEak
trade and other payables and provisions) HittER R &S (578,898) (635,261)
Revenue Wz 3,075 895,504
Profit for the year FERiEF 12,175 688,589
Total comprehensive income for the year FRN2EEEEE 12,175 688,589
Included in the above profit: FTA _LAER
Depreciation and amortisation ME R (111) (106)
Interest income FEWA 5,712 309
Interest expense FERX (42,144) (60,170)
Income tax expense FTempEx (6,117) (243,074)

Reconciliation to the Group’s interestin =~ HIRBAEEXEANGE AR 2 ©

the joint venture:
Proportion of the Group’s ownership KEBMARZLILA 51% 51%
Carrying amount of the investment REZIREE 1,307,495 1,269,230
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Investments in joint ventures (continued)
Set out below are the summarised financial information for

material joint ventures (continued)

The following table sets out the summarised financial information in respect
of Shum King adjusted for any differences in accounting policies and

wEGE N @)

THRIREES B AR KM ERHHE (5)

TRITHBERNBEE NERRYREAS
SERERGHARTHRABREMHRRA

reconciled to the carrying amount in the financial statements: ZBIRMEE -
2025 2024
20255 20244
HK$’000 HK$'000
FET FAT
Current assets MENEE 2,060,799 4,977,993
Current liabilities nEEE (494,075) (622,225)
Non-current liabilities FRBEE (3,180,318) (5,569,402)
Net liabilities BEFE (1,613,594) (1,213,634)
Included in the above assets and liabilities: A FIEEREE
Cash and cash equivalents BeRIREEEY 17,686 11,658
Non-current financial liabilities (excluding ERBcRHEE FEREES K
trade and other payables and provisions) HthFE 7R B 48) (3,180,318) (6,569,402)
Loss for the year FERNEE (437,067) (819,410)
Total comprehensive loss for the year EREZEEGEER (437,067) (819,410)
Included in the above loss: FIA LR
Interest income FEUWA 318 35
Interest expense FERMZ (184,652) (20,458)
Reconciliation to the Group’s interestin =~ HIRAEEXEANGE AR 2% :
the joint venture:
Proportion of the Group’s ownership KEBMARZLILA 50% 50%
Group’s share of net assets of KEEDLEENDBEERE
the joint venture (806,797) (606,817)
Provision for impairment ERE (292,000) (292,000)
Loan to the joint venture BTYEERBIZER 1,919,430 1,668,817
Carrying amount of the investment REZREE 820,633 770,000
As the investment in Shum King mainly relates to the loans which are HIVEHNREFTEHERBR MERER

considered as part of the investments, the recoverable amount has been
determined based on the estimated future cash flows expected to be
generated by the joint venture from the sales of properties.

RBREN—HD AEIBEEECREGE
ARHENERELENGFRARREREE

TEo
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18 Investments in joint ventures (continued) 18 RE/BEAF )

(c) Individually immaterial joint ventures (c) MRIAEREEAH
In addition to the interests in joint ventures disclosed above, the group also BREXFIRENRGE AT ZE RN REBT
has interests in a number of individually immaterial joint ventures that are RLBEEREARNENFTEREGERRE
accounted for using the equity method. B

2025 2024
20255 20246
HK$’000 HK$’000
THET TET

Aggregate carrying amount of individually BAARERRERRZEEEE
immaterial joint ventures 313,659 317,340

Aggregate amounts of the Group's share of:  EE D 5L TAI%E
(Loss)/profit from continuing operations FRESEERY (58 /HF (7,519) 13,480
Total comprehensive income EHEIREARE (7,519) 13,480
19 Investments in associates 19 BEHENF

2025 2024
20254 20244
HK$’000 HK$’000
FTHET FTHET
Unlisted E| 3 ol 301,729 288,641
Listed in Hong Kong REAL™ 2,078,763 3,670,000
Provision for impairment HERE (2,073,534) (1,695,000)

306,958 2,263,641
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Investments in associates (continued)
Particulars of the material associate, which is accounted for using the
equity method in the consolidated financial statements, are as follows:

Issued ordinary/
registered
share capital

BRTEE/
BTN

Name Business structure Place of registration
B8 EHRE LTt A

Road King Corporate Bermuda

B N BRE

Road King is a limited liability company incorporated in Bermuda and its
ordinary shares with a nominal value of $0.10 each are listed on the Main
Board of the Stock Exchange of Hong Kong Limited. The principal activities
of the Road King are the operation of property development and investment,
investment and asset management businesses in Hong Kong and Mainland
China; and the development, operation and management of toll roads
through the infrastructure joint ventures in Indonesia.

Market value of stakes in Road King as at 31 December 2025 is
HK$133,532,000 (31 December 2024: HK$230,646,000), which
approximate its fair value.

The Group’s shareholdings in the associates comprise equity shares held
by the Company, except for Road King, the shareholdings of which are held
through a wholly-owned subsidiary of the Company.

Both external and internal sources of information of associates are
considered in assessing whether there is any indication that the investment
may be impaired, including but not limited to financial position, business
performance and market capitalisation. The Group carries out impairment
assessment on those investments with impairment indications, and the
respective recoverable amounts of investments are determined with
reference to the higher of fair value less costs of disposal and value in use.

Road King decided to suspend payment of all principal and interest on Road
King’s senior notes, offshore bank loans and perpetual capital securities in
August 2025. The management of Road King confirmed to the Company
that the suspended payment has triggered events of default under certain
financing arrangements and may lead to certain creditors of Road King
demanding accelerated repayment of Road King’s offshore bank loans and
senior notes and/or taking enforcement actions pursuant to the relevant
terms, and in October 2025, certain creditors of Road King have exercised
such rights, accelerating repayment of a portion of Road King’s offshore
bank and other borrowings and taking enforcement actions.

749,336,566
ordinary shares of
$0.1 each

BREELTH
749,336,566/

A S R R B R

&R A (8)
ERBE AN EAMBREARZZEHEA
AEENT :

Proportion

of effective
ownership
interest held

by the Group
FEERER
BEMmA#ERER
BALE

Principal activities

TEEH

27% Operation of property development and
investment, investment and asset
management businesses in Hong
Kong and Mainland China; and
the development, operation and
management of toll roads

REBRRPEAECEREHELR
REE REAREEEEER
URER TEREBNEAR

BRYDRBREZIMRUCLBEREEAFH
SEREEIIITZEBRATEHESIFAME
RABDERLT - BYZEBEHIRNEER
TEAELEEHELXRREE - REKEE
BEED URBEBRNENERERSER
BERE KEREBEWRERRK-

R2025F12H31H BMHMBRHNTEA
133,532,000 7T (20244128311 : 230,646,000
7)) BHAABRE -

AEBRRBEATN ZRECERRAFHLE
mfRin BREYZN ZARZREDEBEAR
AzzENBATRAC

EHEEEA PR EAREIELTAER
SERMERR RIS RABER KR B
BRRREBRR EHRFRTE AERH
BREDRNESETRENE LE2RAR
ERFENTAEREENRSEETREN
ELEEFED

BRI 20BF8AREEEXNEMBNELR
B BRROENAKEESEFNAALS
EHE -BHEEENAATHED HEXMNE
BUSTHERHFBRTNENSMH URIES
EHNRYIE T REAZRKMERBARER
BEEDNEFRTENRBERER /K
ERSa 178 > 1220268 108 » I ETEEA
BIIEEREN ZXMEEERYDNEHDE
RIRTREMERURRRERTE -
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19

(a)

Investments in associates (continued)
During the year ended 31 December 2025, the Group made an impairment

provision amounted to HK$250,365,000 (2024: HK$879,000,000) in
relation to the investment in Road King. The recoverable amount has been
determined based on the fair value less costs of disposal by reference
to the market capitalization of Road King, as the amount of value in use
according to a valuation performed by an independent valuer, is lower than

the fair value less cost of disposal.

The movement of investments in associates is as follows:

19 REWEAF &)

HE2025F12831HILEE ) AEBRBEHH
BB H R E B 5250,365,00078 7T (20244 ¢
879,000,000/ 7c) o ATMEI S EETH 2 E BN T
BERBREBEANMERLENLET ERRRE
BUGEMETHNEE CRBESBERA

RER L E R

(a) REBEQDZEHMT :

2025 2024
20255 20244
HK$’000 HK$’000
THET TET

Share of net assets: DMEEERE !
Opening balances FEH R 2,263,641 4,545 599
Share of results DMEEER (1,602,913) (1,132,794)
Share of other comprehensive income SMEEMEEN R 23,770 (241,681)
Dividends RE (13,939) (22,097)
Additions NE 9,715 =
Provision for impairment HERE (378,534) (879,000
Exchange differences [EREL 5,218 (6,386)
Closing balances FEREGRH 306,958 2,263,641

As at 31 December 2025, there were no significant capital commitments
relating to the Group’s investments in the associates.

R2025F 128310 i EERAEEREHE A

AZERERAE-
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Investments in associates (continued) 19 #&EWEAF )
Set out below are the summarised financial information for Road (b)  RCHRF B SR A S R A
King
Summarised consolidated statement of financial position HREHMBERARIGE
2025 2024
20255 20244
HK$’000 HK$’'000
FET FET
Current assets MEEE 26,695,728 34,576,424
Non-current assets FERBEE 18,456,576 22.936,711
Current liabilities mEaE (27,108,964) (22,262,165)
Non-current liabilities FEREBEE (3,010,522) (14,350,791)
Net assets BEEFE 15,032,818 20,900,179

Less: owners of perpetual capital securities

W KEERESRFERERERA

and non-controlling interests (9,713,651) (10,084,732)

Net assets attributable to equity BEAAGERREGEEFE

shareholders of the associate 5,319,167 10,815,447
Revenue & 5,321,879 5,536,911
Loss for the year FNEE (5,302,164) (3,308,309)
Other comprehensive income Htt2mla 80,027 (895,114)
Total comprehensive loss for the year FREEBEEEE (5,222,137) (4,203,423)
Total comprehensive loss for the year HE N RREGENEEBEEE

attributable to equity shareholders of the

associate (5,893,471) (4,861,121)
Reconciliation to the Group’s interest in HRBEE R EFR G EN A2 B .

the associate:
Proportion of the Group’s ownership KEBFBREZ LA 27% 27%
Provision for impairment ERE (1,129,365) (879,000
Carrying amount of the investment REZREE 133,398 1,975,000
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19 Investments in associates (continued) 19 #&EWE AR )
(c) Individually immaterial associates (c) MERIAEREEAH
In addition to the interests in associates disclosed above, the group also B EXFIRERBE AR ZERI REBTF
has interests in a number of individually immaterial associates that are RSB REARNENRERBE QDB
accounted for using the equity method. B
2025 2024
20255 20246
HK$’000 HK$’000
FET FTAT
Aggregate carrying amount of BEUNRBERME AR 2 REMAEE
individually immaterial associates 173,560 288,641
Aggregate amounts of the Group's share of:  EE D 5L TAI%E
Profit from continuing operations FEEEER 2 RT 12,094 10,112
Impairment losses on investment in RE—BBENRZRESE
an associate (128,169) —
Total comprehensive income EEIREELE (116,075) 10,112
20 Financial assets at fair value through profit or loss 20 ZWREZHAREGNEZEMEE
2025 2024
20255 20246
HK$’000 HK$’000
FET FTAT
Non-current: FERE :
Financial assets measured at FVTPL BRBRRANEFBEZEREE
— Listed equity investments in the —RAPEAREZ EHRERE
Chinese mainland 40,614 42,458
— Unlisted equity investments in the —RAPEAREZIFETRERS
Chinese mainland 99,639 97,191
140,253 139,649
Current: e
Financial assets measured at FVTPL BRBRBRANEHEZEREE
— Listed equity investments in Hong Kong —-REBZ EHRERE 773 894
— Wealth management products the —RHPBEKREZIEZMER
Chinese mainland 332,579 -

333,352 894
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20 Financial assets at fair value through profit or loss 20 ZEHBEZIEAREFREZ EMERE @)
(continued)
(i) Accounting policies of financial assets () SREEgHBeR
(a)  Classification @ i
The Group classifies its financial assets in the following measurement FEEREZREERUTHEEND
categories: 5.

e those to be measured subsequently at fair value (either through
other comprehensive income (“0Cl”), or through profit or loss),
and

e  those to be measured at amortised cost.

The classification depends on the entity’s business model for
managing the financial assets and the contractual terms of the cash
flows.

For assets measured at fair value, gains and losses will either be
recorded in profit or loss or OCI. For investments in debt instruments,
this will depend on the business model in which the investment
is held. For investments in equity instruments, this will depend on
whether the Group has made an irrevocable election at the time of
initial recognition to account for the equity investment at FVOCI.

The Group reclassifies debt investments when and only when its
business model for managing those assets changes.

Recognition and derecognition

Regular way purchases and sales of financial assets are recognised
on trade-date, the date on which the Group commits to purchase or
sell the asset. Financial assets are derecognised when the rights to
receive cash flows from the financial assets have expired or have
been transferred and the Group has transferred substantially all the
risks and rewards of ownership.

o HEBAAEHE GHARMZENR
m (TEthZ2mE K 35t ARR) 8
EHEE R

RRBERAENTHEE-

A

SHBTANEREESHEERANE
SHBEH $HER

REANEHEZEEMS  RaKkEE
RHRETNEMEE R E AR R EE
TENREMS RRTRARENES
ﬁfﬁﬂﬁﬁﬁﬁ?%ﬁﬁlﬁ&zﬁ BRBAR
RAEBEN IR 2 S (F A 5] Y
EU%T%ﬁHﬁET’E%LLEMiEH& YN

REFEZREREAK.
BEEERSEEZEABRARLED
FoAEESEHEHEREETEND
8o

R G

ﬁ%ﬁﬁﬁﬁé&ﬁ‘im%%ﬂﬁiﬁﬁ%ﬁﬁ

XFABEAERREBEEILEZSE
EZEIO REMBEEWNE S RENE
MEIRNEER MAEEEBEELF
FIERNME AENRMEEE £RHE
ERN ISR
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20 Financial assets at fair value through profit or loss
(continued)

(i) Accounting policies of financial assets (continued)
(b)  Measurement

At initial recognition, the Group measures a financial asset at its fair
value plus, in the case of a financial asset not at FVTPL, transaction
costs that are directly attributable to the acquisition of the financial
asset. Transaction costs of financial assets carried at FVTPL are
expensed in profit or loss.

Financial assets with embedded derivatives are considered in their
entirety when determining whether their cash flows are solely
payment of principal and interest.

Debt instruments

Subsequent measurement of debt instruments depends on the
Group’s business model for managing the asset and the cash flow
characteristics of the asset. There are three measurement categories
into which the Group classifies its debt instruments:

e Amortised cost: Assets that are held for collection of contractual
cash flows where those cash flows represent solely payments of
principal and interest are measured at amortised cost. Interest
income from these financial assets is included in finance
income using the effective interest rate method. Any gain or loss
arising on derecognition is recognised directly in profit or loss
and presented in other gains together with foreign exchange
gains and losses. Impairment losses are presented as separate
line item in the statement of profit or loss.

20 FEBMARLARMER R BMEE $D)

(i)

SRE E G HBOR (80

()

iTE

HRIRNBRERBRaBRANEREZ
FHEE RERIE 2EEUEA
REMELERBRBRESZREHEE
WRZERETHE - ZRBRRBANE
HABEZERMEEZXZHAN BRI (ER
Ho

EREAERATTEIANEHEENR
ERERTEXNATRAER  BitE
MEENBRETER

BB IR
RHEIAZRESBRARAEREEE
EZEBEARZTEEZREAER
B-AEERAGHIADBEA=EHE
il

o REHENAE: FEUESHRER
EZEE HMATREREEAX
RS -FARSUSRREE: € §2)2 %N
B ZETRMEEZNEBRATE
BRAMZAFAMBUA - R ILHE
REEZERWGHERERIME
W kBEN BT EEED LR
HiF B2 - HERERER®
AEREBEREIIT
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20 Financial assets at fair value through profit or loss
(continued)
(i)  Accounting policies of financial assets (continued)
(b)  Measurement (continued)
Debt instruments (continued)

e  FVOCI: Assets that are held for collection of contractual cash
flows and for selling the financial assets, where the assets’
cash flows represent solely payments of principal and interest,
are measured at FVOCI. Movements in the carrying amount are
taken through OCI, except for the recognition of impairment
gains or losses, interest income and foreign exchange gains and
losses which are recognised in profit or loss. When the financial
asset is derecognised, the cumulative gain or loss previously
recognised in OCI is reclassified from equity to profit or loss
and recognised in other gains. Interest income from these
financial assets is included in finance income using the effective
interest rate method. Foreign exchange gains and losses are
presented in other gains and impairment expenses or reversals
are presented as separate line item in the statement of profit or

loss.

o FVTPL: Assets that do not meet the criteria for amortised
cost or FVOCI are measured at FVTPL. A gain or loss on a
debt investment that is subsequently measured at FVTPL is
recognised in profit or loss and presented net as separate line
item in the statement of profit or loss in the year in which it

arises.

Equity instruments

The Group subsequently measures all equity investments at fair value.
Where the Group’s management has elected to present fair value
gains and losses on equity investments in OCI, there is no subsequent
reclassification of fair value gains and losses to profit or loss following
the derecognition of the investment. Dividends from such investments
continue to be recognised in profit or loss as other income when the

Group’s right to receive payments is established.

Changes in the fair value of financial assets at FVTPL are recognised
in “Increase/(decrease) in fair value of financial assets at fair value
through profit or loss”. Impairment losses (and reversal of impairment
losses) on equity investments measured at financial assets at FVOCI

are not reported separately from other changes in fair value.

A 1 S S R R B R

20 BREBMAREGRZ EMEE 8)

(i)

SREE G HBOR (80

()

it E (B)

BEHIA (@

s ZBBEMEZEUNmZBRAAESRE:
REBMENHERERSHESH
BEMBANEE HRKFEEN
REREBER/TTRABA A
BREEZBHEMZERZRAN
EstBstE-REEEI T ARM
2EWE ER B R ER
m 3 R R B WA RS E i K
BRZEDMRN  EREERILHE
s B S Al B H A 2 [ W T A
R NGNEEARREHNEE
BalRHEMA SR 2T R
BEZMBBADRERNE A
AMBRA - ER W REERE
R 1551 5 » 0 8 (B 5 Sc 30 |l 7t
BarnFRERRESIT-

s ZBBBEmRAAESHEFHAE
BHMAHEREREMEART
BARESERENEE BBR
DR AREHEHE-REBEBR
mRAREARFENRBEREN
WEBER B R ES LN E
EFEEERnRAELERRES
NDERED

BHIA

AEBBBERAAEFEFEEARE
HWAEREEBEENAMEEKESR
BREREZAABERGERER KIERED
RER BEGEENDEAABRE R
BEEEEG EAEEAENBRENR
B 2 REZREBENBRBRIAH
WA o

ERRRBRRABHABEZEREEZAR
EEPEIS EBRaRAREHEZ
SRMEERAREEM/ (AL ) - REB
Ht2ERREAREHEZEMEES
ENREREZAESRE (RAEBEE
|) A EREMARELEM DR
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21 Financial assets at fair value through other comprehensive 21 Z#HAt 2R TE A A EF B 2 SR E

income 3
2025 2024
20255 20246
HK$’000 HK$’000
FET FAT
Equity securities designated at FVOCI EEATRBEMZARERANENEZ
e 2%
— Unlisted equity investments in the —RPEAEZIFEMRERS
Chinese mainland 2,237 2,317
22 Properties under development 22 EEPYIE
2025 2024
20255 20245
HK$’000 HK$’'000
FET FAT
Within one operating cycle included under R—EZEEBHRIARSEEERT
current assets
— Expected to be completed within -FHRBEN T _EERET
twelve months 13,516,044 10,602,324
— Expected to be completed after —EHEN T+ _EABET
more than twelve months 18,808,833 49,954,314
32,324,877 60,556,638
Properties under development comprise: BRAMERRE
— Construction costs —BERK 7,556,204 13,828,732
— Land costs — TR 25,646,413 47,008,630
Less: write-down provision MR E (877,740) (280,724)
32,324,877 60,556,638
Representing S
— At cost — A 24,436,266 58,491,108
— At net realisable value — AR R E 7,888,611 2,065,530

32,324,877 60,556,638
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22 Properties under development (continued)

During the year, the write-down of properties under development located
in the Chinese mainland of HK$706,678,000 (2024: HK$109,303,000)
was recognised in the Group’s consolidated statement of profit or loss due
to the decrease in the estimated net realisable value of certain properties
under development.

During the year ended 31 December 2025, properties under development
with an aggregate carrying amount of approximately HK$339,685,000
(2024: Nil) were transferred to investment properties upon change in use
evidenced by the inception of operating leases with another party. The
differences of the fair value of these properties at the date of transfer from
their carrying amounts, amounting to net loss of HK$274,000 (2024: Nil),
was recognised in the consolidated statement of profit or loss (2024 Nil).

As at 31 December 2025, the Group’s properties under development with
a net carrying amount of HK$4,238,735,000 (2024: HK$2,956,035,000)
were pledged to secure bank loans granted to the Group (note 30(b)).

As at 31 December 2025, the application for land certificates in the
Chinese mainland for land with a net carrying amount of approximately
HK$1,240,710,000 (2024: HK$1,308,463,000) was still in progress.

The properties under development include costs of acquiring land use rights
in the Chinese mainland, for property development over fixed periods. Land
use rights are held on leases term of 40 to 70 years.

Accounting policies of properties under development

Properties under development are stated at the lower of cost and net
realisable value. Net realisable value is determined by reference to the
sale proceeds of properties sold in the ordinary course of business, less
applicable selling expenses and the anticipated costs to completion, or by
management estimates based on prevailing marketing conditions.

Development cost of property comprises cost of land use rights,
construction costs, depreciation of machinery and equipment, borrowing
costs capitalised for qualifying assets and professional fees incurred during
the development period. On completion, the properties are transferred to
completed properties held for sale.

22

A 1 S S R R B R

BRI (5D

ER HRETERTYENGSTETEFE
WD ALK B AR B P X 2 MO
706,678,000 7% (20244 : 109,303,00078 75) B
AEENGREEDRER -

HE205F12A3BEEE - REEENA
339,685,00078 75 (20244F : %) 2 E B ELH
MEF—HZREREEEARNEEMER
EREYE -RERAD ZEWEZAAER
HIREE (B187350274,0005 7T (20244 : fE))
ZEEREEBRERNED (2024F 1 F) o

R2025F12A3 1 AEBREFEA
4,238,735,0007 7T (20244F : 2,956,035,0003 7T) 2
BROYECER FALERERBTER
ZHER (EE300)) ©

12025128310 » BREFEAI1,240,710,00058 7T
(20244 : 1,308,463,00058 1) Z N REAMESR
Bz TEERERE o

ERTEOEREEBRRAMMERZ R T
BIAERS LM EREZME L ERAER
BOFE  ERNFUEE-

BRI Gt BOR
ERTNERMERIETFENE 2BEE
Stk -PI2RFENSENBEXHTCER
MENHEMTRAREBRANBEER LR
HRIMAETS WERBRTDRERER
Bt -

MEREMA S ERRERE  BEMA
HRLRBERE B CNEEREEREMN
ARREPBERNEXER N IR 18
MEBREREFEZEEAME-
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22 Properties under development (continued)

(i)

23

Accounting policies of properties under development (continued)
Properties under development are classified as current assets when the
construction of the relevant properties commences unless the construction
period of the relevant property development project is expected to complete
beyond normal operating cycle. The normal operating cycle is usually within
3 years.

Costs to fulfill a contract comprise the development cost and land use
right cost directly related to an existing contract that will be used to
satisfy performance obligations in the future. The costs to fulfill a contract
are recorded in properties under development if they are expected to be
recovered. The amount is amortised on a systematic basis, consistent
with the pattern of revenue recognition of the contract to which the asset
relates.

22
(i)

BRI (5D

BRAPYIE 2 Gt BOR (50
RIOFEHMAERYXEREENERNRN K&
EEBEY DRERTYENARYENESR
BERERIERRDEE - —REEENE
BRIEN-

BIaMNMTERERESNERARNH
EMERTMERERES BARBITRRE
BAERS - METSAN AR ATE - BIA
RIDBEETYE BT ENNNEERZHR
WHAETRE AREERRNGOKRAR
BN —H-

Completed properties held for sale 23 FEREZERBME
2025 2024
20255 20246
HK$’000 HK$’000
FTERT TET
Completed properties held for sale RIEFEZBRMME 37,826,880 33,111,785
Less: write-down provision MR A (2,045,973) (377,333)
35,780,907 32,734,452

During the year, the write-down of completed properties held for
sale located in the Chinese mainland of HK$1,696,333,000 (2024:
HK$197,428,000) was recognised in the Group’s consolidated statement of
profit or loss.

During the year ended 31 December 2025, completed properties held for
sale with an aggregate carrying amount of approximately HK$742,581,000
(2024: Nil) were transferred to investment properties upon change in use as
evidenced by the signing of relevant tenancy agreements.

FR IR PEAENFFFEZEERNE
Z #iR1,696,333,00078 7T (20244F : 197,428,000/
) ERFKENGSRERED

HZE2005F12A31AELEE REEENA
742,581,000 7T (2024%F © ) WIFEREZBER
RYER B ERRERESERERREEM
BRELEYE.
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23 Completed properties held for sale (continued)

The differences of the fair value of these properties at the date of transfer
from their carrying amounts, amounting to net gain of HK$170,271,000
(2024: Nil), was recognised in the consolidated statement of profit or loss.

As at 31 December 2025, the Group’s completed properties held for sale
with a net carrying value of approximately HK$871,061,000 (31 December
2024: HK$2,562,557,000) was pledged to secure other borrowings of the
Group (note 30(h)).

The completed properties include costs of acquiring rights to use certain
lands, which are located in the the Chinese mainland, for property
development over fixed periods. Land use rights are held on leases term of
40 to 70 years.

Accounting policies of completed properties held for sale
Completed properties remaining unsold at year end are stated at the lower
of cost and net realisable value.

Cost comprises development costs attributable to the unsold properties.

Net realisable value is determined by reference to the sale proceeds of
properties sold in the ordinary course of business, less applicable selling
expenses, or by management estimates based on prevailing marketing
conditions.

24 Inventories

23

24

A S R R B R

FERFE 2 E%BE (8)

REEAS ZEVEIALAELREREE (F
F)18170,271 ooo?éru (20245 : f®)) 2 =8R &
SEERAED

R2025F12B31H  AEBRAFEA
871,061,000% 75 (2024128318 : 2,562,557,000
BT ZBEBEZEERYECIKE FAK
EEEMEE ZHER (f:E300)) ©

BRMNESEREERRARYERZRG
ATMURPEAREZ T EREZ M Tt
ERRRAENEER RN FIOEF-

R 2 T Y E 2 3t BCR
RERNAEHZEZMNERMARTER
FEMEZBEET K.

RABRERHENEREHREE A
AEFEFENSENAREBTEEHYEN

HEMSMAEREZBERNHERXEE W&
RERTHRCHEERGHFE

T—“ﬂ:

2025 2024
20254 20244

HK$’000 HK$’000

FET FET

Raw materials B 70,304 67,602
Work in progress EER 70,459 82,351
Finished goods Al 117,060 90,162
257,823 240,115

During the year, the write-down of inventory of HK$2,273,000 (2024: Nil)
was recognised in the Group’s consolidated statement of profit or loss.

EN FEMRA2273, 000>%7z (20244 :
FEEGGETRED

DN
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25 Trade and other receivables 25 © 5 b H A R
2025 2024
20255 20244
HK$’000 HK$’'000
FET FET
Included in non-current assets STAFERBEE
— Other receivables — net —HMEWFIE— 358 1,159,323 661,023
Included in current assets SFARBEE
— Trade receivables — net (note (a)) — PR — 348 (P 5E()) 1,551,632 1,448,618
— Other receivables — net (note (b)) —HthEWRIE— 25 (H5E(0) 9,273,469 9,291,542
— Prepayments (note (c)) —FEFIE (&) 125,313 144,033
10,950,414 10,884,193

(a)

As at 31 December 2025, non-current other receivables mainly represented
the fair value of the relocation properties which will be delivered to the
Group as a result of the demolition and relocation arrangements with
the governments. Other than that, the carrying value of trade and other
receivables approximated their fair value.

12025128318 » ERB EME U FIE T Bi5
REABFZFBZHEMERGFTAEEZHE
YIEZ ARERRILZ I B 7 R EMERERN
REERGAREAABRE.

Details of trade receivables are as follows: (a) FEUERRZFBEUT:
2025 2024
20254 20244
HK$’000 HK$’000
FET FAT
Trade receivables FEUBR TR 1,740,124 1,619,472
Less: provision for loss allowance o BKEE (188,492) (170,854)
Trade receivables — net FEURBR = — P 58 1,551,632 1,448,618

The Group normally does not grant any credit terms to its customers for
the sale of properties. The Group seeks to maintain strict control over its
outstanding receivables. In view of the aforementioned and the fact that the
Group’s trade receivables relate to a large 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 receivables. Trade
receivables are non-interest-bearing.

AERBEEFENERAANEHERLERE
B - AR EREH AR WEE W TR RS B
o B LR RE R A EE 2 BURTOS K
SETEZRZER JAEATEBEED
ZEERR FEBTEMHEBIRRFEE
AHARIEMEET R BRERD TR
I
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Trade and other receivables (continued)

Details of trade receivables are as follows: (continued)

As at 31 December 2025, the Group’s trade receivables with a net
carrying value of approximately HK$50,838,000 (31 December 2024:
HK$41,481,000) was pledged to secure other borrowings granted to the
Group (note 30(h)).

An ageing analysis of the trade receivables as at the end of the reporting

25 H5 RIAECK (5D

(a) MEWERRZEFEOT @ (@

R2025F12B3 1B AEBREFENA
50,838,00078 7T (2024F 128318 : 41,481,000%
7)) ZEBIRR BRI (FAAEEER 2 EM

BEZ R (F5E300)

REREMRUSHERA B2 BUYRRKERE D

period, based on the contract date, is as follows: T
2025 2024
20255 20244
HK$’000 HK$’000
FET FAT
Within 1 year —ERN 1,186,562 1,006,851
1 to 2 years —EERERN 328,853 455,255
2 to 3 years MEE=FRN 86,582 33,096
Over 3 years =FME 138,127 124,270
1,740,124 1,619,472

None of the single customer’s contributed 10% or more of the Group’s total
revenue during the financial years ended 31 December 2025 and 2024.

HE025FER2024FE12831H LM BERE i E
BE-RPRERMEAERBRE0%T Lo
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25 Trade and other receivables (continued) 25 HE5 KA ()
(b) Details of other receivables are as follows: (b)y HMEKZRBEZFHBUOT
2025 2024
20254 20244
HK$’000 HK$’'000
FET FHET
Prepaid tax BRRE 3,912,918 4,310,233
Dividend receivable from joint ventures WA= NE K
and associates (i) A=YNEIIIEN() 689,484 645,547
Due from an associate FE U Bt = A B A 26,770 24,942
Due from joint ventures EWAEEABE 2,350,377 1,909,215
Due from non-controlling interests FEURIERRE 1 2 20 0B 671,582 512,794
Due from fellow subsidiaries BUWR RN BAGRE 3,782 24,312
Due from the ultimate holding company FEUR B 4 22 IR A Bl R IE 28,696 32,188
Due from the immediate holding company EREBZERATITIE 1,172 1,143
Others Hth 1,930,220 2,158,384
9,615,001 9,618,758
Less: allowance for impairment B ORERE (341,532) (327,216)
Other receivables — net HthEWRIE—F58 9,273,469 9,291,542
()  Details of dividends receivable from joint ventures and associates are i) EheERAERBEATIREZFERBEN
as follows: e
2025 2024
20255 20245
HK$’000 HK$’'000
FET FET
Taizhou Shum Yip TMFRE 572,827 493,960
Tianan KL 116,246 151,186
Others Hith 411 401

689,484 645,547
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25 Trade and other receivables (continued)

A S R R B R

25 H5 RIAECK (5D

(c) Details of prepayments are as follows: BROZEZEBOT
2025 2024
20255 20244
HK$’000 HK$'000
FET FET
For acquisitions of land WiE T it 12,465 15,368
For construction costs and BEREKRERR
construction materials 7,118 69,117
Others H 105,730 59,548
125,313 144,033

26 Cash and cash equivalents

26 HERHESZEY

2025 2024

20254 20244

HK$’000 HK$’000

FET FET

Cash and bank balances R RIBITE B 8,303,793 11,799,544
Less: restricted cash (note (a)) W ZREEE (@) (3,482,059) (5,983,560)
bank deposits (note (b)) RITER (FF=ED)) (9,201) (29,984)
Cash and cash equivalents BeRIREEEY 4,812,533 5,786,000

As at 31 December 2025, cash and cash equivalents did not include
housing maintenance funds of HK$72,538,093 (2024: HK$57,043,000)
which were owned by the property owners but were deposited in the bank
accounts in the name of the Group. Such deposits can be used by the
Group for the purpose of public maintenance expenditures to be incurred at
the sole discretion and approval of the relevant government authorities.

(@)

Restricted cash mainly represented unreleased guarantee deposits
for construction of pre-sale properties denominated in RMB placed
in designated bank accounts as at 31 December 2025, and will be
released in accordance with certain construction progress milestones.

These bank deposits were with original maturity over three months.
The effective interest rate of these deposits as at 31 December 2025
was 0.97% per annum (2024 1.41% per annum).

12025128318 RERREEBYABREE
R4 EE£72,538,0938 7T (20244 : 57,043,000
B BRERETIEE BEANLFERL
ENRTEP -BRAGERIHAEEERKH
EEBESE2ENBREN AL EBRS -

@ RRERETEAN025EF12831HEE
RIEERTRANUARKSENTBEY X
BRAMGRES BRBETEREE
fRBR o

b EERTEIRIBEABR=EA -%Z
FRR2025F 12831 HNERNEXATR
0.97% (20244 : £ E1.41%) ©
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26 Cash and cash equivalents (continued) 26 BEKEESEED &)

()  The conversion of RMB denominated balances into foreign currencies © AREGRBITEAIMNELKRZEINEHIE
and the remittance of such foreign currencies denominated bank TR EENPREBEKEBPEBTE
balances and cash out of the PRC are subject to relevant rules and HRAERIMNESHIRRA KA
regulations of foreign exchange control promulgated by the PRC
government.

Cash and deposits were denominated in the following currencies: RERGFAUTIEBHE
2025 2024
20254 20244
HK$’000 HK$’000
FTERT TET
Denominated in RMB MARMESE 7,526,701 10,975,801
Denominated in USD MEmTEtE 224,891 231,375
Denominated in HKD LUB Tt E 552,201 592,368
8,303,793 11,799,544
27 Share capital and reserves 27  EA A
(a) Share capital (a) WA
2025 2024
20255 20245
HK$’000 HK$’000
FET FAT
Issued and fully paid: BETRERE
8,898,793,115 (31 December 2024 8,898,793,1150% (2024%12831H :

8,898,793,115) ordinary shares 8,898,793,115/%) &iE A% 22,071,756 22,071,756
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27 Share capital and reserves (continued) 27 ARt ()
(a) Share capital (continued) (a) MeA ()
During the year, the movements in share capital were as follows: FR REEEHNT

At 1 January MB1H 8,898,793,115 22,071,756 8,898,793,115 22,071,756
At 31 December M®128318 8,898,793,115 22,071,756 8,898,793,115 22,071,756
(b) Capital reserve (b) EAGEH

Capital reserve EENE 59,019 59,019
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28 Other reserves

28 LAt fik b

Share Exchange
Statutory option Other fluctuation
reserve reserve reserve reserve Total
HERE B HEGEE HitfttE EREHEERE Bz
HKS’000 HK$’000 HK$’000 HK$’000 HK$'000
TERT TERT TERT TERT AR
As at 1 January 2025 1202551818 3,951,954 1,437 (156,880) (2,768,514) 1,027,997
Share of other comprehensive income  FE{E & & AT R EHE AT
of joint ventures and associates Htnzmia - - 29,231 - 29,231
Transfer of reserves upon lapse of ERERN SRR
share options - (1,437) - - (1,437)
Exchange differences ERER - - - 1,427,336 1,427,336
As at 31 December 2025 12025%12831H 3,951,954 - (127,649) (1,341,178) 2,483,127
As at 1 January 2024 1202451818 3,951,954 1,399 59,562 (1,642,770) 2,370,145
Recognition of change in other Ht2ERGBRERE
comprehensive income transfer L EE
to investment properties - - 36,466 - 36,466
Share of other comprehensive income  FE{E & AT KB E AT
of joint ventures and associates Ht2mEWm - - (252,908) - (252,908)
Equity-settled share option expense  MUBRAZ (T 2 BERRER S - 38 - - 38
Exchange differences ERER = - - (1,125,744) (1,125,744)
As at 31 December 2024 12024512831H 3,951,954 1,437 (156,880) (2,768,514) 1,027,997

29 Share option scheme

The Company operated a share option scheme (the “Scheme”) which was
approved and adopted on 22 June 2012 for the purpose of providing
incentives and rewards to directors and employees of the Group who
contribute to the success of the Group’s operations. The Scheme became
effective on 22 June 2012 and, unless otherwise cancelled or amended,
shall be valid and effective for a period of 10 year from that date, after
which period no further options will be issued but in all other respects the
provisions of the Scheme shall remain in full force and effect.

29 WERGHESTE

NNSIEN

—IRRERESTE (T5181)) 120126

6R22BHE R ERA A A EBXFAINEL
BRZAEREERESRHEHRE R ER -5t
8110201268220 £ > MR IR EUH EE
i RAZF RN ERES T ERER BN
HERER AFEBRUENBRE BEME
HEftsmE st DR+ RMARIER-
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29 Share option scheme (continued)

29 JiA e (90

The terms and conditions of the share options outstanding as at the end of REBEBHRERTERERE 2B R EET
the reporting period are as follows: T o
Remaining
Number of contractual life
instruments Exercise price Vesting date Expiry date of options
FBREZ
TA%E fIfeE HEAH B RBENER
HKS
BT
At 31 December 2025 120255128310
Options granted to employees: RYEEZERE
on 28 September 2021 1202195281 - 2.0000 18/01/2022 17/01/2025 -
on 28 September 2021 1202198285 - 2.0000 18/01/2023 17/01/2025 -
on 28 September 2021 12021598 28H - 2.0000 18/01/2024 17/01/2025 -
Options granted to employees: RYEEZHERE:
on 28 September 2021 12021598285 = 2.0000 28/09/2022 27/09/2025 -
on 28 September 2021 12202195288 - 2.0000 28/09/2023 27/09/2025 -
on 28 September 2021 1202198285 - 2.0000 28/09/2024 27/09/2025 -
Total share options outstanding AT BRERH =
At the end of the reporting period, the Company didn’t have share option RIREER REE XA DM EBERER X
outstanding under the Scheme. 1o

The Group did not recognised any share option expense during the year
ended 31 December 2025 (2024: HK$38,000).

HE205F12B3ALEEE  ~EEHBERIR

MRRERR 2 (20244 : 38,0005 7T) °
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30 Bank and other borrowings

2025 2024
20255 20245
HK$’000 HK$’'000
FET FAT
Non-current JEENHA
Bank loans — secured (note (b)) RITEZ—BIKF (F5E0) 984,790 587,649
Bank loans — unsecured RITER—EIEH 17,891,540 18,421,394
Other borrowings — secured Commercial HthEE—BERgEERIREES
Mortgage-backed Securities (“CMBS”) (TR FES)
(note (a), note (b)) GEIONGEID) 7,152,495 3,795,438
26,028,825 22,804,481
Current BPHA
Bank loans — secured (note (b)) RITER—BERE (D)) 389,570 467,314
Bank loans — unsecured RITER—EIKH 11,183,700 10,606,523
Other borrowings — secured CMBS HMBE—FBEFmEERSEES
(note (a), note (b)) GEENGED) 167,947 3,486,731
11,741,217 14,560,568
37,770,042 37,365,049
2025 2024
20255 20244
HK$’000 HK$’000
FERT FET
Analysed into: Pakiir=
Bank loans repayable: ERUTREEEZRITER
Within one year —ER 11,573,270 11,073,837
In the second year = 7,820,713 8,415,942
From third to fifth years FE=FRF 9,787,920 9,998,949
Over five years hE% 1,267,696 594,152
30,449,599 30,082,880
Other borrowings repayable: BRUTHEEEZEMES !
Within one year —FR 167,947 3,486,731
In the second year EE 147,244 109,826
From third to fifth years E=FRF 2,547,948 2,227,402
Over five years LFE® 4,457,304 1,458,210
7,320,443 7,282,169
37,770,042 37,365,049
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30 Bank and other borrowings (continued)
All of the interest-bearing borrowings are carried at amortised cost.

The Group has complied with the financial covenants of its borrowing
facilities during the financial years ended 31 December 2025 and 2024.

(@) At 31 December 2025, other borrowings included CMBS as below:

At 1 March 2021, RMB1,800,000,000 (equivalent to HK$1,992,780,000)
issued in China Interbank Bond Market, which were secured by
certain property, plant and equipment, investment properties and
its receivables of future rental incomes. The interest rates of
the CMBS classified as Priority Level with a principal amount of
RMB1,790,000,000 was fixed at 3.88% per annum. The term of the
CMBS was 18 years. At the end of the third year, the sixth year and
the ninth year, the Group shall be entitled to adjust the interest rates
of the CMBS or repurchase the outstanding balance, and the holders
of the CMBS shall be entitled to require the Group to redeem the
outstanding balance.

At 7 May 2021, RMB2,000,000,000 (equivalent to HK$2,214,200,000)
issued in China Interbank Bond Market, which were secured by
certain property, plant and equipment, investment properties and
its receivables of future rental incomes. The interest rates of
the CMBS classified as Priority Level with a principal amount of
RMB1,999,000,000 was fixed at 3.80% per annum. The term of the
CMBS was 18 years. At the end of the third year, the sixth year and
the ninth year, the Group shall be entitled to adjust the interest rates
of the CMBS or repurchase the outstanding balance, and the holders
of the CMBS shall be entitled to require the Group to redeem the
outstanding balance.

At 24 February 2022, RMB3,200,000,000 (equivalent to HK$3,542,720,000)
issued in China Interbank Bond Market, which were secured by
investment properties and its receivables of future rental incomes.
The interest rates of the CMBS classified as Priority Level with a
principal amount of RMB3,190,000,000 carried a fixed annual
interest rate of 3.40% for the first three years, which was adjusted
to 2.7% starting from the fourth year. The term of the CMBS was 18
years. At the end of the third year, the sixth year and the ninth year,
the Group shall be entitled to adjust the interest rates of the CMBS
or repurchase the outstanding balance, and the holders of the CMBS
shall be entitled to require the Group to redeem the outstanding
balance.

A 1 S S R R B R

30 ERATRHEAMEE (8)
FEs BIEEDRBENAS R

AREBBEREE20255F 20245128315 LB
HEEBTHENRENTERLY -

(@) 72025128310 st A EIEIF L8
HZHMEEWNT

R2021E381H > RHERTEES ™
5217 ARH1,800,000,0007c (HHER
1,992,780,00087c)  ERETYE B E

RE RENERERTRESWARNRE
WRIB(EILH o A& AR 11,790,000,000
TR BEABRLEBREEERELSESNE
FREEA3.88% BEIEMSTFEEDN
FHRABI8E -REZFE - FRERFIE
R AEBERBEGERBESRESN
FIEG O R EBRE MEERIFSE
BENFEANBEERAERBRKEER
BB

R2021F587H > RHEIRITEES ™
BT ARM2,000,000,0007 (HHER
2,214,200,000%87) » EHETYE -BE

RE RENERERTREWARNRE
WRIB R o A& AR 11,999,000,000
TR BEABREBREERERELSESNE
FRETEA3.80% BEIEMSTFEEDN
FHRABI8E -RE=ZFE - FRERFIE
R AEBERBEGERBESRESN
FIEG O R EBRE MEERIFSE
BENFEANBEERAERBRKEER
BREB o

R20226 2R 248 RAPRRITREES ™
BT ARH3,200,000,0007c (HHER
3,542,720,000/87T) » HHEEYERER
KASWANERRBEER A& AR
#3,190,000,000c M DM A B LR B XL
P FESNAE = E%E T ENES.40%
HEO RN EEENERRAEL2T% B
ERBYRBESNERAI8E-RE=
F BRERBENER AEABERE
BEEPLEEFNFEGBOREER
BoMBEERIEESNEEABRE
RAEEELDREEGRE

1
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30 Bank and other borrowings (continued) 30 HRATRHEMEE ()

(b) At 31 December 2025, loans amounting to approximately b)  H2025F12831H » £ FE#48,694,802,0007
HK$8,694,802,000 (2024: HK$8,337,132,000) were secured by 7 (20244 : 8,337,132,000870) 2 EZ MU T
certain of the Group’s assets with carrying amounts as below: FEmEZ A TAEEEEFRR

2025 2024
20254 20244
HK$’000 HK$’000
FET FTAT

Property, plant, and equipment M BRE KR
(included land and buildings) (note 14) (BE Lt RET) (H514) 1,007 1,017
Properties under development (note 22) BREAYE (H522) 4,238,735 2,956,035
Completed properties held for sale (note 23) FEFEZEEZRYME (f:23) 871,061 2,562,557
Trade receivables (note 25(a)) FEUS IR =R (MEE25(a)) 50,838 41,481
Investment properties (note 15) BEME (FH5E15) 11,702,919 10,094,208
16,864,560 15,655,298

(c) At 31 December 2025, bank borrowings of approximately (©  F2025812831H » £925,202,033,00078 75
HK$25,202,033,000 (2024: HK$24,578,825,000) were bearing (20244 @ 24,578,825,0008 7T) Z $RIT1E
floating interest rates. BT I BRI R S o

(d) Except for bank borrowings of approximately HK$13,949,487,000 (0 BR$£%E4913,949,487,0008 7T (20244 :
(2024: HK$14,077,300,000), which are denominated in Hong Kong 14,077,300,000% 7t) Z RITEE LA TE
dollars, all borrowings as at 31 December 2025 are denominated in BN 1202512831 EBEBMUA
RMB. RESE

(6) As at 31 December 2025, the average effective interest rate of () M2025F 128318 EEZ FHBRAE

borrowings was 3.47% per annum (2024: 3.98% per annum). AHEB347% (20244 : F£E3.98%) o
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31

BIEFREH

ELFRRREERERAMNT

2025 2024
20255 20245
HK$’000 HK$’000
FET FAT
Deferred income tax assets RILFASMEE 2,721,021 3,520,101
Deferred income tax liabilities FEFREREaRE (7,090,558) (7,159,234)
(4,369,537) (3,639,133)

The movement on the net deferred income tax is as follows: FILFTEMFBREHWT
2025 2024
20255 20244
HK$’000 HK$’'000
FET FTAT
At 1 January B“1A1R (3,639,133) (3,806,001)
Charged to other comprehensive income STARME S IR E - (11,907)
Credited to profit or loss StAE@ (628,560) 101,859
Exchange differences fEREL (101,844) 76,916
At 31 December R12831H (4,369,537) (3,639,133)
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31 Deferred income tax (continued)
Movement in deferred income tax assets and liabilities without taking into
consideration the offsetting of balances within the same tax jurisdiction is
as follows:

Deferred income tax assets:

Losses Temporary
available for differences

offsetting arising
against future from LAT
taxable profits provision

ARMEEE  DHEER
FRER BREEZ
RiEfzBR  EREE
HK$'000 HK$'000

31 BEFER (8)
AAAR-—RBERRABRBREBNERT
EEFSREERAERESHNT

BRIEFSREE
Temporary
differences
arising from Unrealised Credit loss
accruals profits allowance Others Total
&R
%A ERE%
BEREE  RERER B Hith Hm
HK$'000 HK$'000 HKS'000 HK$'000 HK$'000

FER TET TER TR TFET TER TER
At1 January 2025 R2025E1B1H 161,717 2,500,605 92,731 486,856 144,506 201,215 3,587,630
Deferred tax charged to profit or loss ~ AEEHIBEBEAZ
during the year EIERTE (71,540) (637,864) (15,221) (66,958) (10,747 (21,758) (824,088)
Exchange differences BRER 4,073 62,984 2,336 12,263 3,640 5,068 90,364
At 31 December 2025 12025128318 94,250 1,925,725 79,846 432,161 137,399 184,525 2,853,906
At 1 January 2024 #2041 818 149,183 2,568,764 90,143 453,957 145,398 178,293 3,585,738
Deferred tax credited/(charged) to KEEFA/ (0F) BERZ
profit or loss during the year EIERIE 15,725 (13,222) 4,516 42,608 2,218 23,653 75,498
Exchange differences EREH (3,191) (54,937) (1,928) (9,709) (3,110) (731) (73,606)
At 31 December 2024 120245128318 161,717 2,500,605 92,731 486,856 144,506 201,215 3,587,630

Deferred income tax assets are recognised for tax losses carried
forward to the extent that the realisation of the related benefit through
future taxable profits is probable. The Group did not recognise deferred
income tax assets as at 31 December 2025 of HK$3,879,457,000
(2024: HK$3,679,321,000) in respect of accumulated tax losses
amounting to HK$15,517,829,000 as at 31 December 2025 (2024:
HK$14,717,285,000).

BLFSREERDALENRKIBEL A
HEBRARERNENSREBAZ -HE
20255128310 » NE B R P& £20255F 128
B MR SR #E53815,517,829,00078 75 (2024
F 114,717,285,0008 70) BRBELFMEREE
3,879,457,0007 75 (20244F : 3,679,321,0003 7T) °
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31 Deferred income tax (continued) 31 BIEFIFR ()
Deferred income tax liabilities: FEFRERaE .
Fair value Accelerated
adjustment tax
Withholding Revaluation arising from  depreciation
taxon  of investment Revaluation  acquisition of  on investment
dividend properties of assets subsidiaries properties Others Total
AlEHE RENEZ
RENE RAREEZ MEHRE
iz S MR Bt BEER LAR{ERE g1 Hith fm
HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS$'000
TET TET TET TERT TET TET TET
At 1 January 2025 1#2025F1B1H 692,605 2,693,847 172,718 2,774,721 550,731 342,135 7,226,763
Deferred tax charged/(credited)to KEENR/ GIA) BERZ
profit or loss during the year EILRIE (35,204) (109,534) 124 (118,202) 4,721 62,651 (195,528)
Exchange differences EREE 12,108 83,372 4,350 69,888 13,872 8,618 192,208
At 31 December 2025 1R2025%128318 669,509 2,667,685 177,192 2,726,323 569,330 413,404 7,223,443
At 1 January 2024 R2024F1 518 700,692 2,798,352 176,493 2,883,873 551,533 280,796 7,391,739
Deferred tax charged/(credited)to KEENR/ GIA) BERZ
profit or loss during the year EILHRIE 2,419 (56,565) - (47,470) 10,993 64,262 (26,361)
Deferred tax charged to other AEENREMZAREAZ
comprehensive income EIERE
during the year - 11,907 - - - - 11,907
Exchange differences EREE (10,506) (59,847) (3,775) (61,676) (11,795) 2,929) (150,522)
At 31 December 2024 1R2024E128318 692,605 2,693,847 172,718 2,174,721 550,731 342,135 7,226,763

REVNENMS  ETEENEEERERE
REBRRRTIEFE - UTAXEERITBR
& B MHEE R IR R ETHI DN

For presentation purposes, certain deferred tax assets and liabilities have
been offset in the statement of financial position. The following is an
analysis of the deferred tax balances of the Group for financial reporting
purposes:

2025 2024
20255 20244
HK$’000 HK$’000
FET FAT
Net deferred tax assets recognised in the RGaHM BRI RERIIELRIE
consolidated statement of financial position ~ ZEFE 2,721,021 3,520,101
Net deferred tax liabilities recognised in the ~ RiRAHER R RBERRIELERIE
consolidated statement of financial position ~ &1&:3 %8 (7,090,558) (7,159,234)
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32

(a)

Contract liabilities

Contract liabilities HBHEE

32

B AME
2025 2024
20254 20244
HK$’000 HK$'000
FET FET
11,549,831 28,229,357

Typical payment terms which impact on the amount of contract liabilities of
property development recognised are as follows:

The Group receives certain amount of deposit from customers when they
sign the sale and purchase agreements. These deposits are recognised as
contract liabilities until the relevant properties are completed and ready for
hand-over to the customers.

The Group may require the customers to pay off the remaining balance of
the consideration within an agreed timeframe while constructions are still
ongoing, rather than on the completion of the relevant properties. Such
advance payment schemes result in contract liabilities being recognised
throughout the remaining property construction period for the full amount of
the contract price.

HERAME RSN AL ERA B —
BEAERMT

AERRERPREEERARERSWEET
AEoRFH ERIRGNEAR BEEERYE
BRI HEET R AL

AERTERERRBEIRNEETZRE
BEAMFERERNEZRFEENRALE.
BERfEm RS G ERNBRENGYERE
HER2AGNEREISNER

Movements in contract liabilities (a) AHAfEED)
2025 2024
20255 20245
HK$’000 HK$’000
FET FAT
Balance at 1 January M1B1B 2 &8 28,229,357 24,303,239
Recognition of revenue that was included in ~ HEEEREMFASNEBEZ WG
the contract liabilities at the beginning of
the year (24,912,220) (5,541,653)
Receiving pre-sales deposits and instalments WETEE T & K5 HFIE 17,501,797 13,015,040
Recognition of revenue that was included in ~ BEREAFASGHNEBEZ NG
the contract liabilities during the year (9,269,103) (3,547,269)
Balance at 31 December 128310 2 &5k 11,549,831 28,229,357

The amount of billings in advance of performance and pre-sales deposits
and instalments received expected to be recognised as income after more
than one year is HK$79,826,000 (2024: HK$8,536,226,000).

BYHERBA—EREIARAZENELR
B FEET e ME WD EIFIEAT9,826,0007 7T
(20244 : 8,536,226,0005 7T) ©
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33 Trade and other payables 33 H 5 R H ALK
2025 2024
20255 20245
HK$’000 HK$’000
FERT TET
Trade payables (note (a)) FEATER (MiEE(a)) 7,791,632 5,803,323
Other payables and accruals (note (b)) HttfE I mBREER (5 b)) 9,528,162 12,655,152
Other taxes payable (note (c)) HAEARIE (M) 141,092 361,191
17,460,886 18,819,666
(a) Trade payables (a) FEMTERRR
The ageing analysis of the trade payables based on invoice date was as ENRDRELZZEBENRES MO
follows:
2025 2024
20255 20245
HK$’000 HK$’000
FERT FAT
Within 1 year —FRN 7,252,254 5,224,385
1 to 2 years —EEMER 175,583 171,538
2 to 3 years MEE=ZER 142,445 177,447
Over 3 years ZENE 221,351 229,953
7,791,632 5,803,323

The total amounts of the trade payables are non-interest-bearing. ERTBBEARERE-
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33
(b)

(c)

Trade and other payables (continued)
Other payables and accruals

Other payables and accruals mainly included amount due to joint ventures,
fellow subsidiaries, an other related company and non-controlling interests

33 H 5 b HAhE K (D)
() HLA A5 e Bt 22

HEtENTMEREHERTEZRRENEER
BEARFRNBAR HtEMB AR KRIFE

of the Group. R Rz BN IE 0

2025 2024
20255 20244
HK$’000 HK$’000
FHR FHR
Accruals and other payables St ER R EMEMTIE 4,620,998 4,915,153
Output VAT to be transferred HFEHIER 965,762 2,427,725
Employee benefits payable eI B EEF 814,321 803,271

Dividend payables to non-controlling FETIE PR AR R AR 2.()
shareholders (i) 231,416 88,435
Due to joint ventures ENEERBITIE 155,322 12,601
Due to fellow subsidiaries SRIEEN YNGR 1,788,299 1,906,341
Due to an other related company inpERiul ) NS R - 167,558
Due to non-controlling interests P IEERR T 952,044 2,334,068
9,528,162 12,655,152

()  Details of dividends payable are as follows: i EAREFBEOT:
2025 2024
20255 20244
HK$’000 HK$’000
TERT TET
Hong Kong Xinchao Investment Co., Ltd. Hong Kong Xinchao Investment

Co., Ltd. 118,146 74,354
Others Hth 113,270 14,081
231,416 88,435

Other taxes payables

Other taxes payables mainly included value-added taxes payables and other

taxes.

(0) HAERHIH

RN RATZEEBRIRERIAEMR

Ho
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34 EEHERR

RPERR A R FRIE

2025 2024
20255 20245
HK$’000 HK$'000
FET FAT
Non-current JEEDER
Due to the immediate holding company e EZER AT TIE - 697,382
Due to the ultimate holding company I RALZERABFIA 2,775,145 =
2,775,145 697,382
Current B A
Due to the immediate holding company e EZER AR TIE 4,174,740 3,638,644
Due to the ultimate holding company B REERABFIA 11,295,793 18,652,676
15,470,533 22,291,320
18,245,678 22,988,702
35 Tax payable 35 JEfHHE
2025 2024
20255 20246
HK$’000 HK$’000
FET FAT
Current tax in the consolidated statement EEMBRRERANZENEARIEE
of financial position represents:
Provision for CIT TEMEBRER 905,373 696,275
Provision for LAT THIEERERE 7,841,765 10,225,445
8,747,138 10,921,720
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36 Cash flow information

(a)

Cash generated from operations

36 HEHEER
(a) BREGEEZHE

2025 2024
20255 20245
HK$’000 HK$’000
FET TAT
Loss before taxation PrHAIES 1R (1,841,743) (822,191)
Adjustments for: BT EBEHE
Finance costs BB R AN 1,426,598 1,381,486
Interest income FIEWA (225,592) (383,375)
Depreciation and amortisation 8 R 354,549 413,580
Decrease in fair value of investment properties B2 A aE R 608,131 227,877
Recognition of change in fair value upon BALBYERALBESNER
transfer to investment properties (169,997) -
Dividend income from other financial assets REHEMEHEEZREWA (2,957) (2,151)
Share of profits less losses of joint ventures  [EEEE R B MEE QB R HEE
and associates 1,775,387 1,135,415
Gain on disposal of items of property, HEYE -BENREREER Z W@
plant and equipment (5,968) (175)
Loss allowance of trade receivables, net FEWBR IR R B 5 3 2R 10,409 4,053
Loss allowance of prepayments, finance BB BRI EAM
guarantees, deposits and other FANEOEE L - e R
receivables, net 3,581 4,908
Impairment losses of joint ventures and BEABRBE AR ZHERE
associates 378,534 1,171,000
Write-down of inventory FEMRE 2,405,284 306,731
Decrease/(increase) in fair value of financial ZBBHRAABENEZEHEE
assets at fair value through NAERLD, (EN) F8
profit or loss, net 2,550 (11,254)
Equity-settled share option expense DR AR (7 AR RS - 38
4,718,766 3,425,942
Changes in working capital: EEETE !
(Increase)/decrease in trade receivables USRS REMEHEE (Em) wl
and other financial assets (71,230) 765,398
Decrease in prepayments, deposits and BAMIE T RAMERTIER D
other receivables 472,206 596,241
(Increase)/decrease in inventories FE ogm R (13,933) 20,400
(Increase)/decrease in biological assets EYBEE M S mb (3,648) 2,927
Increase in completed properties held for sale H{ER & 2 B &MY LN (5,621,927) (13,609,352)
Decrease in properties under development 2@ %D 29,429,751 9,927,294
Increase/(decrease) in trade payables FE(TERFRIE 0, GRiZL) 1,833,459 (115,284)
Decrease in other payables and accruals HthEARBERESE R (1,384,526) (729,532)
(Decrease)/increase in contract liabilities BHEE GB) /1Em (17,390,553) 4,445 879
Decrease in deferred income TEWA B (2,752) (28)
Decrease/(increase) in restricted cash SIREIREH LD, (2 2,673,750 (2,696,660)
Cash generated from operations REXKET RS 14,639,363 2,033,225
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36 Cash flow information (continued) 36 HEHEER @)

(b) Reconciliation of liabilities arising from financing activities (b) REMEEHZ AMEZ Bk
Due to the Loans from
ultimate non-controlling
Bank and and immediate Loans from Loans from holders and
other Lease holding fellow associates and  other related
borrowings liabilities company  subsidiaries joint ventures party Total
B RER EES FEER
RITR BRERAR WBAR HEAAR REREHEM
Hitifg & HEafE A 8% REAFER HMBAEX fm
HK$'000 HKS$'000 HK$'000 HKS$'000 HKS$'000 HK$'000 HKS$'000
TR TR TER TR TR TER TR
At 1 January 2025 #20255181H 37,365,048 346,168 21,997,322 1,889,198 - 2,486,868 64,084,604
Changes from financing cash flows: RERMERENEZEY) .
Proceeds from new hank loans WRTERMETE 14,661,042 - - - - - 14,661,042
Repayment of bank loans BERTER (14,811,514) - - - - - (14811,514)
Repayments of loans from BRIEZRERER
non-controlling interests - - - - - (1,153,935) (1,153,935)
Proceeds from related parties REEYH ZFERE - - 7,198,912 10,916 130,992 - 7,340,820
Repayments of related parties B AR ZER - - (13,408,853) (209,587) - (163,740)  (13,782,180)
Capital element of lease rentals paid BAREREZERHH - (134,733) - - - - (134,733)
Total changes from financing cash flows ~ REMEREHEZ£BHEH (150,472) (134,733)  (6,209,941) (198,671) 130,992 (1,317,675 (7,880,500)
Interest paid included as change in JIEREREREEH
operating cash flows: BRANE: (1,385,172) (10,892) (331,176) 10,189 - (349,767)  (2,066,818)
Non-cash movement FReEY - 60,355 655,654 - - (107,025) 608,984
Exchange differences BRER 571,247 8,719 392,388 45,434 1,906 36,969 1,062,663
Finance costs BBMA 1,363,391 10,892 685,762 36,937 3,231 64,393 2,164,606
At 31 December 2025 1#2025612A318 31,770,042 280,509 17,190,009 1,783,087 136,129 813,763 57,973,539
At 1 January 2024 R2024E181H 39,039,102 374,918 19,140,553 2,134,324 224479 3,381,247 64,294,623
Changes from financing cash flows: REMERENEZ2E) .
Proceeds from new bank loans HRTENMERE 14,375,689 - - - - - 14375689
Repayment of bank loans BERTER (15,508,644) - - - - - (15,508,644)
Proceeds from loans from FEREREREHNE
non-controlling interests - - - - - 40,254 40,254
Repayments of loans from BEFERERER
non-controlling interests - - - - - (1,009,414) (1,099,414)
Proceeds from related parties REEBAHZFMEIE = = 7,743,218 = = = 7,743218
Repayments of related parties A 2B - - (6,226,857) (282,351) - - (6,509,208)
Capital element of lease rentals paid ENfRERE 2 ERHH - (116,352) - - - - (116,352)
Total changes from financing cash flows ~ REREREREZEHEE (1,132,955) (116,352 1,516,361 (282,351) - (1,059,160) (1,074,457)
Interest paid included as change in SIERERER2EH
operating cash flows: BIFE . (1,702,595) (11,761) (294,754 20,621 (9,588) (76,556) (2,074,633)
Non-cash movement FREEH - 95,620 1,041,449 - (219,360) 27,573 1,145,282
Exchange differences EREE (588,129) (8,018) (383,646) (45,597) (1,363) (59.448)  (1,086,201)
Finance costs HEAA 1,749,625 11,761 777,359 62,201 5832 213,212 2,879,990
At 31 December 2024 12024128311 37,365,048 346,168 21,997,322 1,889,198 - 2,486,868 64,084,604
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36 Cash flow information (continued)
(c) Acquisition of right-of-use assets

36 HEm=Er &)
() Wi GE AR

2025 2024
20255 20245
HK$’000 HK$’000
FTERT TET
Acquisition of right-of-use assets WHEFRESE 109,303 97,436
37 Financial guarantees 37 WMBHER
2025 2024
20254 20244
HK$’000 HK$’000
THET TET
Financial guarantees to purchasers of BAEEYEERIRENBER
the Group’s properties (note () (Mi5%(a)) 13,523,487 13,070,659
Financial guarantees to related parties of RAEEEE S RETHEER (D)
the Group (note (b)) 223,419 1,445,322
Financial guarantees to the parties AT ENEERIFE L UERIFE
affected by the urban renewal project, MEEAIREY 2 EREVBIER
using their demolished properties as (Hi5E(c))
collateral for the loan (note(c)) 325,274 323,381

Pursuant to the terms of the financial guarantees, if there is default of
the mortgage payments by these purchasers, the Group is responsible
for repaying the outstanding mortgage loans together with any
accrued interest and penalty owed by the defaulted purchasers to
banks. The Group is then entitled to take over the legal title of the
related properties. The Group’s guarantee period commences from the
date of grant of the relevant mortgage loan and ends after the buyer
of the Group’s properties obtained the individual property ownership
certificate.

The directors consider that in case of default in payments, the net
realizable value of the related properties can cover the repayment of
the outstanding mortgage loans together with any accrued interest
and penalty and therefore no provision has been made in connection
with the guarantees.

REMBRFEER BRZFEREREE
MR AERREREN RN ZRIBER
IR RFRIAE R R (1T 2 57
SREAR - sEERERIRUERNEZ
GIEMAR -AERZERPARLAR
REENERRRBEREEYEERM
BENMERAERERER

EXRR HEKEXRR EENEZ
AERFERNENHREEZRBER
BREMEF BRI RRAZEE
RIEHE -
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37 Financial guarantees (continued)

(b) As at 31 December 2025, the Group has given guarantees amounted
to HK$223,419,000 (31 December 2024: HK$1,445,322,000) in
respect of bank loans and other borrowings to Taizhou Shum Yip
Investment Development Limited and Guangzhou Bizhen Real Estate
Development Limited, both of which are joint ventures of the Group.

(c) The Group provided loan guarantees to the parties affected by the
urban renewal project, using their demolished properties as collateral
for the loan.

Pursuant to the terms of the guarantees, if there is default on
repayment by these affected parties, the Group is responsible for
repaying the outstanding bank loans with any accrued interest and
penalties owed to the bank. The Group is then entitled to take over
the legal ownership of the repossessed properties. The Group’s
guarantee period extends from the date of signing the guarantee
contract until the affected parties obtain the ownership certificate of
the repossessed properties.

The directors consider that in case of default in payment, the net
realizable value of the related properties is sufficient to repay the
outstanding loans along with any accrued interest and penalties,
and therefore no provisions have been made in connection with the
guarantees.

38 Commitments
Capital commitments outstanding at 31 December 2025 not provided for in
the financial report were as follows:

A S R R B R

87 WMEsIELR ()
b)) HR2025F12831H REBHFZMNHHF
ELEEREER/A T KGuangzhou Bizhen
Real Estate Development Limited (3942 &
BEEN ) 2ROTERREMBER
223,419,000 7t (20245128318 -
1,445,322 0007 75) Z 1R o

© AEEEHHBHRRRFELUERSR
BYEEARIEY 2 EMREERER

REBERFER HRFBHERET &
ERRERENRRFEARNZRITER
BUIRHRARIT 2 AR F S R IR
BrAEEERBUCBENEZ AR
Bl -AEEZERMBERERARZ
REERFBHISRIBE YR A EE
&IEwm

EXRA HEXRR ERNEZAE
REERUENHRBEZ EMEREM
FEStH B R AR R Pk S (R
o

38 KifE
12025512831 B RITE R AR R M B R E 1F
HEENEREENT

Commitments in respect of the acquisition B M RETRERTYELEMA

of land and buildings, and development ZERECINERER
costs attributable to properties under
development contracted, but not provided for

2025 2024
20254 20244
HK$’000 HK$’000
FET FET
7,307,622 7,144,700

The Group agreed a maximum capital contribution to a related party,
Shum King Company Limited, of HK$3,000,000,000 for its development
of a piece of land in Hong Kong. As at 31 December 2025, the Group had
an outstanding capital commitment to Shum King Company Limited of
HKD$1,360,000,000 (2024: HKD$1,542,500,000).

FEBARERZOERAEANERRBIE
3,000,000,000 B TN BERREE B 2 — R Mo
12025128318 REBH FHNERLB 2
RTE 2 EZRAYEA1,360,000,00078 70 (20244
1,542,500,0007% 7T) °
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39 Related party transactions

In addition to the financial guarantees provided to joint ventures disclosed
in note 37(b) and the capital commitments provided to a joint venture
disclosed in note 38, the Group had the following significant related party
transactions:

Financing arrangements
(i) The Group entered certain financing arrangements with its related

39

(a)

I 75 22 5

PRI EES7T )T IRBH MG E A
REM ISP E N R - &
AN FEENE RS

& 2 fE

AR MR TS
EARRMHNE
RZMT :

() FEBHERMH LT UETFHRELH-

parties.
2025 2024
20255 20244
HK$’000 HK$’'000
FET FAT
Loans from the ultimate holding company RERKERRABZER 13,741,435 18,349,939
Loans from the immediate holding company REBEEZERATZER 3,448,574 3,647,383
Loans from fellow subsidiaries REBZRMBABEZER 1,783,087 1,889,199
Loans from a joint venture RE—EEEREZER 136,129 =
Loans from an other related company RE—BEMBRARZER - 167,558
Loans from non-controlling interests REFERERZZER 813,763 2,319,309
19,922,988 26,373,388

The balances are interest bearing at interest rates ranging from
2.16% to 6.65% per annum (2024 2.3% to 6.65% per annum). The
relevant finance costs are disclosed in note 10.

RN T2.16%E6.65%H FEF) X (2024
F N F2.3%ZE6.65%MFFEK) 5t 2 < 18

MBS R B R0



39 Related party transactions (continued)
Financing arrangements (continued)
The Group also provides loans to its related parties.

(a)

(1)
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39 MW RS (@)
(a) FlEZHE (&)
REE TR FIEHER

(i)

25

2025 2024

20255 20244

HK$’000 HK$'000

FET FAT

Loans to an associate éﬁ%—%ﬁﬂé‘wﬁzé 26,770 24,942
Loans to joint ventures BYEEATZE 2,207,955 1,909,215
Loans to non-controlling interests BYIEERED éﬁ 666,675 462,293
2,901,400 2,396,450

2025 2024

20255 20244

HK$’000 HK$’'000

FET FHET

Interest income from an associate RE—EBE AT BIA 1,183 597
Interest income from joint ventures EEEENBNFEWRA 214,123 229,057
Interest income from non-controlling interests A% B IR 1 75 AR S UTA 10,286 10,526
225,592 240,180

The balances are interest bearing at rates ranging from 3.5% to 8.0%
per annum (2024 5.0% to 8.0% per annum).

LEERIR T T 3.5%ZE8.0%RI EF K (20244 ©

T F5.0%E8.0%HFHX) 51
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39 Related party transactions (continued)
(b) Leasing arrangements with related parties

0)

(i)

The Group entered leases in respect of certain leasehold properties
from its related parties, with lease terms ranging from 1 year to 3
years. During the year ended 31 December 2025, the amounts of
lease liabilities payable by the Group to its ultimate holding company,
immediate holding company and associates were HK$7,517,000
(2024: HK$7,437,000), HK$5,518,000 (2024: HK$5,767,000), and
HK$12,139,000 (2024: HK$24,927,000) respectively. The interest
expenses paid to its ultimate holding company, immediate holding
company and associates for the year ended 31 December 2025 were
HK$1,328,000 in aggregate (2024: HK$847,000), respectively.

The Group also entered into lease arrangements with its ultimate
holding company and fellow subsidiaries as lessors. For the year
ended 31 December 2025, the rental income in respect of the
lease arrangement was HK$5,413,000 (2024: HK$7,086,000) and
HK$5,316,000 (2024: HK$5,581,000) respectively.

The prices for the above transactions were determined based on
mutual agreement between the Group and related parties.

(c) Other related party transactions

0)

The Group entered arrangements with its ultimate holding company
and fellow subsidiaries in which the Group provides management
services (training and property management). For the year ended
31 December 2025, the management fee income in respect of the
management services provided to the ultimate holding company and
fellow subsidiaries were HK$2,715,000 and HK$68,823,000 (2024:
HK$5,838,000 and HK$12,210,000).

The Group entered into the development and construction services
agreement with the parent of its non-controlling interest. The parent
of its non-controlling interest will provide development, construction,
marketing and other services to the Group. The service fee shall be
determined and accrued and payable by the Group to the parent of
its non-controlling interest. For the year ended 31 December 2025,
the cost in respect of these services was HK$48,585,000, included
value-added tax (2024: HK$86,765,000). This transaction constitutes
the continuing connected transactions under Hong Kong Listing Rules.

39

(c)

B 75 2 5 ()
BALGA e 77 R 2

()

(i)

AEBRERBANETHREYET LA
2 HEBRNF1E3E - H E20255F 12831
HEFE AEBEOERKERAG
BRERABERBEADSZANEESRE
R A7,517,00078 70 (20244 : 7,437,00078
75) ~5,518,0007 7T ( 20244F : 5,767,000/
7) 5212,139,00078 75 (20244F : 24,927,000
TT) cEHE2025FE 128N BLEEE  ZHF
HEAERAS BERERABRBEA
FIMH B R A 511,328,000/ 7T (20244
847,000 7T) ©

FEBEARHATREREERARK

BRINBABTUAEZH - 8 E20255F
RANHALEEE BHEAEZHNESK
A7 B %5,413,00058 7T (20244 : 7,086,000
B 7T) K25,316,00078 75 (20244 : 5,581,000
BTT) °

PR G EBEDRAEERERSEE
BEREE

LA B 5 22 5

U

AEARERRERATDRAZTBA
BT UL B AEBREEERSE
(BIIRMEER) -HZE20255F128318
FEE BERRARKERATDRARNE
NEREEERFNEEERADA
2,715,0007% 7T 5268,823,0007 75 ( 20244 :
5,838,000 7T £ 12,210,000% 7T) ©

AEBRAFZERER S ARIIULMH
BRRREHZ - FERERZBRAR
AAEERERE BR S REMR
BoRBEERBAERET L ARSI
FTHIEZRER 2 828 8 E2025512
BIBLLFE BRAZERFEZFEER
PR 78 748,585,0007 75 (20244 : 86,765,000
B cMERZEREELTRAET
NFERERS o
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39 Related party transactions (continued)
Other related party transactions (continued)

(c)

(i)

(iv)

(vi)

The Group also entered arrangements with its fellow subsidiaries
which provide hotel management services to the Group. For the
year ended 31 December 2025, the management fee in respect
of these event management services was HK$2,035,000 (2024:
HK$2,547,000).

The Group entered into the Digital Platform Development Agreements
and the Digital Platform Repair and Maintenance Services Agreements
with its ultimate holding company and fellow subsidiaries for the
provision of services of development and maintenance of digital
platforms and systems. For the year ended 31 December 2025, the
service fee income in respect of the development and maintenance
services provided to the ultimate holding company and fellow
subsidiaries were HK$10,542,000 and HK$7,684,000 respectively
(2024: HK$9,594,000 and HK$9,517,000).

During the year ended 31 December 2025, the Group provided
development and construction services to the subsidiaries of its joint
venture, Tian An Cyber Park (Group) Co., Ltd, the relevant revenue
earned is HK$9,856,000 (2024: HK$25,060,000).

The prices for the above mentioned transactions with related parties
were determined based on mutual agreement between the Group and
related parties.

Outstanding balances with related parties:

0)

39

A S R R B R

Wk 75 22 7 ()
LAt BB 75 52 5 (380)

(i)

(iv)

AEETRERANBARILTH &
b ) 7R &£ BR (A 5 B IR AR TS 8122025
FI2ANBLEEE EHZEIHER
R EIRE 42,035,000 7T (20244 !
2,547,000 7T) ©

AEBRERKRERABARARNBAT
MIRHBFEFARASH RS R MEER
Bzl LT L FAERBERMNBE AR
REFETEBHRFE AR - HE20255F
RBINALEEE BHERRKERARK
Bl M B /A BB 2 R 8 Rt s AR 75 2 R
B E WA 7 B £10,542,00078 7T K 7,684,000
BT (20244F 9,594,007 7T %9,517,0007
JT) °

BE2025F12B3HIEFEE  AEEBH
BERNBRZHUEN EB) AR B K
BABIRMMAEERRY  FTRER 28
W 5 79,856,000 7T ( 20244 25,060,000
BT °

LB R 2 BT E AL E K
HREmERERE-

LR Bt 75 R (LR A5 R

(

)

2025 2024

20255 20245

HK$’000 HK$’000

FEx FET

Due to the ultimate holding company e RIRER A B TIE 329,503 302,737
Due to the immediate holding company ENERERASME 726,166 688,643
Due to a joint venture EN—BEaEATMIE 19,193 12,601
Due to fellow subsidiaries ENRZNEABRE 5,212 17,142
Due to non-controlling interests FE{TIEF R RE 2 TR 1A 138,281 14,759
1,218,355 1,035,882

7
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39 Related party transactions (continued)

(d)

(e)

Outstanding balances with related parties: (continued)

39 BWRS &)
(d)  BELBAWE AR BB SR © ()

() (continued) 0n @
2025 2024
20254 20244
HK$’000 HK$'000
TERT TET
Due from associates FE W B A B B - 18,101
Due from joint ventures FBWEERBIMIE 142,422 21,140
Due from non-controlling interests FEUIE R R s TR IE 4,907 5,476
Due from fellow subsidiaries A GEY =NGR! 3,782 24,312
Due from the ultimate holding company R R LR A B FIB 28,696 32,141
Due from the immediate holding company M EEER AR RIS 1,172 1,143
180,979 102,313

These balance are unsecured, interest-free and has no fixed terms of

repayment.

(i) Details of the Group’s loans to its associates as at the end of the
reporting period are included in note 19 to the financial statements,
and details of the Group’s loans to its joint ventures are included in

note 18 to the financial statements.

Compensation of key management personnel of the Group

(i)

ZEEHEASHERR ZEEEREER
HAMR

REESHR AEEREBEATNERH
ABERPHRRWE19 MAEERE
BERBERNFRHN M HREME
180

(e) AHMIEEMARZME

2025 2024

20255 20244

HK$’000 HK$’000

FER TET

Short-term employee benefits WRHEE R 8,926 13,739
Post-employment benefits RKTER] 962 1,947
Share-based payments AN - 38
Total compensation paid BB E 45 9,888 15,724
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40 AN BE AR R By Gk A S

40 Statement of financial position and reserve movement of

the Company

2025 2024
20255 20244
HK$’000 HK$’000
FET FAT
Non-current assets FERBEE
Property, plant and equipment M~ BRE KRE 222 271
Interests in subsidiaries REB ARz ExE 37,839,777 38,590,422
Investments in associates REHE LT 13,424 13,424
37,853,423 38,604,117
Current assets MEBEE
Prepayments, deposits and other receivables  TE{J I8 ~ 5] K EFE UL 1,060 1,060
Financial assets at fair value through BRER ﬁ@ﬁfﬁ#%zﬁnﬁﬁﬁ
profit or loss 773 894
Cash and cash equivalents RekREEEY 582,830 658,931
584,663 660,885
Current liabilities mEAE
Bank and other borrowings RITREMEE 5,400,000 5,286,128
Other payables and accruals HtEARBERESER 768,366 641,700
Due to the ultimate holding company BN REZERABRIEA 41,711 40,686
Due to the immediate holding company ENERERABRIE 3,254,636 3,423,261
9,464,713 9,391,775
Net current assets mEBEEFE (8,880,050) (8,730,890)
Total assets less current liabilities HEERTHER 28,973,373 29,873,227
Non-current liabilities ERBERE
Bank and other borrowings RITREMEE 8,549,487 9,573,654
8,549,487 9,573,654
Equity i
Share capital and premium KA K &E 22,071,756 22,071,756
Other reserves HitfEE 108,561 108,561
Retained earnings RBEF (1,756,431) (1,880,744)
Total equity HEiaE 20,423,886 20,299,573
Total equity and non-current liabilities ERBERETBHER 28,973,373 29,873,227

The statement of financial position of the Company was approved by the
Board of Directors on 30 March 2026 and were signed on its behalf.

Mr. WANG Yuwen

KRB BR A RERN2026FE3FNELESS
A TREEE-

Dr. XIANG Dong

FEXERE mEREL
Director Director
EFE EFE
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40 Statement of financial position and reserve movement of
the Company (continued)

40

AN T BRI B i i 22 ) (350)

Reserve movement of the Company AN 52 E)

Share Other Retained
capital reserves earnings Total
7S HithfE e REEM 1%
HK$'000 HK$’000 HK$’000 HK$'000
TET TET FET TAT
At 1 January 2025 1202551818 22,071,756 108,561 (1,880,744) 20,299,573
Total comprehensive income for the year FERZ EIWN G AEEE - - 124,313 124,313
At 31 December 2025 2025128318 22,071,756 108,561 (1,756,431) 20,423,886
At 1 January 2024 120241818 22,071,756 108,523 628,516 22,808,795
Total comprehensive income for the year ERZE U428 - - (1,886,344) (1,886,344)
Cash dividends Hema - - (622,916) (622,916)
Equity-settled share option expense MR AR 7 B X - 38 = 38
At 31 December 2024 20245128318 22,071,756 108,561 (1,880,744) 20,299,573

41 Contingencies 41 HEFHE

On 29 November 2024, Chengdu Fengze Investment Co., Ltd and Shum Yip
Terra (Holdings) Company Limited (collectively, “Subsidiaries”), both being
non-wholly-owned subsidiaries of the Group, received a statement of claim
from the Intermediate People Court of Chengdu City regarding the claims
by Sichuan Haofu Industrial Co., Ltd. against the Subsidiaries and four
individuals (all of the individuals are not directors or senior management
of the Company) regarding the disputes in earnings distribution over the
investment of “198” Congshu Area in Chenghua district, Chengdu, the
People’s Republic of China, with a claim amount of approximately RMB220
million. The first trial of the case commenced on 24 December 2024 and
is now in progress. Chengdu Fengze Investment Co., Ltd and Shum Yip
Terra (Holdings) Company Limited have engaged external legal advisers to
handle the litigation, and will rigorously defend the litigation to protect the
legitimate interest of the Group. Based on the current assessment and the
legal opinions, management considers that the litigation has no material
adverse financial impact on the operations of the Group.
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42 Events after the reporting period

(@

On 6 February 2026, Shum Yip Pengji Holdings Co., Ltd. (the
“Shum Yip Pengji”), a wholly-owned subsidiary of the Company,
entered into the transfer agreement with Shahe Industrial Co., Ltd.
(the “Shahe Industrial”’) and Shenzhen Jinghua Display Electronics
Co., Ltd. (the “Jinghua Electronics”), pursuant to which Shum Yip
Pengji has conditionally agreed to sell the 70% equity interest in
Jinghua Electronics to Shahe Industrial, for a total consideration of
RMB273,752,500 in cash.

On 20 March 2026, the Company as borrower entered into a facility
agreement with certain banks as lenders for a HK$3,200,000,000
term loan facility for a term of up to 3 years.

On 24 March 2026, the Company as borrower entered into a facility
agreement with a bank as lender for a RMB800,000,000 term loan
facility for a term of up to 3 years.

On 30 March 2026, the Company, its wholly-owned subsidiary Shum
Yip Pengji, and Shum Yip Group entered into a debt-to-equity swap
agreement, pursuant to which Shum Yip Group agreed to contribute
RMB2,604,290,000 as capital to Shum Yip Pengji by converting the
aggregate principal amount of its loans to Shum Yip Pengji into an
equity investment.

A 1 S S R R B R

42 WENRHE
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43 Particulars of principal subsidiaries 43 FHKE A FGEE

UTFAR0255F1283HEEWB AT LE %
ENEHAEREAERT !

The following is a list of principal subsidiaries at 31 December 2025, all of
these are limited liability companies:

Nominal value of

issued and fully

Proportion of ordinary

Place of paid share capital/  Proportion of equity interest shares held by non- Principal activities and
Name registration paid-in capital held by the Group controlling interests place of operation
EELGEE
R/ B FERELER
418 BalbE BXEE FERREZREDR LER G TEEBREELY
2025 2024 2025 2024
20256 0245 20256 UE
Shum Yip Terra (note ¢ & ¢) PRC RMB800,000,000 75% 75% 25% 25%  Property investment and development
in the PRC

RERA (Mztcke) HE B 800,000,007 75% 75% 25% 2%  RHEENEREREE

Shum Yip Pengji Holdings Co., Ltd. ~ PRC RMB1,032,050,000 100% 100% 0% 0%  Property investment and development
(note a & ¢) in the PRC

FERE EB) BRAE 4 ARH1,032,050,0007 100% 100% 0% 0% REERENEREREY
(Mt sFakze)

Shum Yip Investment (Shenzhen) ~ PRC 1S$710,000,000 100% 100% 0% 0%  Investment holding in the PRC
Co., Ltd. (note a & )

REER (FI) BRAT  HE 710,000,000% 7% 100% 100% 0% 0% REEREREZER
GEO)

Shum Yip Southern Land (Holdings) ~ PRC RMB50,000,000 100% 100% 0% 0%  Property development in the PRC
Co., Ltd. (note a & )

FRERAME EBERLE HE AR 50,000,007 100% 100% 0% 0% RPEREYWERE
GEZO)

Shum Yip Taifu Logistics Group PRC RMB323,799,552 98% 98% 2% 2% Operation of warehouses and
Holdings Co., Ltd. (note h) property development in the PRC

RERBMRERRN e AR 323,799 5507t 98% 98% 2% % RPERELEEERNE
BRAFE (k) R

Shum Yip (Shenzhen) Property PRC RMB30,000,000 100% 100% 0% 0%  Property management in the PRC
Management Limited (note d)

REEE (R WEER 5 K #30,000,0007C 100% 100% 0% 0% RPEREYEER
BRAE (k)

Xinwang Industrial Development PRC US$100,744,000 95% 95% 5% 5%  Property development in the PRC
(Shenzhen) Co., Ltd (note a)

FREXER(RINERLT HE 100,744,000% 70 95% 95% 5% 5% RHERENERY

(Fsz+a)
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43 Particulars of principal subsidiaries (continued) 43 FEME ARG &)
Nominal value of
issued and fully Proportion of ordinary
Place of paid share capital/  Proportion of equity interest shares held by non- Principal activities and
Name registration paid-in capital held by the Group controlling interests place of operation
ERTRAR
fx/ &S FERERRE
&1 st BXEE FERREZRENR LRRBM TEEHREEMY
2025 2024 2025 2024
20255 20245 20255 2024
Shenzhen Kezhigu Investment PRC RMBT784,528,950 100% 100% 0% 0%  Property development and property
Limited (note b) investment in the PRC
AITRZARERRRE  HE AR 784,528 9507 100% 100% 0% 0% RAPEEENERERYE
(FisED) "E
Shenzhen Nongke Holdings PRC RMB200,000,000 100% 100% 0% 0%  Property development and property
Company Limited (note b) investment in the PRC
AT RNEEERAT lE] AR #200,000,0007C 100% 100% 0% 0% RAEEEENERERYE
(Firh) RE
Shenzhen Shenye Zhongcheng PRC RMB100,000,000 100% 100% 0% 0%  Property development in the PRC
Co.,Ltd (note b)
FTFLERHERAT HE AR 100,000,0007 100% 100% 0% 0% RPERENEEE
(FirED)
Ma’anshan Shenye Real Estate PRC RMB70,000,000 100% 100% 0% 0%  Property development in the PRC
Co., Ltd. (note b)
BERUFEHEERAR T AR 70,000,0007¢ 100% 100% 0% 0% REEHENERE
(Hi3ED)
Shenzhen real estate (Guangzhou) ~ PRC RMB50,000,000 100% 100% 0% 0%  Property development in the PRC
Co., Ltd. (note h)
REEM (BM) BRAE  HE AR 50,000,007 100% 100% 0% 0% RAERENEREE
(FisED)
Zhongshan Shenye Wansheng PRC RMB1,000,000,000 44% 44% 56% 56%  Property investment and development
Investment Co., Ltd. (note b&f) in the PRC
HRUTREEBREERAT A AR 1,000,000,0007T 4% 44% 56% 6% RAEMENERERMER
(W EEORef)
Shenzhen Nongke Dongcheng Real  PRC RMB10,000,000 100% 100% 0% 0%  Property management in the PRC
Estate Co., Ltd. (note b)
MITENEREXERAT  HE A #10,000,00072 100% 100% 0% 0% RPERENZER
(FirED)
Shenzhen Jinzhi Logistics PRC RMB100,000,000 53% 53% 47% 47%  Business services in the PRC
Development Co., Ltd. (note b)
REEBMAERERLE  HE AR #100,000,0007T 53% 53% 4% % REEREEBRE

(H¥zED)
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43 Particulars of principal subsidiaries (continued)

Name

%R

Chengdu Shenye Tairan Huacheng
Real Estate Development
Co., Ltd. (note b)
REBHRERZAERFHE
BEARAT (Hz)

Shenzhen Shenye Minghong Real
Estate Development Co., Ltd.
(note b)

AT REREHERES
RAF (Mzth)

Suzhou New Development
Investment Co., Ltd. (note b)

BHHEREERRAT
(Hiztb)

Shenzhen Yunwan Real Estate
Co., Ltd. (note b)

FIHEEEXBRAR
(FED)

Nanjing Shenwan Real Estate
Co., Ltd. (note b)

BRASEERRAR
(B 3kb)

Shum Yip Land Co., Ltd. (note b)
REEHERAT (Hh)

Shenzhen Mingsheng Real Estate
Co., Ltd. (note b)

R R=RBHEBRE
AT (zth)

Shenzhen Huaju Real Estate
Co., Ltd. (note b)

A FRERNEBRAR
(Bt 5ED)

Place of
registration

BdEE]

PRC

e

PRC

e

PRC
e
PRC
e
PRC

hE

Nominal value of
issued and fully
paid share capital/
paid-in capital
BERTRAR
fx/ BH
BXEE

RMB50,000,000

K #50,000,0007C

RMB100,000,000

AE 100,000,007

RMBB800,000,000

B #800,000,0007

RMB10,000,000

AR #10,000,00070

RMB10,000,000
A B 10,000,007
RB1,807,600,000
AR H1,807,600,0007
RMB10,000,000

AR #10,000,00070

RMB10,000,000

A #10,000,0007T

Proportion of equity interest

43 FEME AR (8

held by the Group
KEEFEZRED R
2025 2024
20255 20244
75% 75%
75% 75%
65% 65%
65% 65%
100% 100%
100% 100%
51% 51%
51% 51%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
51% 51%
51% 51%

Proportion of ordinary
shares held by non-
controlling interests

FEREREE

EERIH
2025 2024
20256 2024%F
25% 25%
25% 25%
35% 35%
35% 35%
0% 0%
0% 0%
49% 49%
49% 49%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
49% 49%
49% 49%

Principal activities and
place of operation

TEXBREENY

Property development in the PRC

RPEHE MR

Property development in the PRC

RPEHEENRR

Property development in the PRC
REEEENEHE

Property development in the PRC

RPEE MR

Property development in the PRC
RAEEEm =R %
Investment holding in the PRC
RAEREREER
Property development in the PRC

R EMERS

Property development in the PRC

RPEHE SRR



Name

4R

Shenzhen Jinghua Display
Electronics Co., Ltd. (note c)

AN SEBTETRN
BRAR (k)

Shenye Center Development
(Shenzhen) Co., Ltd. (note b)
FERLER (RN ERAD

(Firh)

Taizhou Shenye Real Estate
Co., Ltd. (note b)

FNAXEXBRAT
(FirED)

Shanghai Shenjiadong Real Estate
Co., Ltd. (note b)

TEREREXERAT
(Mizkn)

Shenzhen Nongke Real Estate
Co., Ltd. (note h)

ATRHNEZERAT
(Hiztb)

Brightful Investment Holding
Limited

Brightful Investment Holding
Limited

MEDOS LIMITED
MEDOS LIMITED

Shenzhen Taiyuntong (note f)
R RER ()

Wuhan Shenye Tairan Real Estate
Development Co., Ltd. (note b)

BREMRERARHERE
BRAF (i)

Place of
registration

st E

PRC

hE

PRC

e

e

Hong Kong
&8

Hong Kong
¥

PRC
RE

PRC

B

43 Particulars of principal subsidiaries (continued)

Nominal value of
issued and fully
paid share capital/
paid-in capital
ERTRAR
fx/ &S
BXEE

RMB36,000,000

AR #36,000,0007

RMB37,919,000

N #37,919,0007C

RMB10,000,000

A #10,000,0007T

RMB10,000,000

A #10,000,0007T

RMB30,000,000

AR #30,000,0007¢

USD50,000

50,000% 7T

USD50,000
50,000% 7T

RB10,000,000
A B 10,000,007

RMB130,000,000

A #130,000,0007
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Proportion of equity interest

A S R R B R

43 FEME AR (8D

held by the Group
SEEFEZRED R
2025 2024
20255 20244
70% 70%
70% 70%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
100% 100%
38% 38%
38% 38%
75% 75%
75% 75%

Proportion of ordinary
shares held by non-
controlling interests

FEREREE

EERIEH
2025 2024
20256 2024%F
30% 30%
30% 30%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
0% 0%
62% 62%
62% 62%
25% 25%
25% 25%

Principal activities and
place of operation

IEEBREENN

Manufacturing in the PRC
REEYERE

Property development in the PRC

KRB MR

Property development in the PRC

RS ER

Property development in the PRC

RPEEEM R

Property development in the PRC
KRB B =B %

Investment holding in Hongkong
China
RAEEANSRERR

Investment holding in Hongkong
China
RPREEESREER

Property development in the PRC
T E Y E Sk

Property development in the PRC

RPEIHE MR

35



236

Shenzhen Investment Limited ZF3IZRAFRAT
Annual Report 3§ 2025

Notes to the Consolidated Financial Statements
&7 O A B AR B R E

43 Particulars of principal subsidiaries (continued)

Name

%R

Shenzhen Shenye Tairan New Era
Co., Ltd. (note b)

AT RERAREAER
A7) (fitth)

Shenzhen International Qianhai
Real Estate (Shenzhen) Co., Ltd.
(note b)

RERAEEZE (RY) BR
A7) (M3ED)

Shenzhen Women and
Children Building Operation
Management Co., Ltd. (note h)
AMITREAEESER
BRAF (Mzt)

Place of
registration

BdEE]

PRC

hE

e

Nominal value of
issued and fully
paid share capital/
paid-in capital
BERTRAR
fx/ BH
BXEE

RMB249,800,000

B #249,800,0007T

RMB10,000,000

AR #10,000,00070

RMB82,000,000

AR #82,000,0007

43 FEME AR (8

Proportion of equity interest

held by the Group
KEEFEZRED R
2025 2024
20255 20244
75% 75%
75% 75%
50% 50%
50% 50%
99% 99%
99% 99%

Proportion of ordinary
shares held by non-
controlling interests

FEREREE
EERIH
2025 2024
20256 2024%F
25% 25%
25% 25%
50% 50%
50% 50%
1% 1%
1% 1%

Principal activities and
place of operation

TREBREENN

Property management in the PRC

RPEENREE

Property development and property
investment in the PRC

RPEEENERE RN E
K&

Property management in the PRC

RPEEENREE

Subsidiaries directly held by the Company.

Established in the PRC as a wholly-foreign-owned enterprise.

Established in the PRC as a Sino-foreign joint venture enterprise.

Established in the PRC as a domestic enterprise limited by shares.

Established in the PRC as a domestic enterprise with limited liability.

Although the Group’s effective ownership interest in this company was less than
50%, the management considers that the Group controls this company through more
than 50% voting power in the board or shareholders’ meeting of this company and
therefore this company is accounted for as subsidiary of the Group.

The English names of the the Chinese mainland companies referred to
above in this note represent management’s best efforts in translating
the Chinese names of those companies as no English names have been
registered or available.

@ RPERIBIERERE-

b RPERIBENEREEEE-

© RPERIBPIGERE-

@ RRERISENRDERAF-

® HERABDERFAEZNBAR-

f BEFAERRZADNERMAEEDD
150% BEEERAFERZBNZ AT
EXTAREASHEA0DU LR ZR
ZEHZAR AL Z AR ARE BN

BAB AR

o

BRI A [ K 5 M S 4R (1 S 40 18 » A Y 5 £ SCPR
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44  Summary of other potentially material accounting policies
44.1 Principles of consolidation and equity accounting

@

(b)

Subsidiaries

Subsidiaries are all entities (including structured entities) over which
the Group has control. The Group controls an entity where the Group
is exposed to, or has rights to, variable returns from its involvement
with the entity and has the ability to affect those returns through
its power to direct the activities of the entity. Subsidiaries are fully
consolidated from the date on which control is transferred to the
Group. They are deconsolidated from the date that control ceases.

The acquisition method of accounting is used to account for business
combinations by the Group (refer to note 44.2).

Inter-company transactions, balances and unrealised gains on
transactions between group companies are eliminated. Unrealised
losses are also eliminated unless the transaction provides evidence
of an impairment of the transferred asset. Accounting policies
of subsidiaries have been changed where necessary to ensure
consistency with the policies adopted by the Group.

Non-controlling interests in the results and equity of subsidiaries
are shown separately in the consolidated statement of profit or loss,
statement of comprehensive income, statement of changes in equity
and statement of financial position respectively.

Associates

Associates are all entities over which the Group has significant
influence but not control or joint control. This is generally the case
where the Group holds between 20% and 50% of the voting rights.
Investments in associates are accounted for using the equity method
of accounting, after initially being recognised at cost.

44
44.1

A 1 S S R R B R

Hfth 18 R @t BORMEE
BB B s & s
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(BEEELER) E45ER2HE—
BERZEGMARINZAERENEMRER I
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BRABBERELZ HERREH

AEEGERRB S iR ERSHETS
SHERIE (B FMTEE44.2) o

NAZBZR 5 EBRBER 5 Z R
RAGF WG T UHH - REFERT T
LHH BERZERBEACEESR
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44  Summary of other potentially material accounting policies
(continued)
44.1 Principles of consolidation and equity accounting (continued)

()

(@)

Joint arrangements

Under HKFRS 11 Joint Arrangements investments in joint
arrangements are classified as either joint operations or joint
ventures. The classification depends on the contractual rights and
obligations of each investor, rather than the legal structure of the
joint arrangement. The Group has assessed the nature of its joint
arrangements and determined them to be joint ventures.

Interests in joint ventures are accounted for using the equity method,
after initially being recognised at cost in the consolidated statement
of financial position.

Equity method

Under the equity method of accounting, the investments are initially
recognised at cost and adjusted thereafter to recognise the Group’s
share of the post-acquisition profits or losses of the investee in profit
or loss, and the Group’s share of movements in other comprehensive
income of the investee in other comprehensive income. Dividends
received or receivable from associates and joint ventures are
recognised as a reduction in the carrying amount of the investment.

Where the Group’s share of losses in an equity-accounted investment
equals or exceeds its interest in the entity, including any other
unsecured long-term receivables, the Group does not recognize
further losses, unless it has incurred obligations or made payments on
behalf of the other entity.

Unrealised gains on transactions between the Group and its
associates and joint ventures are eliminated to the extent of
the Group’s interest in these entities. Unrealised losses are also
eliminated unless the transaction provides evidence of an impairment
of the asset transferred. Accounting policies of equity-accounted
investees have been changed where necessary to ensure consistency
with the policies adopted by the Group.

The carrying amount of equity-accounted investments is tested for
impairment in accordance with the policy described in note 4(c).

44

44.1

Hfth 18 R @ BORBEE (D)
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44 Summary of other potentially material accounting policies 44 Hth7Efr B K G5 BCRME (4)
(continued)
441 Principles of consolidation and equity accounting (continued) 44.1 B0 RRER e Ek R AN ()

(€)

Changes in ownership interests

The Group treats transactions with non-controlling interests that do
not result in a loss of control as transactions with equity owners of
the Group. A change in ownership interest results in an adjustment
between the carrying amounts of the controlling and non-controlling
interests to reflect their relative interests in the subsidiary. Any
difference between the amount of the adjustment to non-controlling
interests and any consideration paid or received is recognised in a
separate reserve within equity attributable to owners of the Company.

When the Group ceases to consolidate or equity account for an
investment because of a loss of control, joint control or significant
influence, any retained interest in the entity is remeasured to its fair
value with the change in carrying amount recognised in profit or loss.
This fair value becomes the initial carrying amount for the purposes
of subsequently accounting for the retained interest as an associate,
joint venture or financial asset. In addition, any amounts previously
recognised in other comprehensive income in respect of that entity
are accounted for as if the Group had directly disposed of the
related assets or liabilities. This may mean that amounts previously
recognised in other comprehensive income are reclassified to profit
or loss or transferred to another category of equity as specified/
permitted by applicable HKFRS Accounting Standards.

If the ownership interest in a joint venture or an associate is
reduced but joint control or significant influence is retained, only a
proportionate share of the amounts previously recognised in other
comprehensive income are reclassified to profit or loss where
appropriate.

(€)

HEREGE

FEER I ERRREHENIFERED
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Hfth 18 R @ BORBEE (D)

44  Summary of other potentially material accounting policies 44
(continued)

44.2 Business combinations 44.2 EBEHE
The acquisition method of accounting is used to account for all business FERRBKRBE AR EEBSHAR
combinations, regardless of whether equity instruments or other assets are MERESWERETIASHMEE - WNHE—

acquired. The consideration transferred for the acquisition of a subsidiary
comprises the:

° fair values of the assets transferred

o liabilities incurred to the former owners of the acquired business

e equity interests issued by the group

e  fair value of any asset or liability resulting from a contingent
consideration arrangement, and

e fair value of any pre-existing equity interest in the subsidiary.

Identifiable assets acquired and liabilities and contingent liabilities assumed
in a business combination are, with limited exceptions, measured initially
at their fair values at the acquisition date. The Group recognises any non-
controlling interest in the acquired entity on an acquisition-by-acquisition
basis either at fair value or at the non-controlling interest’s proportionate
share of the acquired entity’s net identifiable assets.

Concentration test as prescribed by HKFRS 3 “Business Combination”
has been applied by the Group to consider whether the set of activities
and assets of subsidiaries acquired are individually businesses. If the fair
value of total net assets acquired substantially equals to the fair value of
an identifiable asset acquired, the transaction would be accounted for as
asset acquisition instead of business acquisition. The consideration is then
directly allocated to the individual identifiable assets acquired and liabilities
assumed.

Acquisition-related costs are expensed as incurred.
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(continued)

44.2 Business combinations (continued)

The excess of the:

° consideration transferred,

° amount of any non-controlling interest in the acquired entity, and

° acquisition-date fair value of any previous equity interest in the
acquired entity

over the fair value of the net identifiable assets acquired is recorded as
goodwill. If those amounts are less than the fair value of the net identifiable
assets of the business acquired, the difference is recognised directly in
profit or loss as a bargain purchase.

Where settlement of any part of cash consideration is deferred, the
amounts payable in the future are discounted to their present value as at
the date of exchange. The discount rate used is the entity’s incremental
borrowing rate, being the rate at which a similar borrowing could be
obtained from an independent financier under comparable terms and
conditions. Contingent consideration is classified either as equity or a
financial liability. Amounts classified as a financial liability are subsequently
remeasured to fair value with changes in fair value recognised in profit or
loss.

If the business combination is achieved in stages, the acquisition date
carrying value of the acquirer's previously held equity interest in the
acquiree is remeasured to fair value at the acquisition date. Any gains or
losses arising from such remeasurement are recognised in profit or loss.

A 1 S S R R B R

At AL R @ R BORMEE (8D

4.2 EBEHECH)

THIRE:

« FEEAE

o RUEBERNEAFEREZEER K

o PREBERFANEARERKERD
WARE

BHATKERHANEEFENAAER HE
BUBEIR - LS RERAWBESH
BABEEFEN NG AREREES—E
HEREEENRmER -

HERMBIREABNEEERT  BREN
ERMAEERER R ABNREERK
MRXZEENEEMEEER BN LR
FEET TURBUREAGRESECUGERN
ME-FARNEBNERRTAEREE - DES
THERNERHRENAEEARE 2R
BE2FHPBmED

HEBAHDIBRET WREATIRHER
W8 75 OB R 1 U B B AR BV BR ED(E IS U BE B R
BMRANEE - RERMENABREEN
EFR @RS R R PRS-

1



Shenzhen Investment Limited ZF3IZRAFRAT
Annual Report 3§ 2025

Notes to the Consolidated Financial Statements
&7 O A B R BN R

Hfth 18 R @ BORBEE (D)

44  Summary of other potentially material accounting policies 44
(continued)

44.2 Business combinations (continued) 44.2 EBAE )
Disposals of subsidiaries HEWBL A

When the Group ceases to have control, any retained interest in the entity
is re-measured to its fair value at the date when control is lost, with the
change in carrying amount recognised in profit or loss. The fair value is
the initial carrying amount for the purposes of subsequently accounting
for the retained interest as an associate, joint venture or financial asset.
In addition, any amounts previously recognised in other comprehensive
income in respect of that entity are accounted for as if the Group had
directly disposed of the related assets or liabilities. It means the amounts
previously recognised in other comprehensive income are reclassified to
profit or loss or transferred to another category of equity as specified/
permitted by applicable HKFRS Accounting Standards.

44 .3 Separate financial statements

Investments in subsidiaries are accounted for at cost less impairment.
Cost also includes direct attributable costs of investment. The results of
subsidiaries are accounted for by the Company on the basis of dividend
received and receivable.

Impairment testing of the investments in subsidiaries is required upon
receiving dividends from these investments if the dividend exceeds the
total comprehensive income of the subsidiary in the period the dividend
is declared or if the carrying amount of the investment in the separate
financial statements exceeds the carrying amount in the consolidated
financial statements of the investee’s net assets including goodwill.

443
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44.4 Segment reporting 44.4 HEHRE
Operating segments are reported in a manner consistent with the internal RENFRBOERELCEARERHEN AR
reporting provided to the chief operating decision maker. ZEH—MNARARS -

The Group’s most senior executive management assesses the financial
performance and position of the Group and makes strategic decisions of
allocating resources to, and assessing the performance of, the Group’s
various lines of business and geographical locations. They have been
identified as being the chief operating decision maker, consists of the chief
executive officer, the chief financial officer and the managers for corporate
planning.
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44  Summary of other potentially material accounting policies
(continued)

44.4 Segment reporting (continued)
Individually material operating segments are not aggregated for
financial reporting purposes unless the segments have similar economic
characteristics and are similar in respect of the nature of products
and services, the nature of production processes, the type or class of
customers, the methods used to distribute the products or provide the
services, and the nature of the regulatory environment. Operating segments
which are not individually material may be aggregated if they share a
majority of these criteria.

44.5 Foreign currency translation

@

(b)

Functional and presentation currency

ltems included in the financial statements of each of the Group’s
entities are measured using the currency of the primary economic
environment in which the entity operates (‘the functional currency’).
The consolidated financial statements are presented in Hong Kong
dollar (HK$), which is the Company’s functional and presentation
currency.

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.

Transactions and balances

Foreign currency transactions are translated into the functional
currency using the exchange rates at the dates of the transactions.
Foreign exchange gains and losses resulting from the settlement of
such transactions and from the translation of monetary assets and
liabilities denominated in foreign currencies at year end exchange
rates are generally recognised in profit or loss. They are deferred in
equity if they relate to qualifying cash flow hedges and qualifying net
investment hedges or are attributable to part of the net investment in
a foreign operation.

Foreign exchange gains and losses that relate to borrowings are
presented in the statement of profit or loss. All other foreign exchange
gains and losses are presented in the statement of profit or loss on a
net basis within other gains.
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44 Summary of other potentially material accounting policies 44 HAth/%fF & K &5t ECRIEE (4)

(continued)
44.5 Foreign currency translation (continued) 445 AN (8)

(b)  Transactions and balances (continued) b XERGE (B)
Non-monetary items that are measured at fair value in a foreign BAREGFERLIMNEHEZ FEE NS
currency are translated using the exchange rates at the date when EFREEANEEAZEXRHE &N
the fair value was determined. Translation differences on assets and AEFRZEERARREEEERAL
liabilities carried at fair value are reported as part of the fair value AEERN—BR-HlU FEKEEE
gain or loss. For example, translation differences on non-monetary REeE MERAERRAAEFEZER)
assets and liabilities such as equities held at fair value through profit NHEEBERENERAAAEREN
or loss are recognised in profit or loss as part of the fair value gain —HD MEEBEEE NMBALESD
or loss and translation differences on non-monetary assets such as BREME2EREZER NREZER
equities classified as fair value through other comprehensive income HM2mWE AR -

are recognised in other comprehensive income.

(c)  Group companies € FEEFHAF
The results and financial position of foreign operations (none of MEERREREBARNEINER (B
which has the currency of a hyperinflationary economy) that have BENBRERRCETKRENEY) 2 £4&
a functional currency different from the presentation currency are RO BERRETI A REREREE

translated into the presentation currency as follows:

e assets and liabilities for each consolidated statement of ¢ BERAMBRRARNEER&GEH
financial position presented are translated at the closing rate at BB B R AR EBBN kT EES
the date of that statement of financial position; g;

e income and expenses for each statement of profit or loss and o ZRBRZRKE2EAWERIWAKRS
statement of comprehensive income are translated at average R THEXRRE (RIEZEET
exchange rates (unless this is not a reasonable approximation of FRERGHBBTEXRAFE
the cumulative effect of the rates prevailing on the transaction MEEREMUE TZBER THRAK
dates, in which case income and expenses are translated at the STHESRZABEXBRE) ; &

dates of the transactions), and

e all resulting exchange differences are recognised in other s MEBEEANEREBHNEMZA
comprehensive income. Wz HE R o
On consolidation, exchange differences arising from the translation REARER RABEARBIIERN
of any net investment in foreign entities, and of borrowings and other REFREUNAERIEEARAERRE
financial instruments designated as hedges of such investments, are NEFRREMERTAMEENERESR
recognised in other comprehensive income. When a foreign operation REMEZEREAER BEHEBINER
is sold or any borrowings forming part of the net investment are FEBRTAERZREFENGRE 18
repaid, the associated exchange differences are reclassified to profit HEREEFSENSEEBRUINIEHE

or loss, as part of the gain or loss on sale. W EN—Ea o



Shenzhen Investment Limited F 3[R B RAT
Annual Report €3 2025

Notes to the Consolidated Financial Statements

44  Summary of other potentially material accounting policies
(continued)
44.5 Foreign currency translation (continued)

()

[

Group companies (continued)

Goodwill and fair value adjustments arising on the acquisition of a
foreign operation are treated as assets and liabilities of the foreign
operation and translated at the closing rate.

Disposal of foreign operation and partial disposal

On the disposal of a foreign operation (that is, a disposal of the
Group’s entire interest in a foreign operation, a disposal involving
loss of control over a subsidiary that includes a foreign operation,
a disposal involving loss of joint control over a joint venture that
includes a foreign operation, or a disposal involving loss of significant
influence over an associate that includes a foreign operation), all of
the currency translation differences accumulated in equity in respect
of that operation attributable to the owners of the Company are
reclassified to profit or loss.

In the case of a partial disposal that does not result in the Group
losing control over a subsidiary that includes a foreign operation, the
proportionate share of accumulated currency translation differences
are re-attributed to non-controlling interests and are not recognised
in profit or loss. For all other partial disposals (that is, reductions in
the Group’s ownership interest in associates or joint ventures that do
not result in the Group losing significant influence or joint control),
the proportionate share of the accumulated exchange difference is
reclassified to profit or loss.

44.6 Property, plant and equipment
Property, plant and equipment are stated at historical cost less depreciation
and any impairment losses. Historical cost includes expenditure that is
directly attributable to the acquisition of the items.

Subsequent costs are included in the asset’s carrying amount or recognised
as a separate asset, as appropriate, only when it is probable that future
economic benefits associated with the item will flow to the Group and
the cost of the item can be measured reliably. The carrying amount of
the replaced part is derecognised. All other repairs and maintenance are
charged to profit or loss during the financial period in which they are
incurred.
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44  Summary of other potentially material accounting policies 44
(continued)
44.6 Property, plant and equipment (continued)

44.6 W13 R Rk i (8D

Depreciation on property, plant and equipment is calculated using the
straight-line method to allocate their cost to their residual values over their
estimated useful lives, the principal annual rates used for this purpose are
as follows:

Ownership interest in over the

leasehold land lease terms
Buildings 1.9% 10 3.2%
Building improvements 19%

9.5% t0 23.8%
9.5% to 19%
9.5% t0 33.7%

Plant and machinery
Transportation equipment
Furniture, fitting and equipment

Furniture, fittings and equipment include assets improvement services
received from suppliers. These assets and other leasehold improvements
are depreciated over the shorter of their useful life or the lease term, unless
the entity expects to use the assets beyond the lease term.

The assets’ residual values and useful lives are reviewed, and adjusted if
appropriate, at the end of each reporting period.

An asset’s carrying amount is written down immediately to its recoverable
amount if the asset’s carrying amount is greater than its estimated
recoverable amount (note 4(c)).

Construction in progress represents the direct costs of construction or
installation incurred of property, plant and equipment less any impairment
losses. No provision for depreciation is made on construction in progress
until such time the relevant assets are completed and put into use.
Construction in progress is reclassified to the appropriate category of
property, plant and equipment when completed and ready for use.

Gains and losses on disposals are determined by comparing proceeds
with carrying amount and are recognised within “other gains — net” in the
consolidated income statement.
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44  Summary of other potentially material accounting policies
(continued)
44.7 Intangible assets

@)

(b)

Gooawill

Goodwill arises on the acquisition of subsidiaries represents the
excess of the consideration transferred, the amount of any non-
controlling interest in the acquiree and the acquisition-date fair value
of any previous equity interest in the acquiree over the fair value of
the identified net assets acquired.

For the purpose of impairment testing, goodwill acquired in a
business combination is allocated to each of the cash-generating
units (“CGUs”), or groups of CGUs, that is expected to benefit from
the synergies of the combination. Each unit or group of units to which
the goodwill is allocated represents the lowest level within the entity
at which the goodwill is monitored for internal management purposes.
Goodwill is monitored at the operating segment level.

Goodwill is not amortized but its impairment reviews are undertaken
annually or more frequently if events or changes in circumstances
indicate a potential impairment. The carrying value of the CGU
containing the goodwill is compared to the recoverable amount, which
is the higher of value in use and the fair value less costs of disposal.
Any impairment is recognised immediately as an expense and is not
subsequently reversed.

Concession right

The Group adopts the construction and operation transfer method
to participate in the operation of infrastructure facilities. The Group
obtains the management right of the facility from the national
administrative department (contract awarding party) and participates
in the construction and operation of the facility. After the expiration of
the management rights, the Group shall hand over the relevant project
to the state administrative department.
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44  Summary of other potentially material accounting policies
(continued)
44.7 Intangible assets (continued)
(b)  Concession right (continued)
If the contract stipulates that the Group has the right to collect fees
during a certain period of operation after the completion of the
relevant infrastructure facility, but the amount of fees is uncertain,
such right does not constitute an unconditional right to receive
cash, and the Group recognizes intangible assets when the relevant
construction costs are incurred. These costs are amortised over the
concession period on a straight-line basis.

(c)  Computer software
Acquired computer software programmes are capitalised on the basis
of the costs incurred to acquire and bring to use the specific software.
These costs are amortised over the estimated useful lives of 5 to
10 years on a straight-line basis. Costs associated with maintaining
computer software programmes are recognised as an expense as
incurred.

(d)  Research and development expenses
Research and development expenditure incurred on projects to
develop new products is capitalised and deferred only when the
Group can demonstrate the technical feasibility of completing
the intangible asset so that it will be available for use or sale, its
intention to complete and its ability to use or sell the asset, how
the asset will generate future economic benefits, the availability of
resources to complete the project and the ability to measure reliably
the expenditure during the development. Research and development
expenditures that do not meet the capitalised criteria are recognised
as an expense as incurred. Development costs previously recognised
as an expense are not recognised as an asset in a subsequent period.

44.8 Leases
Leases are recognised as a right-of-use asset and a corresponding liability
at the date at which the leased asset is available for use by the Group.

The Group leases various properties. Lease terms are negotiated on an
individual basis and contain a wide range of different terms and conditions.
These property lease agreements do not impose any covenants, but leased
properties may not be used as security for borrowing purposes.
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44 Summary of other potentially material accounting policies 44 Hth7Efr B K G5 BCRME (4)

(continued)

44.8 Leases (continued) 44.8 flE ()
Assets and liabilities arising from a lease are initially measured on a HEELENEERGBVHERREEH2-HE
present value basis. Lease liabilities include the net present value of the BREFBUTHENRZ 2RE !

following lease payments:

e  fixed payments (including in-substance fixed payments), less any o [FEEMZF (BREEETMAR) BAEMER
lease incentives receivable; HEBE;

e variable lease payment that are based on an index or a rate, initially o  EREHIAXRSEZAIEHEENT K
measured using the index or rate as at the commencement date; BRR%E B BNES SR EGEE ;

e amounts expected to be payable by the Group under residual value o AERBHEINNIGEEREREH;
guarantees;

e the exercise price of a purchase option if the Group is reasonably o BERZIFHER WAKESEHMETE
certain to exercise that option; and TEZEER ; &

e payments of penalties for terminating the lease, if the lease term o YARIEMENSH (WEHARMAER
reflects the Group exercising that option. TTERER) AR EFRAT) ©

Lease payments to be made under reasonably certain extension options are RESEREEEREEES I ZAENMNE

also included in the measurement of the liability. ABBEHER-

The lease payments are discounted using the interest rate implicit in the HENRRAREMRESR 2FEFLIEEIR o fH

lease. If that rate cannot be readily determined, the lessee’s incremental BAKZEEZNE AEREABANEEE

borrowing rate is used, being the rate that the individual lessee would have A BIE R AR A B R4 E

to pay to borrow the funds necessary to obtain an asset of similar value in a LRBREFEAESELUEEEENRES

similar economic environment with similar terms and conditions. P B (VA = o
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44  Summary of other potentially material accounting policies
(continued)

44.8 Leases (continued)
To determine the incremental borrowing rate, the Group:

e where possible, uses recent third-party financing received by the
individual lessee as a starting point, adjusted to reflect changes in
financing conditions since third party financing was received;

° uses a build-up approach that starts with a risk-free interest rate
adjusted for credit risk for leases held by the Group, which does not
have recent third party financing; and

o makes adjustments specific to the lease, e.g. term, country, currency
and security.

If a readily observable amortising loan rate is available to the individual
lessee (through recent financing or market data) which has a similar
payment profile to the lease, then the Group entities use that rate as a
starting point to determine the incremental borrowing rate.

Lease payments are allocated between principal and finance cost. The
finance cost is charged to profit or loss over the lease period so as to
produce a constant periodic rate of interest on the remaining balance of the
liability for each period.

Right-of-use assets are measured at cost comprising the following:

o the amount of the initial measurement of lease liabilities;

e any lease payments made at or before the commencement date less
any lease incentives received,

o any initial direct costs; and

o restoration costs.
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44  Summary of other potentially material accounting policies

(continued)

44.8 Leases (continued)

Right-of-use assets are generally depreciated over the shorter of the
asset’s useful life and the lease term on a straight-line basis. If the Group is
reasonably certain to exercise a purchase option, the right-of-use asset is
depreciated over the underlying asset’s useful life.

The Group applies the short-term lease recognition exemption to its short-
term leases of machinery and equipment (i.e., those leases that have a
lease term of 12 months or less from the commencement date and do not
contain a purchase option). It also applies the recognition exemption for
leases of low-value assets to leases of office equipment that is considered
to be of low value. Lease payments on short-term leases and leases of low-
value assets are recognised as an expense on a straight-line basis over the
lease term.

Lease income from operating leases where the Group is a lessor is
recognised in income on a straight-line basis over the lease term (note 6).
Initial direct costs incurred in obtaining an operating lease are added to the
carrying amount of the underlying asset and recognised as expense over
the lease term on the same basis as lease income. The respective leased
assets are included in the consolidated statement of financial position
based on their nature.

44.9 Impairment of financial assets

The Group recognises a loss allowance for expected credit losses (“ECL”) on
financial assets which are subject to impairment under HKFRS 9 (including
trade and other receivables, loans to joint ventures and associates, cash
and cash equivalents, restricted cash and bank deposits and financial
guarantee).

The amount of ECL is updated at each reporting date to reflect changes in
credit risk since initial recognition. Lifetime ECL represents the ECL that
will result from all possible default events over the expected life of the
relevant instrument. In contrast, 12-month ECL (“12m ECL") represents the
portion of lifetime ECL that is expected to result from default events that
are possible within 12 months after the reporting date. Assessment are
done based on the Group’s historical credit loss experience, adjusted for
factors that are specific to the debtors, general economic conditions and an
assessment of both the current conditions at the reporting date as well as
the forecast of future conditions.

44

A 1 S S R R B R

Hofth 718 R @t BORMEE (D)

44 8 HE (&)

44.9

ERREE-—RBEEDCAEHAEESR
(UBIEEAE) UBERETE HAEEGE
BRETEBER EAREEREREER
ERFHITE-

AARRIEHAERDRREANHBE IR
HEMEE (B ERMEAAEERR12EA
IUAT LEFOZEERERNEE) HE
EEERENRIRRTEARKESBEE
MWAZERGEEE BHREERGEEEEMR
ENHEEMNRRNBRRREGERD S —ERF
Fo

AEEFSLBEANCEEEZHERARKE
AR EIREDSAWA (5E6) - N EREER
ERBRNDRERNASt ABHEENRE
B TREEHNZEEBERAERNEER
BmAX SHEBEERHMES AR
I ©

S RE A
AEERREE BV BREERBINATRE
NEMEE (BREFRAMBRR BTFEE
RARBEAAZEM RehREFEBY %
RERERBTERURMBER NRHBE
X (RAGERERX)) BABRKERF-

RHERBRREENSREBEN REAH)
ERIENEARREY FENRHAERR
KEEEIENBERERABAME R ENELN
EHELZRBERER AR 12EREHIE
ek (T12ERERERER) BERREEH
BI2EBNFERENENSHRPERZE
BHRAERARED FENREXEEN
EEERBEAERET IRBEBAREN
RE—REERTUAREREBHEARR
B ST AL LUR 3 R SRR T B TR (F L AR R



252

Shenzhen Investment Limited ZF3IZRAFRAT
Annual Report 3§ 2025

Notes to the Consolidated Financial Statements
&7 O A B R BN R

44  Summary of other potentially material accounting policies

(continued)

44.9 Impairment of financial assets (continued)

The Group always recognises lifetime ECL for trade receivables. To
measure ECL, trade receivables have been grouped based on shared credit
risk characteristics and the days past due. The ECL on these assets are
assessed using simplified expected credit loss model.

For all other instruments, the Group measures the loss allowance equal
to 12-months ECL, unless when there has been a significant increase in
credit risk since initial recognition, the Group recognizes lifetime ECL. The
assessment of whether lifetime ECL should be recognised is based on
significant increases in the likelihood or risk of a default occurring since
initial recognition.

44.10 Offsetting financial instruments

Financial assets and liabilities are offset and the net amount reported in
the consolidated statement of financial position when there is a legally
enforceable right to offset the recognised amounts and there is an
intention to settle on a net basis or realise the asset and settle the liability
simultaneously. The legally enforceable right must not be contingent on
future events and must be enforceable in the normal course of business
and in the event of default, insolvency or bankruptcy of the Company or the
counterparty.

44.11 Inventories

Inventories are stated at the lower of cost or net realisable value. Cost
is determined using the weighted average method. Net realisable value
is the estimated selling price in the ordinary course of business, less the
estimated costs necessary to make the sale.

44.12 Trade and other receivables

Trade receivables are amounts due from buyers for properties sold or
services performed in the ordinary course of business. If collection of trade
and other receivables is expected in one year or less (or in the normal
operating cycle of the business if longer), they are classified as current
assets. If not, they are presented as non-current assets.

Trade and other receivables are recognised initially at fair value and
subsequently measured at amortised cost using the effective interest
method, less provision for impairment.
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(continued)

44.13 Contract assets, contract liabilities and contract cost

Upon entering into a contract with a buyer, the Group obtains rights to
receive consideration from the buyer and assumes performance obligations
to transfer goods or provide services to the buyer. The combination of
those rights and performance obligations gives rise to a net asset or a
net liability depending on the relationship between the remaining rights
and the performance obligations. The contract is an asset and recognised
as contract assets if the measure of the remaining rights exceeds the
measure of the remaining performance obligations. Conversely, the contract
is a liability and recognised as contract liabilities if the measure of the
remaining performance obligations exceeds the measure of the remaining
rights.

Other than the costs which are capitalised as inventories, property, plant
and equipment and intangible assets, 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.

(c) The costs are expected to be recovered.

The capitalised contract costs are amortised and charged to the statement
of 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.

44.14 Cash and bank balances

For the purpose of presentation in the statement of cash flows, cash and
cash equivalents includes cash on hand, deposits held at call with financial
institutions, other short-term, highly liquid investments with original
maturities of three months or less that are readily convertible to known
amounts of cash and which are subject to an insignificant risk of changes
in value.

44

44.13

44.14

A 1 S S R R B R

At AL R @ R BORMEE (8D

BHEE SHABRARRA

FRERBIaNE AEEARESKREE
KXW ENEN BERABRERERER
ENMRRERBHBOES - BLEENNET
EBNECERT FEENFEARNEL &
BRRRGREANNBETES ZHANER -0
STENRGUREBE T REBORHENTD
BRERENEE R IBRENEHBBIER
KRB D ERAEHNAR-

FERMERFE NE BERRBURELE
ENMAN BRTETFNEAMELNN
o ERETNIMBRE IEAERAEE !

() ZHFERABRIHRIANNGONE
HENER-

) EAEELIEBREERRBRET (H
RERT BRNEENER.

(© EBATRER LR -

BEXCaiRsRAMCEZSEN TERT
XAk ZEEANE AP BEEEMEBNG
M RF R R E -5 H G A MR E LR
X 8Ho

Blg BRI 44 BR

RENREARERME RERREFENE
BFRRE FRRNEREENETHER At
RHERBRE (RANHEABE=EA I
ANRERSENBENRS HARFERX
BEEPEARMR)

2563



254

Shenzhen Investment Limited ZF3IZRAFRAT
Annual Report 3§ 2025

Notes to the Consolidated Financial Statements
&7 O A B R BN R

44  Summary of other potentially material accounting policies

(continued)

44.15 Share capital

Ordinary shares are classified as equity.

Incremental costs directly attributable to the issue of new shares or options
are shown in equity as a deduction, net of tax, from the proceeds.

Where any group company purchases the Company’s equity share capital
(treasury shares), the consideration paid, including any directly attributable
incremental costs (net of income taxes), is deducted from equity
attributable to the owners of Company until the shares are cancelled or
reissued. Where such shares are subsequently reissued, any consideration
received, net of any directly attributable incremental transaction costs and
the related income tax effect is included in equity attributable to the owners
of Company.

44.16 Government grants

Grants from the government are recognised at their fair value where there
is a reasonable assurance that the grant will be received and the Group will
comply with all attached conditions.

Government grants relating to costs are deferred and recognised in the
profit or loss over the period necessary to match them with the costs that
they are intended to compensate.

Government grants relating to the purchase of property, plant and
equipment are included in non-current liabilities as deferred income and
are credited to profit or loss on a straight-line basis over the expected lives
of the related assets.

44.17 Trade and other payables

Trade payables are obligations to pay for goods or services that have been
acquired in the ordinary course of business from suppliers. Trade payables
are classified as current liabilities if payment is due within one year or less
(or in the normal operating cycle of the business if longer). If not, they are
presented as non-current liabilities.

Trade and other payables are recognised initially at fair value and
subsequently measured at amortised cost using the effective interest
method.
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(continued)

44.18 Borrowings

Borrowings are recognised initially at fair value, net of transaction costs
incurred. Borrowings are subsequently measured at amortised cost;
any difference between the proceeds (net of transaction costs) and the
redemption value is recognised in profit or loss over the period of the
borrowings using the effective interest method.

Borrowings are removed from the consolidated statement financial position
when the obligation specified in the contract is discharged, cancelled
or expired. The difference between the carrying amount of a financial
liability that has been extinguished or transferred to another party and the
consideration paid, including any non-cash assets transferred or liabilities
assumed, is recognised in profit or loss as finance costs.

Where the terms of a financial liability are renegotiated and the entity
issues equity instruments to a creditor to extinguish all or part of the
liability (debt for equity swap), a gain or loss is recognised in profit or loss,
which is measured as the difference between the carrying amount of the
financial liability and the fair value of the equity instruments issued.

Borrowings are classified as current liabilities unless the Group has an
unconditional right to defer settlement of the liability for at least 12 months
after the reporting period.

44.19 Borrowing costs

General and specific borrowing costs directly attributable to the acquisition,
construction or production of qualifying assets, which are assets that
necessarily take a substantial period of time to get ready for their intended
use or sale, are added to the cost of those assets, until such time as the
assets are substantially ready for their intended use or sale.

Investment income earned on the temporary investment of specific
borrowings pending their expenditure on qualifying assets is deducted from
the borrowing costs eligible for capitalisation.

All other borrowing costs are recognised in profit or loss in the period in
which they are incurred.
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44  Summary of other potentially material accounting policies
(continued)

44.20 Current and deferred income tax
The income tax expense or credit for the period is the tax payable on the
current period’s taxable income based on the applicable income tax rate for
each jurisdiction adjusted by changes in deferred tax assets and liabilities
attributable to temporary differences and to unused tax losses.

@

(b)

Current income tax

The current income tax charge is calculated on the basis of the tax
laws enacted or substantively enacted at the end of the reporting
period in the countries where the Company and its subsidiaries
and associates operate and generate taxable income. Management
periodically evaluates positions taken in tax returns with respect
to situations in which applicable tax regulation is subject to
interpretation and considers whether it is probable that a taxation
authority will accept an uncertain tax treatment. The Group measures
its tax balances either based on the most likely amount or the
expected value, depending on which method provides a better
prediction of the resolution of the uncertainty.

Deferred income tax

Deferred income tax is provided in full, using the liability method, on
temporary differences arising between the tax bases of assets and
liabilities and their carrying amounts in the consolidated financial
statements. However, deferred tax liabilities are not recognised if they
arise from the initial recognition of goodwill. Deferred income tax is
also not accounted for if it arises from initial recognition of an asset
or liability in a transaction other than a business combination that
at the time of the transaction affects neither accounting nor taxable
profit or loss and does not give rise to equal taxable and deductible
temporary differences. Deferred income tax is determined using tax
rates (and laws) that have been enacted or substantively enacted by
the end of the reporting period and are expected to apply when the
related deferred income tax asset is realised or the deferred income
tax liability is settled.

The deferred tax liability in relation to investment property that is
measured at fair value is determined assuming the property will be
recovered entirely through sale.

Deferred tax assets are recognised only if it is probable that
future taxable amounts will be available to utilise those temporary
differences and losses.
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44  Summary of other potentially material accounting policies
(continued)
44.20 Current and deferred income tax (continued)
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(b)  Deferred income tax (continued) ) EHEFER #)
Deferred tax liabilities and assets are not recognised for temporary fiR 25~ B BE 2 ) 85 0] B B = BB BV B ) le %
differences between the carrying amount and tax bases of EEERUEAENIBRBRERL B
investments in foreign operations where the Company is able to FEMIIEERRERMEEREZBHN
control the timing of the reversal of the temporary differences and PN ERERRIREBEEREE
it is probable that the differences will not reverse in the foreseeable
future.
Deferred tax assets and liabilities are offset where there is a legally EEEEIATENRBESRREBEELES
enforceable right to offset current tax assets and liabilities and where BRI MELRIBEEFERE KB
the deferred tax balances relate to the same taxation authority. B EEFREREELEGGER THEE
Current tax assets and tax liabilities are offset where the entity has a H5H o i E R H AT o ST HEREIH R i
legally enforceable right to offset and intends either to settle on a net ERFEEEERENEREERBRG
basis, or to realise the asset and settle the liability simultaneously. BR EERBEENRIEBEEEKH
Current and deferred tax is recognised in profit or loss, except to ERNMEERBERER PR HERE
the extent that it relates to items recognised in other comprehensive e nERzEEEREREEEZR
income or directly in equity. In this case, the tax is also recognised in BahEIZEEERELRIN IS
other comprehensive income or directly in equity, respectively. T RETRSIREMEERENEE

R PR o

(c) Investment allowances and similar tax incentives ) REEHGREUREER
Companies within the Group may be entitled to claim special tax FEBRAGDARENCEREERER
deductions for investments in qualifying assets or in relation to MEBEREIRBRIRBER EH
qualifying expenditure (e.g. the Research and Development Tax M EREEREFIEREMEE R o
Incentive regime in Oneland or other investment allowances). The FERREMBHARARBIES IR
Group accounts for such allowances as tax credits, which means that REERBEMHERNEHREAS
the allowance reduces income tax payable and current tax expense. REREEEDREEFRIINBEEN
A deferred tax asset is recognised for unclaimed tax credits that are RIS EIERIER
carried forward as deferred tax assets.

44.21 Employee benefits 44.21 @ B &R
(a)  Short-term obligations @) FEHEL

Liabilities for wages and salaries, including non-monetary benefits
and accumulating sick leave that are expected to be settled wholly
within 12 months after the end of the period in which the employees
render the related service are recognised in respect of employees’
services up to the end of the reporting period and are measured at
the amounts expected to be paid when the liabilities are settled. The
liabilities are presented as current employee benefit obligations in the
consolidated statement of financial position.
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44  Summary of other potentially material accounting policies

(continued)
44.21 Employee benefits (continued)
(b)  Post-employment obligations

The Group operates various post-employment schemes, including
defined contribution pension plans and post-employment medical

plans.

The Group operates a defined contribution Mandatory Provident
Fund retirement benefit scheme (the “MPF Scheme”) under the Hong
Kong Mandatory Provident Fund Schemes Ordinance for employees
employed under the jurisdiction of the Hong Kong Employment
Ordinance. Under the MPF Scheme, the employer and its employees
are each required to make contributions to the plan at 5% of the
employees’ relevant income, subject to a cap of monthly relevant
income of HK$30,000. Contributions to the plan vest immediately
and are charged to the statement of 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 Group’s employer contributions
vest fully with the employees when contributed into the MPF Scheme
except for the Group’s employer voluntary contributions, which are
refunded to the Group when the employee leaves employment prior
to the contributions vesting fully, in accordance with the rules of the

MPF Scheme.

Each of the subsidiaries operating in the Chinese mainland
participates in the central pension scheme (the “CPS”) operated by
the local municipal government for all of its staff. These subsidiaries
are required to contribute certain portion of their payroll costs to the
CPS. The contributions are charged to the statement of profit or loss
as they become payable in accordance with the rules of the CPS,
except to the extent that they are included in the cost of investments

not yet recognised as an expense.

There were no forfeited contributions (by employers on behalf of
employees who leave the scheme prior to vesting fully in such
contributions) to offset existing contributions under the defined

contribution schemes.
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44  Summary of other potentially material accounting policies
(continued)
44.21 Employee benefits (continued)

@

(@)

Profit-sharing and bonus plans

The Group recognises a liability and an expense for bonuses and
profit-sharing based on a formula that takes into consideration
the profit attributable to the Company’s shareholders after certain
adjustments. The Group recognises a provision where contractually
obliged or where there is a past practice that has created a
constructive obligation.

Termination benefits

Termination benefits are payable when employment is terminated by
the Group before the normal retirement date, or when an employee
accepts voluntary redundancy in exchange for these benefits. The
Group recognises termination benefits at the earlier of the following
dates: (a) when the Group can no longer withdraw the offer of those
benefits; and (b) when the entity recognises costs for a restructuring
that is within the scope of HKAS 37 and involves the payment of
terminations benefits. In the case of an offer made to encourage
voluntary redundancy, the termination benefits are measured based
on the number of employees expected to accept the offer. Benefits
falling due more than 12 months after the end of the reporting period
are discounted to present value.
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44  Summary of other potentially material accounting policies

(continued)

44.22 Share-based payments

The Group operates a number of equity-settled, share-based compensation
plans, under which the Group receives services from employees as
consideration for equity instruments (including shares options and awarded
shares) of the Group. The fair value of the employee services received
in exchange for the grant of the equity instruments is recognised as an
expense. The total amount to be expensed is determined by reference to
the fair value of the equity instruments granted:

° including any market performance conditions (for example, an entity’s
share price);

o excluding the impact of any service and non-market performance
vesting conditions (for example, profitability, sales growth targets and
remaining an employee of the entity over a specified time period); and

e including the impact of any non-vesting conditions.

The total expense is recognised over the vesting period, which is the period
over which all of the specified vesting conditions are to be satisfied. At the
end of each period, the entity revises its estimates of the number of options
that are expected to vest based on the non-market vesting and service
conditions. It recognises the impact of the revision to original estimates, if
any, in profit or loss, with a corresponding adjustment to equity.

Non-market performance and service conditions are included in
assumptions about the number of equity instruments that are expected to
vest. The total expense is recognised over the vesting period, which is the
period over which all of the specified vesting conditions are to be satisfied.

In addition, in some circumstances employees may provide services
in advance of the grant date and therefore the grant date fair value is
estimated for the purposes of recognising the expense during the period
between service commencement period and grant date.
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44  Summary of other potentially material accounting policies

(continued)

44.22 Share-based payments (continued)

The grant by the Company of equity instruments over its equity instruments
to the employees of subsidiaries in the Group is treated as a capital
contribution. The fair value of employee services received, measured by
reference to the grant date fair value, is recognised over the vesting period
as an increase to investments in subsidiaries, with a corresponding credit to
equity in the parent entity accounts.

At the end of each reporting period, the Group revises its estimates of
the number of equity instruments that are expected to vest based on the
non-marketing performance and service conditions. It recognises the
impact of the revision to original estimates, if any, in profit or loss, with a
corresponding adjustment to equity.

When the share options are exercised, the Company issues new shares.
The proceeds received net of any directly attributable transaction costs are
credited to share capital.

44.23 Provisions

Provisions are recognised when: the Group has a present legal or
constructive obligation as a result of past events; it is probable that an
outflow of resources will be required to settle the obligation; and the
amount has been reliably estimated. Provisions are not recognised for
future operating losses.

Where there are a number of similar obligations, the likelihood that an
outflow will be required in settlement is determined by considering the
class of obligations as a whole. A provision is recognised even if the
likelihood of an outflow with respect to any one item included in the same
class of obligations may be small.

Provisions are measured at the present value of the expenditures expected
to be required to settle the obligation using a pre-tax rate that reflects
current market assessments of the time value of money and the risks
specific to the obligation. The increase in the provision due to passage of
time is recognised as interest expense.

44
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44  Summary of other potentially material accounting policies
(continued)

44.24 Interest income
Interest income is calculated by applying the effective interest rate to the
gross carrying amount of a financial asset except for financial assets that
subsequently become credit-impaired. For credit-impaired financial assets
the effective interest rate is applied to the net carrying amount of the
financial asset (after deduction of the loss allowance).

44.25 Dividend income
Dividend income is recognised when the right to receive payment is
established.

44.26 Dividend distribution
Dividend distribution to the Company’s shareholders is recognised as a
liability in the Group’s and the Company’s financial statements in the period
in which the dividends are approved by the Company’s shareholders or
directors of the Company, where appropriate.

44.27 Financial guarantee contracts
Financial guarantee contracts are recognised in respect of the financial
guarantee provided by the Group to the banks for property purchasers.

Financial guarantee liabilities are recognised initially at fair value plus
transaction costs that are directly attributable to the issue of the financial
guarantee liabilities. After initial recognition, such liabilities are measured
at the higher of the present value of the best estimate of the expenditure
required to settle the present obligation and the amount initially recognised
less cumulative amortisation of fees recognised.

Financial guarantee liabilities are derecognised from the consolidated
statement of financial position when, and only when, the obligation
specified in the contract is discharged or cancelled or expired.
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44 Summary of other potentially material accounting policies 44 Hth7Efr B K G5 BCRME (4)

(continued)

44.28 Related parties 44.28 BT 75
A party is considered to be related to the Company if; ETHERT —FHEARKAGERE !
(@) the party is a person or a close member of that person’s family and @ BAHAABARZEAZER M&EBA

that person

() has control or joint control over the Company; i) HAEAREEHHERES ;

(i) has significant influence over the Company; or i) HERBDEBEAFE, I

(i) is a member of the key management personnel of the Company iy AXRBHAABDZBREAZEE
or of a parent of the Company; ETEBAE;

or =19
(b)  the party is an entity where any of the following conditions applies: b BHFABREUTEABRRZER:

()  the entity and the Company are members of the same group; ) BEBRANDARN-—EBZHE;

(i) one entity is an associate or joint venture of the other entity (or iy ZERAR-BE Gz3—BEZ
of a parent, subsidiary or fellow subsidiary of the other entity): SRR -WBARDHBZRBAR)

ZHENARAREERTE ;

(i) the entity and the Company are joint ventures of the same third iy ZEREAADARN-—F=ZHZE
party; =YNC1

(iv) one entity is a joint venture of a third entity and the other entity Wy HEERBAF=FZE8ER8 ﬁ%
is an associate of the third entity; —BRARE-HZBENE

(v)  the entity is controlled or jointly controlled by a person identified V) ZERMH@THSZEAZEREE
in (a); R ;

(vi) a person identified in (a)(i) has significant influence over the ) @EOFFIRZEABZEREBEX
entity or is a member of the key management personnel of the -2 EJZﬁ?%nZEE— (YEZ%%%X
entity (or of a parent of the entity); and NE) FTEEEBAE;

(vi) the entity, or any member of a group of which it is a part, Vi) ZEE %&%%Fﬂ‘%@z&ﬂ&
provides key management personnel services to the Company or B AXRBFESRABRET
to the parent of the Company. BEAERK-
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44  Summary of other potentially material accounting policies
(continued)

44.29 Events after the reporting period
If the Company receives information after the reporting period, but prior
to the date of authorisation for issue, about conditions that existed at the
end of the reporting period, it will assess whether the information affects
the amounts that it recognises in its financial statements. The Company
will adjust the amounts recognised in its financial statements to reflect
any adjusting events after the reporting period and update the disclosures
that relate to those conditions in light of the new information. For non-
adjusting events after the reporting period, the Company will not change the
amounts recognised in its financial statements, but will disclose the nature
of the non-adjusting events and an estimate of their financial effects, or a
statement that such an estimate cannot be made, if applicable.

44
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Schedule of Major Properties
FEYER

Group I — Property interest held by the Group under development and for future development

FH- AR AR RS AR AR R R

Interests Expected
attributable Planned GFA Completion
Project Name Address Type to the Company Site Area (sq.m.) Year
REEEER
THE 47 biukla BttE RIS HHERE (FHK) BT IER
Property interest held for future development
ARERERZNERR
Chaohu Royal Spring Garrden, North Bantang Economic Development Residential 100.00% 78,827 28,997 Unscheduled
Zong, Chaohu, Hefel, Anhui PN
SHHRELE ZHARETEHATE e
KEREE
Chaohu Royal Spring Garrden, South Bantang Economic Development Residential 100.00% 81,537 22,085 Unscheduled
Zone, Chaohu, Hefei, Anhui EY-EE ]
ENHREmR ZHEARTRETS tE
Kashi Residential Project (Land Plot 2) Economic Development Zone, Residential 100.00% 17,129 25,694 Unscheduled
Kashi, Xinjiang Uygur *EHE
Autonomous Region
BAAETEE (D) HWEMEEBARKMT tE
Hanlin Road No. 18 North Land Plot Shenhe, Shenyang, Liaoning Complex 100% 16,039 70,322 Unscheduled
BB HIRIEE RELERTLIE BA KBt

9]
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FEYER

Interests Expected

attributable Planned GFA Completion

Project Name Address Type to the Company Site Area (sq.m.) Year
RUREER
HE & it AtE NG EETE (F5EK) BHARIER
Property interest held‘ynder development
BEERTZME L
Wanlin Huafu Huicheng, Huizhou, Guangdong Residential 100.00% 72,922 225,060 2026
BMER EREENTERE e
Huizhou Shum Yip Cloud Mansion Project ~ Huicheng, Huizhou, Guangdong Residential 100.00% 44,678 129,519 2026
EMAXZRREE BREENTERE £
Shum Yip Zhongshan Future Gate Project ~ Cuiheng New District, Zhongshan, ~ Complex 50.00% 668,974 1,553,435 2028
Guangdong
FERRRZFEE ERERUTRZHE &8
Cljengdu Qingbaijiang Shum Yip Taifu Square (Qingbaijiang, Chengdu, Sichuan Complex 97.68% 113,668 284,126 2030
BBERLRAEREER m)IIER#HERLE g4
The Cloud Mansion High-tech Zone, Taizhou, Jiangsu Residential 100.00% 19,365 40,667 2026
&R IHEEATMNTENE £
Longgang Universiade Land Plot Longgang, Shenzhen, Guangdong  Residential 51.00% 29,360 153,427 2026
REAEHR BRERITREEE T
Shum Yip Luxury Mansion Longhua, Shenzhen, Guangdong Residential 51.00% 26,114 135,790 2026
e BREFIHREER £
Shanghai Jiading Shenjia Hydrogen Valley  Jiading, Shanghai Complex 100.00% 44,728 102,874 2026
LETEERAREA LETEER g4
Terra Wuhan Bio Valley Project Donghu Gaoxin, Wuhan, Hube Residential 52.54% 93,201 186,000 2028
RAREENAESR HEERETRNSHE £
Yunjing Garden High-Tech Zone, Laizhou, Jiangsu  Residential 100.00% 146,738 250,998 2026
ERTEE IHERNTENE T
Phase Il of the First Renewal Unit in Futian, Shenzhen, Guangdong Com. & Off. 100% 11,354 359,450 2030
Chegongmiao _
BRB—-E_EH BRERITEHE BEBA
Land Plot A811-0347, Longhua, Shenzhen  Longhua, Shenzhen, Guangdong Complex 100% 10,118 72,850 2026
Y THREERA1-0347H R BREFIMRER BE
Vanke Shum Yip Parkview Garden Cuiheng New District, Zhongshan,  Residential 50% 99,039 198,077 2027
Guangdong

BRAZ®ETE BREFUTRSHE £
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FEYER
Group II — Property interest held by the Group for sales
BB AREE R A S YR
Interest to Completion
Property Address Use the Group TGFA (sg.m.) year
_ AEH  SEEER X
mE ik A& Pt (F5R) ERER
Shunde Shum Yip City Shunde, Foshan, Guangdong Com. &Res. 100% 46,101.57 2012-2017
B RE BEREHLUTIEEE BEREE
Xiyue City Huizhou, Guangdong Com. & Res. 100% 9,997.5 2012-2017
=i BREEMND BEREE
Saina Bay Heyuan, Guangdong Com. & Res. 100% 4,107.63 2012
Eng BRETDET BEREE
Ma'anshan Shum Yip Huafu Ma'anshan, Anhui Residential 99.77% 9,666.58 2013-2019
BHUREER ZHERE LS T
Yihu Rose Garden Chengdu, Sichuan Com. & Res. 52.54% 10,609.35 2013-2020
MRS m)||& s BEREE
UpperHills Shenzhen, Guangdong Com., Off. and House used 100% 74,389.43  2014,2016, 2018
for industrial R&D
RELR BREFIT BEBAER
EXMERRE
Taifu Square Phase 1 Shenzhen, Guangdong Com., Off. and Res. 97.68% 105,245.03 2019
ZEESE BREFIT BEWATREE
Sky Park ) Shenzhen, Guangdong Com., Off. and Res. 100% 78,494.55 2019
RER, BRERERIH BEBRAEREE
Shum Yip Gaobangshan No. 1 Garden Huizhou, Guangdong Residential 100% 174.37 2019
BELSETER BREEMNT £
Shum Yip Bui Cheng Phase 3.2 phangsha, Hunan Residential 80% 6,801.16 2020
REEI3.28 HEE RN T
Shum Yip Garden Hills Phase 3.2.1 Huizhou, Guangdong Residential 100% 67,896.2 2020
REFIRI321H BREEMNT £
Shum Yip West Lake Sanli Phase 2.1 Huizhou, Guangdong Residential 100% 8,284.16 2020
FEAN=2218 BREEMND T
Ma'anshan Shum Yip Huafu Phase 2.2 (North) Ma'anshan, Anhui Residential 99.77% 6,824.89 2020
BRFXERUEEILE ZHEBBELD £
Chaohu Royal Spring Garden Bantang Economic Development Zone, Residential 100% 3,460 2015-2020
Chaohu, Hefei, Anhui
2HmRE ZHEAETENHSLERER  #X
Shum Yip Cloud Center Guangming, Shenzhen, Guangdong Residential 65% 547,449 2022-2023
REEHR BREFTLHE T
Garden Hills Zhongkai Development Zone, Huizhou, Residential 100% 345,872 2022
(Guangdong
*B5 BREENDHIZEEE T
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FEYER

Property
LIS

Parkview Bay

Bam

Shum Yip Upper Life
FEEBLE

Shum Yip Qinglong Mansion
REBR L

Wan\ip Lake

Bia

Shum Yip Splenqid City
RERGEW

Shum Yip Heron Mansion
REEBMET

Nar]hu Rose Bay
[ERibei

Shum Yip Four Seasons Mansion
RENSER

Wanlin Huafu

EMER

Shum Yip Starry Lakeshore
RELAEY

Foshan Lishui Bustling City
GITEY; AT 2

Shumjip Longwan Mansion
FERELR

Shenma East China Industrial
Technology Industrial Park
REERTENRELE

Ma'anshan Shum Yip Huafu Phase 2

BRURREN_H

Shum Yip Dongling
RERE

Shum Yip Taifu Kechuang Square
RERENEES

Shum Yip Scenery Bay
REEER

Nanwan Mansion

HYLR

Address
sk

Shenzhen, Guangdong
BRERERIH

Nanjing, Jiangsu
IBEERT
Nanjing, Jiangsu
IBEERD
Huizhou, Guangdong
BREEMNT

Taizhou, Jiangsu
BB RN

Changsha, Hunan
HEERDH
Wuhan, Hubei

WA R ET

Chengdu, Sichuan
)1 |8 s

Huicheng, Huizhou, Guangdong

ERLEMNTERE

Songshan Lake, Dongguan, Guangdong

EREREHHRUE

Nanhai, Foshan, Guangdong

EREHUTREE

Jianye, Nanjing, Jiangsu
IHEERTESE

Yushan, Ma'anshan, Anhui
ZHABRUTRUE

Yushan, Ma'anshan, Anhui

LHEFBEUTRUE

Luohu, Shenzhen, Guangdong
BREFIHENR

Luohu, Shenzhen, Guangdong

ERERTENE

Nansha, Guangzhou, Guangdong
BREENTEIE

Jianye, Nanjing, Jiangsu
IHEERTESE

Use
itk

Com. & Res.
HERET

Residential
e

Residential

*E

Com. & Res.
HEREE

Residential

*E

Residential
e

Residential

*E

Residential
e

Residential

*E

Residential
e

Residential

e

Residential
e

Industrial
T%

Residential

*E

Com. and Off.
HERBAZE

Office
HAE

Commercial/residential

BE/HE

Residential

*E

Interest to
the Group
FEE
Fifb g
50%
99.77%
99.77%
100%
100%
100%
75.05%
75.06%
100%
100%
100%

100%

100%

100%

100%

97.68%

100%

99.77%

TGFA (sq.m.)

RIEAER

@5%)

4,166.52

31,192.84

20,396.82

15,876.22

36,103.95

37,896.3

7,305.96

40,73.39

314,290

169,956

79,407

60,727

52,598

669,964

53,479

64,010

341,140

83,545

Completion
year

BHER
2021

2021

2021

2019

2021

2021

2018

2021

2022

2022

2022

2022

2022

2022

2023

2023

2024

2024
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FEYER

Interest to Completion

Property Address Use the Group TGFA (sg.m.) year
HEE BEEER
ES ik itk Pl s (FHK) ERER
Qinglong Mansion Jiangning, Nanjing, Jiangsu Residential 99.77% 102,469 2021
BRLR IHERERTIEER Tt
Jiangyin Shum Yip Technology Industrial Park Jiangyin, Jiangsu Industrial 100% 139,507 2024
IBRERKELER LEELIR T%
Shum Yip Naturql City Pingshan, Shenzhen, Guangdong Commercial/residential 100% 449,888 2024
REWKERTER BREAITTUE BE/ T
Moon River Palace Baiyun, Guangzhou, Guangdong Commercial/residential 100% 350,339 2014
LIE BEREENTEEER CEVA:E3
gongquanyi Shum Yip Taifu Square Longquanyi, Cherlgdu, Sichuan Commercial/residential/office 97.68% 420,055 2024
ERBERAEREES m)I ST RERER BE/ T/ PR
Shum Yip Tairong Mansion Chenghua, Chengdu, Sichuan Commercial/residential 75.05% 224,624 2024
RERER M) &R BT R ER BE/fE
Shum Yip Taiyue Mansion Chenghua, Chengdu, Sichuan Residential 75.05% 105,522 2025
RERM m)I B BT RER T
Hong Kong Tuen Mun Project Tuen Mun, New Terri}ories, Hong Kong SAR  Residential 53.54% 46,697 2024
BELMEE BERRHTHERAEM £
Shum Yip Park Mansion Guangming, Shenzhen, Guangdong Residential 100% 88,547 2024
REEIRR BREFTLHE T
Huangbeiling Reconstruction Project Luohu, Shenzhen, Guangdong Commercial 100% 53,479 2023
(Land Plot 04-01)

BEEEXEER (04-01180) BRENITENE GRS
Terra Chengdu Yihu Rose Garden Phase 4 Qingbaijiang, Chengdu, Sichuan Residential 63.5% 43,938 2024
RARE R MBUR () m)IERBHERLE £
Nar]hu Rose Bay Phase 4 Wuchang, Wuhan, Hubei Residential 75.05% 93,115 2024
FMEBIR A HLERETHER T
Taifu Square Phase IIl (Yinying Building) Luohu, Shenzhen, Guangdong Commercial 97.68% 135,537 2025
ZEESE=H (BRXE) BEREFITENE HES
Upper Coast Project Nanshan, Shenzhen, Guangdong Residential/commercial 51.00% 306,502 2025
ZRETEEES BREAITELE =/ B
Taohualing (Luxiyunjing) Yuelu, Changsha, Hunan Residential 100.00% 138,937 2025
it BEEH) HEERITERE £
Time Mansion Project Futian, Shenzhen, Guangdong Apartment 100.00% 62,548 2025
LHMBIER BREAITEHE NS
Upper Mansion Jiading, Shanghai Residential 99.77% 120,795 2025
RLLRE LETEER £
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FEYER

Group III — Property interest held by the Group for

F AR AR E WL

Property
L/ES
Shun Hing Square

Shum Yip Centre
RERD

Hua Min Building
EYN

Hua Min Building
BN
Shum Yip Building
REXE

Noble Times
HEEL

Chegongmiao Ind. Zone

YN

Shenhua Science & Technology Park
FENHE

Tian'an Chegongmiao Ind. Zone
XZEABTER

Tian'an Nanhai New Cyber-City Phase 2
K2 S A2

Tian'an Panyu New Cyber-City
RZEBYENN

Tian'an Longgang New Cyber-City
K2 EEHENR

Tian'an Dongguan New Cyber-City
RZEZHEN

Tian'an Jiangyin Cyber-City
KL TREER

Tian'an Fenggang Cyber-City
RZEREHER

Shum Yip Taifu Square
FEREES

Address
b3

Junction of Shennan Zhong Road,
Jiefang Road and Baoan Road,
Luohu, Shenzhen, Guangdong

Fﬁé\/mi”?ﬁ%/ﬁq “D”/ ﬁqlft%\
BRI RELBRR

Shennan Zhong Road, Luohu,
Shenzhen, Guangdong
BREAIDENERERE

Renmin Nan Road, Luohu, Shenzhen,
Guangdong

%é/MW%MEAE@%

Renmin Nan Road, Luohu, Shenzhen,
Guangdong

%é/MW%MEAE@%

Wenjin Zhong Road, Luohu, Shenzhen,
Guangdong

%é,mﬁﬁw2ﬁ¢%

Pingshan, Shenzhen, Guangdong
BREFITTLE

Futian, Shenzhen, Guangdong

EREMITEEE

Meilin Road, Futian, Shenzhen, Guangdong
BRE AT RABEME

Futian, Shenzhen, Guangdong

ERERITREE

Nanhai, Guangdong
EREEE

Panyu, Guangdong
BREER

Shenzhen, Guangdong
BRERYT

Dongguan, Guangdong
ERERED
Jiangyin, Jiangsu
s Ik
Dongguan, Guangdong
ERERED

Luohu, Shenzhen, Guangdong
BRERYTEHNE

investment

Use
Bi&

0ff., Apartment. and Carpark

WRE REREESR

Com., Off. and Carpark

BE RAETREES
Apartment., Com. and Carpark
AB BERFES
Apartment

RE
Office
BAZE

Commercial

GES

Com., Off., Res. and Carpark

B WAE ETREES

Com. and Off.
BERBAZE

0ff., Com., Res. and Carpark

WAE B EEREES

Com., Off. and Carpark
BE BAEREES

Com., Res. and Carpark

BE ETREES

Com., Off. and Carpark
B BAEREES

Com., Off. and Carpark
B MAEREES

Res. and Off.
FERBAZE

Com., Off. and Apartment
BEBAZRAR

Com., Off. and Carpark
HEBRAEREES

Interest to
the Group

TEE
Pk

100%

100%

50%

100%

100%

100%

75.06%

75.06%

37.53%

37.53%

37.53%

37.53%

37.53%

37.53%

37.53%

97.68%

TGFA (sq.m.)
BEEER
(FHK)

17,817.12

10,376.58

6,262.73

947.42

6,482.43

26,966.97

145,779.33

15,341.58

68,321.19

117,317.42

158,706.18

52,806.06

103,562.72

26,084.68

125,069.14

56,402.21

Completion
year

ERER
1996

1997

1993

1993

1991

2012

1994-2012

1994

1992-2005

2008-2015

2010

2010-2014

2012-2017

2012-2017

2017-2022

2020



Property

ES
Qingbaijiang Shum Yip Taifu Square
under construction

BRHIRERERBERIRE

Longquanyi Shum Y|p Taifu Square
HE%%%W% RE Eﬂtfaﬂ

Tian'an Qingdao Sci-tech Innovation Park

BEREIN

Tian'an Changzhou New Cyber-City
= NS R

Tian'an Qingdao New Cyber-City
EBHBNN

Tian'an Tianjin New Cyber-City
KRR EHEN

Tian'an Chongging New Cyber-City
XZEBRYENM

Tian'an Wuxi Cyber-City
RZEHYER

Tian'an Nantong Cyber-City
KL BHEN

Tian'an Nanjing Gyber-City
RRERAEE

Shum Yip Garden
RETR

Sungang Warehouse Zone
EHEER

Composite Building on Taoyuan Road
HhRBRaE

Dormitory Building on Taoyuan Road
HhRBRESE

Boxing Building
BEXE

Bolong Building

EEXE

Bofeng Building

BEAE

S.Z.Int'l. Trust and Investment Corp. Building

RNERETREBATKIE

Shenyang Wuai Bus Station
ERAEREN

Address

itk

Chengdu, Sichuan
e yo%- T

Chengdu, Sichuan
m)1|& sk E

(Qingdao, Shandong
LREESD

Changzhou, Jiangsu
IHEEMH

Qingdao, Shandong
LUREBEET

Xiging, Tianjin
FETRER

Da Du Kou, Chongging
BEETAED

\]\Iugi_, Jiangsu
IBARSRD

Nantong, Jiangsu
IGEEBD

Nanjing, Jiangsu

IHERRD

Futian, Shenzhen, Guangdong

ER2RITERR

Baoan Bei Road, Luohu, Shenzhen,
Guangdong _
F%émwﬁﬁmmﬁ*t%

Baoan Bei Road, Luohu, Shenzhen,
Guangdong
BEREATENEELIR

Baoan Bei Road, Luohu, Shenzhen,
Guangdong

ERE Mﬁ%mEEQt%

Qingshuihe, Luohu, Shenzhen, Guangdong
BREANTENRF KA

Qingshuihe, Luohu, Shenzhen, Guangdong
BREFNTENRF KA

Qingshuihe, Luohu, Shenzhen, Guangdong
BREFIDENEEAT

Junction of Zhenxing Road
and Shangbu Zhong Road,
Futian, Shenzhen, Guangdong
ERERTEHRRERR

LHRERR

Shenyang, Liaoning
BELERT

Use

Bi&
Com., Off. and Carpark
HE-BAZTREER

Com. and Carpark

BEREES

0ff. and Com.
EYNEYGHES

Off and Com.
BAEREE

ijice
WAE

Office
PRE

Commercial

HES

Off and Com.
BRAEREE

Off and Com.
MAEREE

Com., Off. and Carpark
B MAEREES

Commercial

Commercial
HE

Com. and Off.
BERBAZE
Com./Res.

[i1E

Commercial

Commercial

HE

Commercial

Office

WAE

Commercial
[EES
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Schedule of Major Properties

Interest to
the Group

FEE
Fifb g

98.81%

97.68%

37.53%

37.53%

37.53%

37.53%

37.53%

37.53%

37.53%

37.53%

100%

97.68%

97.68%

97.68%

97.68%

97.68%

97.68%

75.06%

93.04%

TGFA (sq.m.)
BEEER
(®5%)

79,750.63

46,652.00

2,485.16

34,070.85

35,240.98

20,758.33

45,622.18

81,358.95

48,247 .47

122,762.22

2,646.43

72,564.21

4.812.73

4,835.28

12,861.05

39,284.24

10,199.34

1,316.54

FEYER

Completion
year

EHER
2024
2024
2024
2012

2015-2017
2016
2015
2014
2011

2014-2015
2002

1990-2002

1991

1988

2014
2014
2017

1990

1994-1996

71
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Schedule of Major Properties

FEYER

Property

L/ES

Shenyang Wuai Shengang Bus Station and
Meibo Trading Centre

BRIEREREUREREZHL

Coastal International Centre
EBERRL

UpperHills
RE L

Pengji Properties
BEME

Xiangli Oasis Club
ERENgm

Times Technology Building
EARKAE

Longxi Garden
RETLE

Nongke Oasis Office Tower
BRGNBAE

Nongke Business Office Tower

ENEBRAR

Xiangli Garden
EHitE

Tanglang City
R

Shum Yip Dongling
RERR

Jinzhi Properties
EBME

Sky Park
RER

Shum Yip Luxury Mansion

R BT

Shum Yip Talent Mansion
FERRR

Shum Yip Chuangzhi Building
RERBKRE

Shum Yip Time Mansion

RE LM

Address

it

Shenyang, Liaoning
BELELD

Suzhou, Jiangsu
IHBHEMT

Shenzhen, Guangdong

BREFW

Shenzhen, Guangdong and
Nanjing, Jiangsu

BREFMIMRIHERER

Futian, Shenzhen, Guangdong
BRE AT EHE

Futian, Shenzhen, Guangdong
BEREFIHRAR

Futian, Shenzhen, Guangdong
BRE AT EHE

Futian, Shenzhen, Guangdong
BREFIHRAR

Futian, Shenzhen, Guangdong
BRE AT EHE

Futian, Shenzhen, Guangdong
BEREFIHRAR

Nanshan, Shenzhen, Guangdong

ERAFITELE

Luohu, Shenzhen, Guangdong
BREFIHENE

Luohu, Shenzhen, Guangdong

BRERTENE

Futian, Shenzhen, Guangdong
BREFIHRAR

Longhua, Shenzhgn, Guangdong
BREFIMRER

Longgang, Shenz@en, Guangdong
BREFIMREEE

Longgang, Shenzhen, Guangdong
BREFIMREES

Futian, Shenzhen, Guangdong
BRE AT EEHE

Note to Schedule of Major Properties:

Properties which are insignificant are not included.

Interest to

Use the Group
FEE
itk Fifb g
Commercial 93.04%
[EES
Com., Apartment. and Off. 100%
BHE AERBAE
Com., Off. and Carpgrk 100%
BE BREREER
Com., Res., Off. and Carpark 100%
BE AT WAZRESE
Commercial 100%
[EES
Com. and Off, 100%
BERBAZE
Residential 100%
fFE
Office 100%
PRE
0ff. and Com. 100%
BAEREE
Commercial 100%
HES
Com., Carpark and Res. 50%
BHE FEEMEE
Com. and Carpark 95%
BERFES
0ff. and Multiple-use 51.62%
PRAEREEIE
Com. and Hotel 100%
EES
Residential 51%
fFE
Residential 38.28%
#FE
0ff., Com., Apartment and 100%
Parking Space
PR BHE ABRE
Com. and Off. 100%
BERBARE
BYERITE

TGFA (sq.m.)
mEmmE
(@)

131,535.08

58,471.73

636,402.65

170,968.70

2,212.09

14,061.02

6,414.47

736.17

2,125.19

3,190.38

65,793.98

39,441.95

5,054.08

29,067.40

12,721.16

40,780.00

34,834.07

20,834.02

APRRTAELBE Mz E-

Completion
year

BHER
2011

2009

2017-2019

1983-2005

2003

2009

1984-1996

2012

2012

2003

2015-2018

2018

1988

2020

2025

2026

2025

2025
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FSC

www.fsc.org
MIX

Paper | Supporting
responsible forestry

FSC*® C176382
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