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Chairman’s Statement

FRE|E

To our shareholders

In 2025, we reported a loss attributable to owners of the
Company of HK$343 million, a 17% decrease compared
to last year. This decrease was mainly attributable
to (i) the absence of the impairment loss on goodwill
of HK$189 million recognised for the year ended 31
December 2024; (ii) decrease in the allowance for
expected credit losses on financial assets from HK$40
million for the year ended 31 December 2024 to HK$21
million for the year ended 31 December 2025; and (iii) a
gain arising on change in fair value of financial assets at
fair value through profit or loss of HK$7 million, whereas
the Group recorded a loss of HK$17 million for the year
ended 31 December 2024 which are partially offset by
(i) an increase in the impairment loss on property, plant
and equipment from HK$13 million for the year ended 31
December 2024 to HK$112 million for the year ended 31
December 2025; and (ii) impairment loss on right-of-use
assets of HK$12 million and intangible assets of HK$65
million recognised for the year ended 31 December
2025.

We reported a segment profit (before taxation) of HK$17
million for our sale of financial assets business in 2025,
whereas a segment loss (before taxation) of HK$25
million in last year. The turnover from segment loss to
segment profit was mainly due to the recognition of
the trading gain of HK$11 million in the year ended 31
December 2025, in contrast to the trading loss of HK$8
million in the year ended 31 December 2024, and a
gain arising on change in fair value of financial assets
at fair value through profit or loss of HK$7 million,
whereas the Group recorded a loss of HK$17 million for
the year ended 31 December 2024. As we expect the
global macroeconomic environment to remain uncertain
in 2026, we will cautiously monitor the equity market,
adjust our equity securities portfolio from time to time,
and realise our equity securities into cash as and when
appropriate.
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Our money lending business reported a segment profit
(before taxation) of HK$1 million in 2025, whereas a
segment loss (before taxation) of HK$20 million last
year. This improvement in segment results was mainly
due to a HK$25 million decrease in allowance for ECL
on loan receivables, which was partly offset by a HK$7
million decrease in interest income on loans. Given the
global macroeconomic environment is expected to be
uncertain, we intend to maintain the size of the Group’s
loan portfolio in 2026. Nevertheless, we will closely
monitor the performance of the Group’s loan portfolio,
especially in each customer’s repayment and financial
condition, and make every effort to recover the overdue
loan receivables.

Our sale of jewelry products business reported a
segment profit (before taxation) of HK$2 million in 2025,
increase from HK$1 million last year. The revenue and
gross profit generated from the sale of jewelry products
business were steady for both years. The improvement
in segment profit was largely attributable to the fact
that less provision for trade receivables was made in
2025. At the end of the reporting period, the directors
performed an impairment assessment on the Group’s
trade receivables. Based on the assessment, allowance
for ECL on trade receivables of HK$0.2 million was
made, a HK$2 million decrease compared to 2024.
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Chairman’s Statement

FRE|E

Our property investment business reported a segment
loss (before taxation) of HK$268 million in 2025, a
4% decrease from HK$278 million last year. The
improvement in segment results was mainly attributable
to the absence of the HK$189 million impairment loss in
respect of goodwill in 2024 which are partially offset by
the impairment loss on property, plant and equipment of
HK$112 million, right-of-use assets of HK$12 million and
intangible assets of HK$65 million recognised for the
year ended 31 December 2025. Although there is a sign
that the Mainland Chinese economy is slowing down,
we will put more effort and resources into marketing
and leasing activities to achieve a high occupancy rate
to build up the continuous income stream derived from
rental income of the properties erected on the Subject
Land. In addition, we will put more effort and resources
into completing the remaining four blocks of residential
serviced apartments and two blocks of office buildings
as planned.

Since October 2023, we expanded into the golf club
operation business following the termination of the
club lease agreement relating to the assets of our
membership golf club and resort in Beijing, Mainland
China, adjacent to the Subject Land (the “Club”) by
the lessee. Our golf club operation business reported a
segment profit (before taxation) of HK$36 million (2024:
HK$14 million). The increase in segment profit mainly
resulted from better cost control resulting in decrease
in salaries and other administrative expenses. As such,
the directors considered that the golf club operation
business could generate a steady revenue and segment
profit to the Group. The directors are cautiously monitor
the revenue and the operation cost of the Club from time
to time in order to create a continuous income stream.

ETERNITY INVESTMENT LIMITED
Annual Report 2025

RZB-HF B EREEKEHD
EEIE (BRBiAT) A28 EEB T BEEW
QIBEEBEB I 4% - D HEXBEHNZETER
ERTER-_Z-_NEEIACHEEREEIE
180 EBB L MBI BEE_S_HF+=
B=1+—RLEFEERIAZYVE BERREZ
BEBEI11I2EEST  FRAEEERERSE
12EBEBANENEERBEEESCEEET
Frikss - BE AP RBERPE A LEEER
2 BRANERMESZOLIORERREHRE
EEHURSEAE  AMELE B
CEVMEEE ZFEMWRARR o o - KM
BRBEZONRERUIET &R ERT I E
FEERBRALBNREEFIE -

B-ZZ=F1 /i HARNFABRAL LB
MEBWM2URPEAMEILR-BESHS
BRARREFMEE (&) EERBNEHMA
BEifBRRERESHAARGMEERE - K
MEBRREMEEXB 2| EEA (BRB
B3 EEBT(ZE-F : 14§F§55§7_5)°
RO - ERHRERRIEH R AREH

FERHEMTHEASRD Al ESRS
B E RIS T LB A RN 5 AR E R
Wk o EPas - EBTREBEERS MW

ERA - EHEAIERENBRARIR

mREE



Due to the global macroeconomic environment remaining
uncertain in 2026, we remain cautious and watchful over
the key risks for 2026 and their impact. We commit to
leading the Group to weather the challenges, monitor
the business environment cautiously, and strengthen the
Group’s business foundation by focusing on its existing
businesses.

Finally, | would like to take this opportunity to extend
our appreciation to all fellow directors and employees
for their invaluable efforts, dedication, and commitment
to the Group and to thank all shareholders and business
associates for their continuous support.

Lei Hong Wai
Chairman

Hong Kong, 31 March 2026
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Management Discussion and Analysis

EEREFIWME SN

FINANCIAL REVIEW
Results of operations

During the year ended 31 December 2025, the Group
recorded a revenue of HK$234,486,000, a 5% increase
from HK$223,973,000 for the previous year. The
increase in revenue was mainly attributable to (i) the
recognition of the trading gain of HK$10,756,000 in
2025, in contrast to a trading loss of 7,637,000 in 2024;
and (ii) the increase in revenue from HK$132,176,000
for the previous year to HK$134,190,000 during the
year ended 31 December 2025 generated from the
golf club operation. This increase was partly offset
by (i) a HK$3,222,000 decrease in the rental income
generated from the property investment segment; and
(i) a HK$6,904,000 decrease in interest income on loans
due to the non-recognition of interest income for loans
classified under stage 3 (credit-impaired) of the total
revenue, HK$134,190,000 was generated from golf club
operation, HK$69,516,000 was generated from the sale
of jewelry products, HK$14,142,000 was generated
from money lending, HK$5,882,000 was generated
from property investment, and the trading gain of
HK$10,756,000 was generated from the sale of financial
assets.

Loss for the year ended 31 December 2025
attributable to owners of the Company amounted to
HK$343,185,000, a 17% decrease from HK$415,699,000
for the year ended 31 December 2024. This decrease
was mainly attributable to (i) the absence of the
impairment loss on goodwill of HK$189,029,000
recognised for the year ended 31 December 2024; (ii)
decrease in the allowance for expected credit losses on
financial assets from HK$39,756,000 for the year ended
31 December 2024 to HK$21,214,000 for the year ended
31 December 2025; and (iii) a gain arising on change in
fair value of financial assets at fair value through profit
or loss of HK$6,584,000, whereas the Group recorded a
loss of HK$16,904,000 for the year ended 31 December
2024 which are partially offset by (i) an increase in the
impairment loss on property, plant and equipment from
HK$12,659,000 for the year ended 31 December 2024
to HK$111,928,000 for the year ended 31 December
2025; and (ii) impairment loss on right-of-use assets of
HK$12,170,000 and intangible assets of HK$64,859,000
recognised for the year ended 31 December 2025.
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Results of operations (Continued)

The gross profit of the sale of jewelry products business
decreased by 6% from HK$13,169,000 in the year ended
31 December 2024 to HK$12,393,000 in the year ended
31 December 2025. In addition, the gross profit margin
for the sale of jewelry products business decreased from
19% in the year ended 31 December 2024 to 18% in the
year ended 31 December 2025. These slight decrease
in gross profit and the gross profit margin are discussed
in the “Sale of jewelry products business” section under
“Operations Review” below.

The gross profit for the property investment business
decreased by 35% from HK$9,104,000 in the year ended
31 December 2024 to HK$5,882,000 in the year ended
31 December 2025. The decrease in gross profit is
discussed in the “Property investment business” section
under “Operations Review” below.

The gross profit for the golf club operation business
increased by 13% from HK$75,945,000 in the year
ended 31 December 2024 to HK$85,500,000 in the year
ended 31 December 2025. The gross profit margin for
the golf club operation business increased from 57% in
the year ended 31 December 2024 to 64% in the year
ended 31 December 2025. The increases in gross profit
and gross profit margin of the golf course business are
discussed in the “Golf club operation business” section
under “Operations Review” below.

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

(@) At the end of the reporting period, the Group
measured the fair value of the other borrowings
with reference to a valuation prepared by an
independent professional valuer and recognised
the loss on modification of the terms of other
borrowings of HK$9,424,000.

(b) At the end of the reporting period, the Group
measured its Hong Kong-listed equity securities
at fair value based on the closing prices quoted
on The Stock Exchange of Hong Kong Limited
(the “Exchange”) and recognised a gain of
HK$6,584,000 arising on change in fair value of
financial assets at FVTPL.

TERFWE SN

MO (&)
RERB o XE (H)

HEKEEREB2EFBREBEZ_ZS-_NF
+ZA=1+—HLHFE 213,169,000 % st
PN EHE_ZE_AFE+-_A=+—HILEF
E212,393,000/87C o ltHh - SHELKEEME
B ENRABBEE=SE-_NE+=-A=+—
HEFEZ19% R EHE-_SE-_HF+=
B=+—HILFEZ218% o BEF| R ERZR/ig
WP ZHBRT X [EKOEE ]| P [HEHKEE
o | — BT o

MEREXEB 2 ENRBE_ZT_NF+=A
=+—HLFEZ9,104,000% T 2 35%
EHECZ-HAFST A=+t -HLEFEZ
5,882,000/ 7T c ERMD 2 F BN T X[ %
O h [ FREFEF | —EixdH -

EEAREMEEERCEFHBEZE 2N
F+_-_HA=+—HILFE275,945,000/& T
EI13% 2B E_E-_HF+=-A=1+— E|JJ:
F & 285,500,000 5 RIREFE

(¥R ENZRBEE_S-_WE+=A= +—
HIEFEEZS/T%EMEREZE-SE-_AF+=
B=1+—HBLEEZ64%  c SRAIZELN
EARENREACFBERT X EHKEHE]
P EEABEHEERER | —Histim e

FEEESHERERBEZENEENT ¢

RBEHKR > AEESEBUEXRMGE
MArmscE SFEREMERZR
FE - WHEAERERRE SRR E IR
9,424,000 & T ©

—
Q
=

(b) MIHEHR AEBRBEBEHESRS
FERAR (B IR mEZRLAD
FTEAEEFBLTRARZS  LER
BAFLEFAEERZEHEEATE
BEELINE 6,584,000 T ©

KIEREIREBRD A
“ECREFR



AN —

10

Management Discussion and Analysis
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FINANCIAL REVIEW (Continued)
Results of operations (Continued)

(c) At the end of the reporting period, the directors
performed an impairment test for the property, plant
and equipment, right-of-use assets and intangible
assets with reference to the valuations prepared by
an independent professional valuer and recognised
impairment losses in respect of property, plant
and equipment of HK$111,928,000, right-of-use
assets of HK$12,170,000 and intangible assets of
HK$64,859,000 for the year ended 31 December
2025. Please refer to the “Property investment
business” section under “Operations Review”
below for information on the recognition of the
impairment losses.

(d) At the end of the reporting period, the Group
measured its investment properties at fair value
based on the valuations prepared by independent
professional valuers and recognized a loss of
HK$37,954,000 arising on change in fair value of
investment properties.

Selling and distribution expenses mainly represent staff
costs and commission of the sales team, overseas
travelling expenses, freight charges, and exhibition
expenses incurred by the Group’s sale of jewelry
products business. Selling and distribution expenses
decreased by 15% from HK$5,132,000 in the year
ended 31 December 2024 to HK$4,347,000 in the year
ended 31 December 2025. This decrease was mainly
attributable to decreased overseas travelling and
exhibition expenses for business development.

Allowance for ECL on financial assets decreased from
HK$39,756,000 in the year ended 31 December 2024 to
HK$21,214,000 in the year ended 31 December 2025.
Of the total allowance for ECL on financial assets for
the year ended 31 December 2025, HK$12,733,000 was
recognised for loan receivables, which is discussed in
the “Money lending business” section under “Operations
Review” below, and HK$159,000 was recognised for
trade receivables and HK$8,322,000 was recognised for
deposit and other receivables.

Administrative expenses decreased by 8% from
HK$132,839,000 in the year ended 31 December 2024
to HK$122,797,000 in the year 31 December 2025. This
decrease was mainly attributable to the effective costs-
saving measures implemented by the Group during the
year ended 31 December 2025.
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Results of operations (Continued)

Share of gain of associates amounted to HK$712,000
for the year ended 31 December 2025, representing the
share of gain from Elite Prosperous Investment Limited
(“Elite Prosperous”), a 49% owned associate of the
Company.

Finance costs increased by 26% from HK$71,863,000
in the year ended 31 December 2024 to HK$90,623,000
in the year ended 31 December 2025. This increase was
mainly due to the delay in settlement of the principal
and interest for the guaranteed secured notes due 2025
and the increase in the interest rates of other borrowings
in 2025.

The Group recorded an income tax expense of
HK$27,049,000 for the year ended 31 December 2025.
The income tax expense mainly derived from (i) the
recognition of a reversal of the deferred tax credit
of HK$24,301,000 relating to the allowance for ECL
previously made on the Group’s loan receivables, and (ii)
the current year’s tax expense of HK$7,774,000, which
were partly offset by the recognition of (i) deferred tax
credit of HK$4,581,000 resulting from the movements in
the deferred tax liabilities recognised for the fair value
adjustments on the acquisition of Smart Title Limited in
October 2015 and (ii) deferred tax credit of HK$445,000
resulting from the movements in deferred tax assets
related to lease contracts.

Liquidity and financial resources

During the year ended 31 December 2025, the Group
funded its operations through a combination of cash
generated from operations, equity attributable to
owners of the Company, and borrowings. Equity
attributable to owners of the Company decreased
from HK$1,058,200,000 at 31 December 2024 to
HK$744,659,000 at 31 December 2025. This decrease
was due to the loss incurred by the Group for the year
ended 31 December 2025.

At 31 December 2025, the cash and cash equivalents
of the Group amounted to HK$32,126,000 (2024:
HK$30,322,000).
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Management Discussion and Analysis
TEHEEWE S

FINANCIAL REVIEW (Continued)

Liquidity and financial resources (Continued)

At 31 December 2025, the Group had outstanding
borrowings of HK$647,614,000 (2024: HK$638,124,000)
representing:

(@)

the carrying principal amount of the guaranteed
secured notes due 2025 issued by the Company
on 29 December 2022 (the “Guaranteed Secured
Notes due 2025”) of HK$179,824,000, which is
interest-bearing at 17% per annum for the period
from 24 September 2022 to 22 January 2024 and
10% per annum from 23 January 2024, secured
by (i) a share charge over 100% issued shares
in Eternity Investment (China) Limited, a wholly-
owned subsidiary of the Company and the principal
assets of which are (1) the rights to construct and
operate the club facilities of a membership golf
club and resort (the “Club”) in Beijing, Mainland
China and (2) the rights to develop and operate a
piece of 580 Chinese acre land adjacent to the Club
(the “Subject Land”) and the rights to manage the
properties erected on the Subject Land, and (ii) the
personal guarantees given by Mr. Lei Hong Wai, the
Chairman of the Board and an executive director,
and Mr. Cheung Kwok Wai Elton, an executive
director, and matured on 23 September 2025;

the banking facilities granted by a bank of an
installment loan of HK$87,405,000, which is
interest-bearing at 3% per annum over one-month
HIBOR quoted by the bank from time to time,
secured by a first legal charge over the Group’s
properties located at Unit Nos. 1201, 1202, 12083,
1209 & 1212 and the corridor on the 12th Floor,
Shun Tak Centre, West Tower, 168-200 Connaught
Road Central, Hong Kong and guaranteed by the
Company and two wholly-owned subsidiaries of
the Company, and repayable by 147 equal monthly
installments ending on 18 March 2038;

ETERNITY INVESTMENT LIMITED
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)

Liquidity and financial resources (Continued)

(©)

a loan of HK$236,689,000 granted by a finance
company, which is interest-bearing at 8% per
annum for the period from the date of the first
drawdown to 31 March 2024, 10% per annum from
1 April 2024 to 1 April 2025 and 14% from 2 April
2025, secured by (i) a second legal charge over the
Group’s properties located at Unit Nos. 1201, 1202,
1203, 1209, 1210, 1211, & 1212 and the corridor on
the 12th Floor, Sun Tak Centre, West Tower, 168-
200 Connaught Road Central, Hong Kong, (ii) deed
of assignment over the right of use for the 4,000
ancestral tablets located in Hong Kong in favour
of the Group; (iii) the post-dated cheques drawn in
favour of the finance company for payment of the
principal and the interests stipulated under the loan
agreement, and (iv) a personal guarantee given by
Mr. Lei Hong Wai, and maturing on 1 April 2027;

a loan of HK$38,000,000 granted by a finance
company, which is interest-bearing at 14% per
annum, secured by (i) a first legal charge over the
Group’s properties located in at Unit Nos. 1210
& 1211 on the 12th Floor, Shun Tak Centre, West
Tower, 168-200 Connaught Road Central, Hong
Kong; and (ii) a corporate guarantee given by the
Company, and maturing on 23 July 2026;

an unguaranteed loan of HK$84,000, granted by
a finance company, which is unsecured, interest-
bearing at the prime rate plus 3% per annum, and
repayable on demand;

the securities margin financing facility of
HK$36,150,000 granted by a securities brokerage
firm, which is interest-bearing at prime rate plus 3%
per annum and secured by the Group’s Hong Kong-
listed equity securities held in the margin securities
trading account and a personal guarantee given by
Mr. Lei Hong Wai;

the outstanding balance of the payables
to a securities brokerage firm amounted to
HK$14,984,000, which is unsecured, interest-
bearing at a fixed rate of 6% per annum, and
repayable by equal semi-annual installments ending
on June 2028.

the unguaranteed cash advance of HK$1,003,000
made by Mr. Lei Hong Wai, which is interest
bearing at 21.60% per annum quoted by a finance
company, unsecured, and repayable on demand;
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Management Discussion and Analysis

EEREFIWME SN

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

() the unguaranteed cash advance of HK$500,000
made by Mr. Cheung Kwok Fan, an executive
director, which is non-interest bearing, unsecured,
and repayable on demand;

() the unguaranteed cash advance of HK$51,175,000
made by Ms. Chan Mei Sau Teresina, the spouse
of Mr. Cheung Kwok Wai Elton, which is interest-
bearing at the one-month HIBOR quoted by Bank
of East Asia Limited plus 1.3% per annum or
2.50% per annum below the prime rate for Hong
Kong dollars quoted by Bank of East Asia Limited,
whichever is lower, unsecured, and repayable on
demand; and

(k) the unguaranteed cash advance of HK$1,800,000
made by an Independent Third Party which is
unsecured, interest-bearing at 4% per annum and
maturing on 21 October 2026.

The Company issued 5% two-year convertible bonds
(the “Convertible Bonds 1”) with principal amount of
HK$4,000,000 on 23 December 2024 to an independent
third party. The Convertible Bonds | entitled the holders
to convert them into ordinary shares of the Company at
any time between the date of issue of the convertible
bonds and the second (2nd) anniversary of the date of
issue at a conversion price of HK$0.774 per conversion
share. An aggregate of 5,167,958 conversion shares
of the Company may be allotted and issued by the
Company upon exercise of the conversion rights
attaching to the Convertible Bonds | in full assuming full
conversion of such convertible bonds. If the Convertible
Bonds | had not been converted, they would be
redeemed on the maturity date at par. Interest of 5%
per annum would be paid annually in arrears up until the
settlement date. During the year ended 31 December
2025, there is no conversion of the Convertible Bonds I.
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Management Discussion and Analysis

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

The Company also issued a 5% two-year convertible
bonds (the “Convertible Bonds Il”) with principal
amounting of HK$9,000,000 to independent third parties
on 2 April 2025. The Convertible Bonds | entitled the
holders to convert them into ordinary shares of the
Company at any time between the date of issue of the
convertible bonds and the second (2nd) anniversary
of the date of issue at a conversion price of HK$0.558
per conversion share. An aggregate of 16,129,032
conversion shares of the Company may be allotted and
issued by the Company upon exercise of the conversion
rights attaching to the Convertible Bonds Il in full
assuming full conversion of such convertible bonds.
If the Convertible Bonds Il had not been converted,
they would be redeemed on the maturity date at par.
Interest of 5% per annum would be paid annually in
arrears up until the settlement date. During the year
ended 31 December 2025, there was a conversion of the
Convertible Bonds Il in an aggregate principal amount of
HK$500,000 into 896,057 shares of the Company at the
conversion price of HK$0.558 per conversion share.

Gearing ratio

At 31 December 2025, the gearing ratio calculated as a
percentage of total borrowings over equity attributable
to owners of the Company was 87% (2024: 60%).

Net current liabilities and current ratio

At 31 December 2025, the Group’s net current

liabilities and current ratio were HK$618,040,000 (2024:
HK$563,632,000) and 0.43 (2024: 0.45), respectively.
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Management Discussion and Analysis
TEHEEWE S

FINANCIAL REVIEW (Continued)

Capital structure

During the year ended 31 December 2025, there
were the following changes in the Company’s capital
structure:

(a)

(b)

Share consolidation

On 20 June 2025, the Company consolidated
every ten (10) issued and unissued ordinary share
in the share capital of the Company of par value
of HK$0.01 each into one (1) ordinary share of
HK$0.10 each in the share capital of the Company
(the “Share Consolidation”).

Before the Share Consolidation, the authorised
share capital of the Company is HK$100,000,000
divided into 10,000,000,000 ordinary shares of the
Company of par value of HK$0.01 each, of which
3,819,606,486 ordinary shares of the Company
have been issued. Immediately after the Share
Consolidation, the authorised share capital of the
Company become HK$100,000,000 divided into
1,000,000,000 ordinary shares of the Company of
par value of HK$0.10 each, of which 381,960,648
ordinary shares of the Company was in issue.

Conversion of convertible bonds

On 19 November 2025, there was a conversion
of convertible bonds in an aggregate principal
amount of HK$500,000 into 896,057 shares of the
Company at the conversion price of HK$0.558 per
conversion share. For details, please refer to the
announcements of the Company dated 2 April 2025
and 29 April 2025.
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Use of Proceeds from Fund Raising Activities
The Company has carried out the following equity

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

Date of Fund raising
announcements activity Net proceeds
NEBH SEEE FR§ IR

RABRARKE B HATA
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Intended use

of proceeds as Actual use of

announced proceeds
FRr A R B PR RRE
BERZ FRERENER AR

23 December 2024 Subscription of Approximately

and 7 January convertible bonds  HK$4 million
2025 under general
mandate
ZEINE+ZR RE-REEIBET N4EEBR
“t+=HR=E BRES
—HEF¥—-A+tH

16 April 2025 and
29 April 2025

Subscription of
convertible bonds
under general
mandate

Approximately
HK$9 million
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As at 31 December 2025, there was no unutilised
proceed from fund raising activities. Save as disclosed
above, the Company had not carried out any fund
raising activities in the past 12 months immediately
preceding the date of this report.

General working Same as intended

capital use of proceeds
as announced
—REEES B8 f 0 5 B9 P15 IR
BRERBZER

Same as intended
use of proceeds
as announced

(i) approximately
up to HK$2
million, will be
used as general
working capital
mainly including
payment of (i)
staff costs; and
(ii) legal and
professional
expenses; and
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(i) approximately
up to HK$7
million, will be
used for the
repayment of
indebtedness of
the Group.
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EEREFIWME SN

FINANCIAL REVIEW (Continued)

Material acquisitions of subsidiaries, associates, and
joint ventures

During the year ended 31 December 2025, the Group
did not have any material acquisitions of subsidiaries,
associates and joint ventures.

Material disposals of subsidiaries, associates, and
joint ventures

During the year ended 31 December 2025, the Group
did not have any material disposals of subsidiaries,
associates and joint ventures.

Pledge of assets

At 31 December 2025, the following Group’s assets were
pledged:

(@) the Shun Tak Property with a carrying amount of
HK$189,900,000 (2024: HK$261,100,000), of which
HK$103,100,000 (2024: HK$145,100,000) was
classified under “property, plant and equipment”
and HK$86,800,000 (2024: HK$116,000,000)
was classified under “investment properties”, for
securing the banking facilities and other receivables
(2024: banking facilities) granted to the Group;

(b) the 100% issued shares in Eternity Investment
(China) Limited with the unaudited combined
net assets of HK$970,555,000 (2024:
HK$1,106,014,000) after adjusting for purchase
price allocation for securing the Guaranteed
Secured Notes due 2025; and

(c) the Group’s Hong Kong-listed equity securities
with a fair value of HK$67,548,000 (2024:
HK$89,641,000), of which HK$45,333,000 (2024:
HK$64,323,000) was related to the Group’s
financial assets at FVTPL and HK$22,215,000
(2024: HK$25,318,000) was related to a part of
the Group’s listed investment in an associate,
for securing the margin financing facilities (2024:
margin financing facilities and banking facilities)
granted to the Group.

ETERNITY INVESTMENT LIMITED
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Material commitments

At 31 December 2025, the Group had a total
commitment of HK$215,020,000 (2024: HK$227,207,000)
relating to the development costs for the Subject Land,
which were contracted but not provided for.

Exchange risk and hedging

The majority of the Group’s transactions, assets, and
liabilities are denominated in Hong Kong dollars and
Renminbi. The Group is exposed to exchange risk
with respect mainly to Renminbi, which may affect its
performance. The directors closely monitor statements
of financial position and cash flow exchange risk
exposures and, where considered appropriate, use
financial instruments, such as forward exchange
contracts, foreign currency options, and forward rate
agreements, to hedge this exchange risk. During the
year ended 31 December 2025, no financial instruments
for hedging purposes were used by the Group.

Employees and remuneration policy

At 31 December 2025, the headcount of the Group
was 356 (2024: 371). Staff costs (including directors’
emoluments) amounted to HK$70,280,000 in the year
ended 31 December 2025 (2024: HK$80,666,000). The
decrease in staff costs was mainly attributable to the
decrease number of headcount of the Group and the
effective cost-saving measures implemented by the
Group. In addition to basic salaries, contributions to the
retirement benefits scheme, and discretionary bonuses,
staff benefits include a medical scheme, share options,
and share awards.
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EEREFIWME SN

OPERATIONS REVIEW
Sale of financial assets business

During the year ended 31 December 2025, the Group’s
sale of financial assets business reported a segment
gain (before taxation) of HK$17,086,000, as compared
to a segment loss (before taxation) of HK$24,818,000
for the previous year. The turnaround from segment loss
to segment gain was mainly due to the recognition of
the trading gain of HK$10,756,000 in the year ended
31 December 2025, in contrast to the trading loss of
HK$7,637,000 in the year ended 31 December 2024,
and a HK$6,584,000 gain arising on change in fair value
of financial assets at FVTPL in 2025.

During the year ended 31 December 2025, the Group did
not acquire any Hong Kong-listed equity security and
made a trading gain of HK$10,756,000 from selling four
Hong Kong-listed equity securities with the aggregate
carrying amounts of HK$15,365,000 at the aggregate
net sale proceeds of HK$26,121,000. At the end of the
reporting period, the Group measured its Hong Kong-
listed equity securities at fair value based on the closing
prices quoted on the Exchange and recognised the
gain of HK$6,584,000 arising on change in fair value of
financial assets at FVTPL.

Movements in the carrying amount of the Hong Kong-
listed equity securities held by the Group recorded as
“financial assets at FVTPL” during the years ended 31
December 2025 and 2024 are as follows:

E 3 301)
HETRMEEXY

REBZE-_ZE_HF+-A=1+—HLEFER -
AEBEZHESHEEEKERD BUWE (B
FiAl) 517,086,000 7T =F B EH D IPE
B (BFiAT)24,818,0008 T °c DB ERES
PERE FEHREBEE-ZE_RE+=A
=+—-HLEEEBRREEIWNE10,756,0008
T HEBEZE-NFE+=ZA=+—H1
FEHAESEEET7,637,0008T UER=F
THFERAFEEFABRERZEHMEEZL Y
BEEBEELE 2R 6,584,0008TATEK ©

REBEZ-ZE_AF+-A=+—HLEE
AN ZAEBITARABARAEELTRAR
3 KRHARELENEFBE LTRAESZERT
E# %585 15,365,000/8 0 MAHEFRBR
HFEEA26,121,000/8 0 MEEXEERRE
10,756,00078 70 - RIREIKR » NEERIBEH
*Fﬁﬁﬁ#ﬁHﬁz$1f&®ﬂ?fa*+gﬁ§;‘%tﬁiﬂﬁ$
HE WEIARAFEFABERZEHEE
Q%E*@JFEHQE 6,584,000 & 7T °

REBE-ZE-AFR-_ZFT-NE+-A=1-—
HBIEFER  HARESFBLIARDROF
EFf ABERZEREE | 2BBLETRAEE
FZREEZEHUT :

2025 2024

—E-HE —EWE

HK$’000 HK$°000

FET FET

Carrying amount at 1 January R—A—HBZKRAEE 64,323 97,316

Acquisitions BA - 2,790

Disposals HE (15,365) (18,879)
Gain/(Loss) arising on change in BRAFEEZBEEZ

fair value recognised Wz (E58) 6,584 (16,904)

Carrying amount at 31 December Rt+=-—BA=1+—B2ZREE 55,542 64,323
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OPERATIONS REVIEW (Continued) HEKEEE(E)

Sale of financial assets business (Continued) HESREEXEK (&)
Details of certain significant Hong Kong-listed equity R-EB-RAF+-A=+—HBELXEERFEL
securities held by the Group recorded as “financial ARBIEATFETFTABRRZEMEE] Z
assets at FVTPL” at 31 December 2025 are as follows: ETEAEBLMRAZRS ZFBNOT -
Fair value Gain/(loss)
as compared Dividend arising on
to the received/ change in
consolidated receivable fair value
Number total assets in the recognised
of shares Fair of the six months in the
First held at value at Group at ended year ended
acquisition 31 December 31 December 31 December 31 December 31 December
date 2025 2025 2025 (%) 2025 2025
BE-2-1f
ATERASE tZA=t+-H

R-B-HE HE-RCRE LFECHER
R-B-HF R-B-EF TZA=t-H tZA=1-R AYERE
tZA=t-B t+ZA=1-H GREE LAEARBW/ iif %

BAYERS BEZROHE ZATE BEZHB(%) EhzkRE W&/ (B8
(HK$°000) (HK$°000) (HK$’000)
(Fi7) (F#7) (F&7)
Name of Hong Kong listed-equity
securities
ERLTREES AR
Brockman Mining Ltd. Jun 2021 78,223,000 6,962 0.3% - (860)
(stock code: 159)
FRREBEERLT “BC-%5A
(RAKS: - 159)
Huanxi Media Group Ltd. Aug 2022 15,010,000 4,803 0.2% - (2,176)
(stock code: 1003)
BEERERRRAR “E-CENR
(R : 1003)
Ocean Line Port Development Aug 2020 12,096,000 3,750 0.2% - 302
Limited (stock code: 8502)
BHAORRERAR “E2-ZENR
(RBRS: - 8502)
Nimble Holdings Company Limited Dec 2020 83,673,268 13,220 0.6% - (6,192)
(stock code: 186)
BREERERAR St
(RIAK: - 186)
WellCell Holdings Co., Limited Feb 2024 1,768,000 23,691 1.0% - 18,016
(stock code: 2477)
BEXMERERAF “E-MEZR

(R - 2477)

52,426 o 9,090
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Management Discussion and Analysis
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OPERATIONS REVIEW (Continued)
Investment policy and objectives

According to the investment policy of the Group (the
“Investment Policy”), the primary objective of the
Group’s securities investment activities is to generate
financial returns within the risk limit (as detailed below).
The portfolio is managed with a target holding period of
1 to 5 years per position.

Investment Strategy

The Group’s investment strategy consists of the
following:

o Value-oriented selection: Investment decisions
are based on analysis of the investee’s financial
condition, business model, and valuation relative to
historical and sector averages.

o Income and growth allocation: The portfolio
includes both dividend-paying equities and equities
selected for capital appreciation. No minimum ratio
is prescribed between the two.

o Liquidity commitment: At least 50% of the
portfolio’s fair value must consist of securities that
meet the liquidity criteria set out in the Investment
Policy.

° Benchmark reference: Performance is measured
against the total return of the Hang Seng Index.
This is a reference only; the Group does not track
or replicate the index.

Permissible Investments

The Group is permitted to invest in the following
securities:

Listed Securities
° Shares: Equity interests in listed companies.
° Warrants: Instruments that entitle the holder to

subscribe for shares at a fixed price during a
specified period.

ETERNITY INVESTMENT LIMITED
Annual Report 2025
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)

Permissible Investments (Continued)

Listed Securities (Continued)

Options:

- Purchased options: The Group may buy call or
put options listed on regulated exchanges.

- Written options: The Group may write (sell) call
options only if it holds the underlying shares
(covered calls).

Convertible notes: Debt instruments that may be
converted into a predetermined number of shares.

Permissible Exchanges for Listed Securities

Hong Kong Stock Exchange
London Stock Exchange
NASDAQ

New York Stock Exchange

Singapore Stock Exchange

Unlisted Securities

The Group is permitted to invest in unlisted
securities, including private equity, pre-
IPO investments, unlisted debt or convertible
instruments, and fund investments in unlisted
vehicles.

All unlisted investments require prior written
approval from the Board, regardless of size.

The Board’s assessment of proposed unlisted
investments includes:

— Valuation methodology and reliability of
pricing;

- Liquidity profile and exit strategy;
S Counterparty and settlement risks; and

- Adherence to the 20% portfolio cap.

TERFWE SN

A E )
RHAREEE (B)
LieEF (F)

S
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OPERATIONS REVIEW (Continued)
Permissible Investments (Continued)

Portfolio Cap on Unlisted Securities

A E )
RHAREEE (B)
FLiEFREME LR

The aggregate fair value of all unlisted securities
held by the Group shall not exceed 20% of the
total portfolio fair value.

This limit is calculated monthly and reported to the
Board in the monthly securities portfolio report.

If the limit is breached due to market movements
or valuation changes, the Group is not required to
sell. However, no further unlisted investments may
be made until compliance is restored.

Restrictions & Prohibited Investments

The Investment Policy imposes clear restrictions to
manage concentration and leverage risks:

No single investment’s cost shall exceed 10% of
the Group’s total assets at the time of acquisition.

The Group shall not hold more than 10% of any
investee company'’s total issued share capital.

Investments denominated in currencies other
than HKD and USD shall not exceed 10% of the
portfolio’s fair value.

The aggregate fair value of all unlisted securities
held by the Group shall not exceed 20% of the
total portfolio fair value.

Alignment with Corporate Strategy

The investment strategy is integral to the Group’s
principal business of the sale of financial assets. It is
designed to:

Enhance overall portfolio returns which are targeted
to meet the benchmark (e.g., Hang Seng Index
total return), reflecting our strategic focus on Hong
Kong listed equities.
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)
Alignment with Corporate Strategy (Continued)

° Provide liquidity management through more than
80% of the investments are listed on a permissible
exchange and that with the aim that at least 50%
of the portfolio’s value can be liquidated within
5 trading days. The Group calculates the 30-day
average trading volume for each holding monthly.
If a holding no longer meets the liquidity criteria, it
is flagged for review. The Group is not required to
sell, but may not increase the position until liquidity
is restored.

° Support the Group’s financial stability by generating
income and capital gains, which can be reinvested
or distributed, aligning with the Company’s broader
financial and strategic goals as mentioned below.

The Group’s sale of financial assets segment recorded
segment loss in 2025 and 2024. The loss was primarily
attributable to broad market decline in Hong Kong
equities during that period. The Investment Policy limits
were not breached. The Investment Policy is designed
to limit losses through diversification and concentration
caps; it does not prevent losses during market
downturns.

The Group identifies and manages the following
key risks associated with its sale of financial assets
business:

Defined Risk Limits and Metrics
1. Price & Economic Risk

Managed through portfolio diversification (investing
in a number of securities and have strict limits on
concentration as detailed below) and monitoring
by the Responsible Director (as detailed below).
The long-term investment horizon (a minimum
intended holding period of 1 year from the date of
initial acquisition) allows for tolerance of expected
volatility.
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Management Discussion and Analysis
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OPERATIONS REVIEW (Continued)

Defined Risk Limits and Metrics (Continued)

2. Concentration Risk

Controlled via strict limits on:

° Single security cost (10% of Group total

assets).

° Ownership in an investee (<10% of its share

capital).

° Non-HKD/USD currency exposure (<10% of

portfolio value).

° Unlisted securities (<20% of portfolio value).

3. Liquidity Risk

Mitigated by restricting at least 80% investments
to securities listed on the major exchanges and
that with the aim that at least 50% of the portfolio’s
value can be liquidated within 5 trading days as
specified in the Investment Policy as detailed

above.

4. Exchange Rate Risk

Quantitatively limited by the 10% cap on non-HKD/
USD currency holdings, as mentioned above.

Counterparty Risk Management

The selection of stock brokers, who act as agents for
dealing, settlement, and custodian services, follows the

following due diligence process:

1. Selection Criteria:

° Licensed by and in good standing with the

securities regulator in its home jurisdiction.

No public record of material regulatory
sanction within the preceding 5 years.

Provides client asset segregation and
participant status in a recognised central
clearing system.

ETERNITY INVESTMENT LIMITED
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)

Counterparty Risk Management (Continued)

2. Approval Process:

The Finance department submits a due
diligence memorandum addressing each
criterion.

The Responsible Director and the board of the
relevant subsidiary approves the appointment
by resolution.

The broker is added to the approved broker
list.

3. Ongoing Monitoring:

Annually, the Finance department reviews
each broker against the selection criteria and
reports to the Responsible Director.

Any material adverse development (regulatory
sanction, insolvency filing, change of control)
is reported by the Responsible Director to the
Board within 5 business days.

The Board may remove a broker from the
approved broker list at any time. |

Liquidity Management Mechanism

Prior to any purchase, the Responsible
Director must confirm with the Finance
department of the Group that sufficient
cash (excluding funds committed for known
liabilities due within 30 days) is available.

The focus on at least 80% of the investments
are listed, exchange-traded securities
inherently supports liquidity (provides access
to a central limit order book with real-time
pricing and regulated settlement).
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Management Discussion and Analysis
TEHEEWE S

OPERATIONS REVIEW (Continued) HEKEEE(E)
Investment Decision-Making Process RERRRE
1. Proposal 1. BE

The Responsible Director (Mr. Lei Hong Wai)
prepares a written proposal containing:

Name, currency and description of security;
For listed securities: exchange;

For unlisted securities: issuer description,
valuation basis, and proposed exit strategy;

Number of shares/units and total consideration;

Rationale (valuation, income, or other basis);
and

Confirmation that the proposed holding will

SEEE(FHERLE)RBIEAER
#}E:

s HHEW - ERRMEM
s LHESL:EBXEF

e FEWMEZ: BUTAML AER
B RGERIR KRR

o R©BBNBEREARE:
o BERE(GEE WEHMEE) R

s BAEBERISERETARER

not exceed any Investment Policy limit. KPREE -
2. Pre-Approval 2. FEEH#E

Finance department confirms: BRI

e Available cash balance (excluding funds e FWHAREAHK(TEREESEZAR
committed for known liabilities due within 30 B0BARHEHEEZES)2EE
days) = purchase consideration. RE -

e  Proposed investment does not breach any s HEBRREFTSERMTMEREBERR
Investment Policy limit. o

3. Concurrence 3. [BEE

e The proposal is sent to Mr. Cheung Kwok Wai . ARREEAERREBELE ©
Elton and Mr. Cheung Kwok Fan.

e Concurrence requires affirmative reply from at s FAEAEHPZEL-—ALEHEE-
least one of them.

e Concurrence is documented by email or s [ERUESHYXBHBEIHE -
signed memorandum.

4. Board Approval 4. ESEE

e All unlisted investments require prior the s FMEBEFLTRETHEEKRN 13
Board approval, regardless of size. BELAEEEGHME -

e Listed investments require prior the Board e LHREFHEBIETEME(ANLHR
approval if exceeding specified thresholds (i.e., B 14ZEHTZ2ETFAMRS)
notifiable transactions under Chapter 14 of the BELREEEEHME -

Listing Rules).
o8 ETERNITY INVESTMENT LIMITED

Annual Report 2025



Management Discussion and Analysis

OPERATIONS REVIEW (Continued)

Investment Decision-Making Process (Continued)

4. Board Approval (Continueq)

The Board approval must be obtained prior
to execution and documented by board
resolution.

5. Execution

Only Mr. Lei Hong Wai or Mr. Cheung Kwok
Wai Elton may place orders with approved
brokers listed on the approved broker list.

For unlisted investments, execution is effected
through definitive agreements approved by the
Board.

Order records and broker confirmations are
retained by the Finance department.

6. Post-Trade Reporting and Monitoring

Finance department reconciles broker
confirmations against internal order records
daily.

Finance department prepares a daily portfolio
summary for all executive directors, showing
portfolio composition and fair value and cash
position.

The Responsible Director presents the
monthly securities portfolio report (being
prepared by the Finance department) to the
Board, containing:

= Portfolio performance against Hang Seng
Index total return;

- Compliance status against all Investment
Policy limits;

- Separate sections for listed and unlisted
investments;

- Any material adverse developments of
the brokers; and

- Any breaches and remedial actions
taken.
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Management Discussion and Analysis

EEREFIWME SN

OPERATIONS REVIEW (Continued)
Oversight Mechanisms:
1. Annual Policy Review

o The Board reviews and, if necessary, approves
amendments to the Investment Policy annually.

° The Responsible Director with the assistance
of the Finance department submits a written
review report recommending any proposed
changes.

2. Broker Oversight

° The approved broker list is reviewed annually
by the Finance department against the
selection criteria.

o The Responsible Director reports the review
findings to the Board.

° The Board may remove a broker from the
approved broker list at any time by resolution.

3. Limit Breach Protocol

° Any breach of the Investment Policy limits is
reported to the Board within 5 business days.

° The Responsible Director submits a
remediation plan for the Board approval.

° For unlisted securities cap breach, no further
unlisted investments may be made until
compliance is restored.

This structure ensures a clear segregation between
proposal (Responsible Director), approval (dual
executive concurrence and the Board), execution
(authorized directors), and post-trade reporting and
monitoring.

The investment activities are supported by a defined
team with clear roles:

1. Responsible Director (Mr. Lei Hong Wai): Proposes
investments; authorised to execute trades; and
reports to Board. He possesses over 20 years’
experience in corporate management, securities
investment, and business development.

ETERNITY INVESTMENT LIMITED
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)

Oversight Mechanisms: (Continued)

2.

Concurring Director (Mr. Cheung Kwok Wai Elton):
One of the executive directors to concur proposed
investments from Mr. Lei Hong Wai and authorised
to execute trades. He possesses over 20 years’
experience in corporate management, securities
investment, and business development.

Concurring Director (Mr. Cheung Kwok Fan): One
of the executive directors to concur proposed
investments from Mr. Lei Hong Wai and not
authorised to execute trades. He possesses over
20 years’ experience in corporate management,
securities investment, and business development.

Finance department: Leads by the Chief Financial
Officer and includes a Financial Manager and an
Accountant. It plays a key control and support role
by:

o Verifying cash availability for purchases.

o Checking proposed investment does not
breach any Investment Policy limit.

o Confirming shareholding quantities before
sales.

° Preparing daily and monthly portfolio reports.

° Reconciling broker statements with internal
orders and reports.

The Group’s finance team has strong and relevant
experience to support the Company’s investment
activities. Key member of the team have over 10
years of experience in securities investments.
The team includes certified public accountants
to ensure accurate financial reporting and risk
management to monitor investment limits and
market changes.

Board of Directors: Provides ultimate governance,
approves the Investment Policy and all unlisted
investments, receives and reviews monthly portfolio
reports, and removes the key service providers
(brokers) if needed. Approves material investments,
disposals, or those exceeding specified thresholds
(i.e. notifiable transactions under Chapter 14 of
the Listing Rules), and overseeing all investment
activities.
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Management Discussion and Analysis
TEHEEWE S

OPERATIONS REVIEW (Continued)

Dividend Policy and Capital Allocation Approach:

Under the dividend policy of the Company, the Company
does not have any pre-determined dividend payout ratio.
The Board determines whether to declare dividends and
the amount per share based on the following factors:

(f)

the earnings, financial conditions, capital
requirements and future plans of the Group;

the shareholders’ interests in the Company;
the economic outlook;

the contractual restrictions on the payment of
dividends by the Company to its shareholders;

the statutory and regulatory restrictions on the
payment of dividends by the Company; and

any other factors the Board may consider relevant.

Each dividend declaration is approved by a board
resolution. The Dividend Policy is reviewed annually by
the Board.

Capital Allocation Framework:

The Group allocates capital generated from its securities
investment portfolio as follows:

Source of Capital: realised gains on sale of
securities; and dividend and interest income
received in cash.

Allocation Framework: This capital will be allocated
to the following:

- Dividend distribution: Declaration according to
the dividend policy as detailed above.

- Reinvestment: Retained in the portfolio to
acquire new securities in accordance with the
investment decision-making procedure.

- Liquidity buffer: Retained at corporate level
as cash or cash equivalents to support
operational cash flow requirements and
unanticipated liquidity needs.

No fixed percentage is allocated to any use. The
Board determines the allocation on an annual basis
when approving the full-year financial statements.
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)
Rationale for Capital Retention:

° The portfolio requires capital to maintain its existing
size and income-generating capacity.

o A cash reserve allows the Group to meet margin
calls or liquidity needs without forced liquidation of
listed or unlisted positions.

Governance and Review:

° Dividend Policy: Reviewed annually and approved
by the Board.

° Dividend declaration: Approved by board resolution
on an interim and final basis.

° Capital allocation for reinvestment: Approved
through the investment proposal procedure.

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

During the year ended 31 December 2025, the Group’s
money lending business generated interest income on
loans amounting to HK$14,142,000, a 33% decrease
from HK$21,046,000 for the previous year. The segment
gain (before taxation) was HK$1,038,000, as compared
to a segment loss (before taxation) of HK$20,162,000
for the previous year.

The 33% decrease in interest income on loans
was mainly due to no further interest income being
recognised for loan receivables that were classified
under stage 3 (credit-impaired) and fully impaired.

The turnaround from segment loss to segment gain
was mainly attributable to a HK$25,121,000 decrease
in allowance for ECL recognised on loan receivables,
which was partly offset by a HK$6,904,000 decrease in
interest income on loans.

During the year ended 31 December 2025, no new loan
was granted. In addition, no customers made drawings
from the existing loans.

At 31 December 2025, 12 loans granted by the Group’s
money lending business remained outstanding. 12
loan receivables with an aggregate gross balance of
HK$990,471,000 were classified under stage 3 (credit-
impaired). The Group has extended the final repayment
date of three loan receivables with a customer by
obtaining additional collateral, and is currently
negotiating with the other customers with a view to
entering into binding settlement agreement. As at the
date of this annual report, the negotiations were still
ongoing.

At the end of the reporting period, the directors
performed an impairment assessment on the Group’s
loan receivables with reference to a valuation prepared
by an independent professional valuer. The valuation
measured impairment on loan receivables using the
general approach, which is often referred to as the
“three-stage model” under Hong Kong Financial
Reporting Standard 9 Financial Instruments. Based on
the valuation, an allowance for ECL on loan receivables
of HK$12,733,000 was made, a HK$25,121,000
decrease compared to the year ended 31 December
2024. Of the total allowance for ECL, (i) all of them was
recognised for the loan receivables classified under
stage 3 (credit-impaired), (initial recognition), and (ii)
HK$3,538,000 being the unwinding of discount on loan
receivables classified under stage 3 (credit-impaired).
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)
Money lending business (Continued)

At 31 December 2025, the Group’s loan and interest
receivables (after accumulated allowance for ECL)
amounted to HK$160,496,000 (2024: HK$171,816,000).

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

Sale of jewelry products business

During the year ended 31 December 2025, the Group’s
sale of jewelry products business generated revenue of
HK$69,516,000, a 0.3% increase from HK$69,284,000
for the previous year, and reported a segment profit
(before taxation) of HK$1,815,000, a 320% increase
from HK$432,000 in the previous year.

The revenue and gross profit generated from the sale of
jewelry products business were steady for both years.
The improvement in segment profit (before taxation) is
largely attributable to less provision for trade receivables
was made in the current year. At the end of the
reporting period, the directors performed an impairment
assessment on the Group’s trade receivables. Based
on the impairment assessment, an allowance for ECL
on trade receivables of HK$159,000 was made, a
HK$1,743,000 decrease compared to the previous year.

To cope with the sluggish market condition and the
surge in gold price, the Group is expanding its product
categories by developing budgeted jewelry products
to meet the shrinking budget of the consumer public.
Starting from 2024, the Group launched its other stone-
type jewelry products and received sales inquiries from
several customers with order of small quantities. It was
expected that customers would not place any quantity
orders for the other stone type jewelry products until the
first half of 2026. In addition, the Group would continue
to cultivate new markets for its jewelry products, such
as Japan and other Asian Pacific countries in 2026 by
attending trade shows and organizing sales trips.
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OPERATIONS REVIEW (Continued)
Sale of jewelry products business (Continued)

At the end of the reporting period, the directors
performed an impairment assessment on the Group’s
trade receivables based on a valuation prepared by
the independent professional valuer. Based on the
valuation, an allowance for ECL on trade receivables
of HK$159,000 was made, a HK$1,743,000 decrease
compared to the previous year.

At 31 December 2025, the Group’s inventories of jewelry
products, including raw materials, work-in-progress,
and finished goods, amounted to HK$25,676,000 (2024:
HK$27,400,000).

Property investment business

During the year ended 31 December 2025, the Group’s
property investment business generated a turnover of
HK$5,882,000, a 35% decrease from HK$9,104,000 for
the previous year, and recorded a segment loss (before
taxation) of HK$268,475,000, a 3% decrease from
HK$278,118,000 in the previous year.

Of the total turnover, HK$1,903,000 was rental income
generated from the investment property portion of the
Shun Tak Property, HK$2,453,000 was rental income
generated from the residential serviced apartments
under short-term lease agreements, and HK$1,526,000
was derived from property and car parks management
fees. Following the delivery of the vacant possession
of the residential serviced apartments to lessees upon
completion of three blocks of residential serviced
apartments erected on the Subject Land in the third
quarter of 2022, rental income is generated from the
residential serviced apartments under short-term lease
agreements, and property management fees are charged
to the delivered residential serviced apartments. The
decrease in turnover mainly resulted from the lower
occupancy rates of the investment properties of the
Group in 2025.

The improvement in segment results was mainly
attributable to the absence of the HK$189,029,000
impairment loss in respect of goodwill in the year
ended 31 December 2025 which are partially offset by
the impairment loss on property, plant and equipment
of HK$111,928,000 (2024: HK$12,659,000), right-of-
use assets of HK$12,170,000 (2024: Nil) and intangible
assets of HK$64,859,000 (2024: Nil) recognised for the
year ended 31 December 2025.
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)
Property investment business (Continueqd)

The Company’s indirect wholly-owned subsidiary,
Bayhood No. 9 Co., owns (i) the rights to construct and
operate the club facilities of the Club and (ii) the rights
to develop and operate the Subject Land and the rights
to construct and manage properties (each a “Property”
and collectively, the “Properties”) erected on the
Subject Land (the “Management Rights”) for around 37
years until 30 January 2062.

The second and third phases of the Subject Land
have been developed into seven blocks of three-
storey residential serviced apartments comprising 279
residential serviced apartments with an aggregate gross
floor area of 45,165 square meters (with individual
apartments of sizes ranging from approximately 88
to 459 square meters), together with two blocks of
three-storey office buildings each having a gross floor
area of approximately 6,300 square meters with total
construction costs of RMB727,000,000 (equivalent to
HK$804,934,000). The residential serviced apartments
and the office buildings are offered for lease by Bayhood
No. 9 Co..

During the year ended 31 December 2025, no new
long-term lease agreement for a residential serviced
apartment was signed, no lease agreement for office
premises was signed, and no vacant possession of
residential serviced apartments was delivered under
long-term lease agreements.

At 31 December 2025, there was one signed long-term
lease agreement for residential serviced apartments
remaining undelivered.

The applicable ratios calculated in respect of each of
the lease agreements entered into by Bayhood No. 9
Co. were under 5%, and none of them constituted a
notifiable transaction to the Company under Chapter
14 of the Listing Rules. To the best of the directors’
knowledge, information, and belief, having made all
reasonable enquiries, all the lessees (and the ultimate
beneficial owners of the corporate lessees) are third
parties independent of the Company and its connected
persons (as defined in the Listing Rules).
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OPERATIONS REVIEW (Continued)
Property investment business (Continueq)

At the end of the reporting period, the directors
performed an impairment test for the property, plant
and equipment, the intangible assets, and the right-
of-use assets relating to (i) the rights to construct and
operate the club facilities of the Club and (ii) the rights
to develop and operate the Subject Land and the rights
to manage the properties erected on the Subject Land
with reference to the discounted cash flow projections
to assess the value in use of the property investment
business and the golf club operation business in Beijing,
Mainland China. As the carrying amount of the cash-
generating units of the Group’s property investment
business and golf club operation business exceeded
their recoverable amounts, an impairment loss on
property, plant and equipment of HK$75,501,000, right-
of-use assets of HK$12,170,000 and intangible assets
of HK$64,859,000 were recognised for the year ended
31 December 2025. The impairment loss arose from the
change in key assumption and input for lower rents and
longer delivery dates of residential serviced apartments
and office premises used in the discounted cash flow
projection of the property investment business to reflect
the prevailing market conditions and the management’s
latest estimation.

At the end of the reporting period, the directors
measured the investment properties of the residential
serviced apartments under short-term lease
agreements. Based on a valuation prepared by an
independent qualified valuer, the Group recognised a
loss of HK$9,858,000 arising on change in fair value of
investment properties.

At the end of the reporting period, the directors
measured the investment properties of 6 niches at Po
Fook Hill, Hong Kong at fair value. Based on a valuation
prepared by an independent professional valuer, the
Group recognised a gain of HK$1,104,000 arising on the
change in fair value of investment properties.

At the end of the reporting period, the directors
measured the investment property portion of the Shun
Tak Property at fair value and performed impairment test
for the property, plant and equipment portion of the Shun
Tak Property. Based on a property valuation prepared
by the independent qualified valuer, the fair value of the
investment property portion of the Shun Tak Property
decreased from HK$116,000,000 at 31 December 2024
to HK$86,800,000 at 31 December 2025. Accordingly,
the Group recognised a loss of HK$29,200,000 arising
on change in fair value of investment properties and an
impairment loss on property, plant and equipment of
HK$36,427,000.
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Management Discussion and Analysis

OPERATIONS REVIEW (Continued)
Golf club operation business

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

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

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

During the year ended 31 December 2025, the Group’s
golf club operation business generated a turnover of
HK$134,190,000 (2024: HK$132,176,000) and recorded
a segment profit (before taxation) of HK$36,236,000
(2024: HK$14,048,000). The increase in segment profit
mainly resulted from better cost control resulting in
decrease in salaries and other administrative expenses.
The directors are cautiously monitor the revenue and the
operation costs of the Club from time to time in order to
create a continuous income stream.
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OPERATIONS REVIEW (Continued)
Investments in associates

Elite Prosperous is an investment holding company
whose principal asset is 47,643 ordinary shares in an
unlisted investment holding company, representing
2.65% of the entire issued share capital of the unlisted
investment holding company. The principal subsidiaries
of the unlisted investment holding company are engaged
in (i) agency payment services, (ii) currency exchange
services, and (iii) provision of online, mobile, and cross-
border payment services. At the end of the reporting
period, Elite Prosperous measured its investment in
the unlisted investment holding company at fair value.
Based on the financial statements of Elite Prosperous,
the fair value of the investment increased from
HK$5,731,000 at 31 December 2024 to HK$7,186,000
at 31 December 2025. Accordingly, Elite Prosperous
recognised a gain of HK$712,000 arising on change in
fair value of its investment in the unlisted investment
holding company.

China Healthwise Holdings Limited (“China Healthwise”),
a 21.94% owned associate of the Company, is an
investment holding company, and its subsidiaries are
principally engaged in sales of Chinese health products,
money lending business, and investment in financial
instruments. During the year ended 31 December 2025,
China Healthwise reported a loss of HK$2,606,000,
a HK$37,675,000 decrease from HK$40,281,000 as
compared to last year, and the Group should entitle to
share a loss of HK$572,000 from China Healthwise. At
31 December 2025, the carrying amount of interests
in associates from China Healthwise before sharing
a loss from China Healthwise during the year ended
31 December 2025 was nil. According to HKAS 28
Investment In Associates and Joint Ventures, the entity’s
share of losses of an associate or joint venture equals
or exceeds its interest in the associate or joint venture,
no further losses is recognised. As a result, the Group
did not share a loss from China Healthwise during year
ended 31 December 2025.
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Management Discussion and Analysis

FUTURE PROSPECTS

In 2025, the global macroeconomic environment
remains fraught with uncertainty. While some inflationary
pressures have moderated, core inflation in certain
jurisdictions persists, keeping central bank policies
divergent and market sentiment cautious. Geopolitical
tensions, particularly the ongoing conflicts in Eastern
Europe and the Middle East, continue to pose risks
to energy security and trade routes. Furthermore,
the fragmentation of global trade, evidenced by
the continued technological and tariff disputes
between major economies like the U.S. and China,
has created a more complex and less predictable
operating environment. Although advancements
in artificial intelligence and the accelerating shift
towards sustainable energy present structural growth
opportunities, these are often offset by regulatory
hurdles and supply chain realignments. Consequently,
2025 is characterized by a strategic recalibration, with
businesses focusing on resilience and adaptability in the
face of persistent headwinds.

In light of the sustained uncertainty in the equity
markets, the directors will maintain a vigilant and flexible
approach to the Group’s equity securities portfolio. The
investment strategy will prioritize capital preservation
and liquidity, with the Group prepared to realise its
equity holdings into cash as market conditions dictate,
thereby mitigating potential downside risks throughout
2025.

Reflecting the cautious macroeconomic outlook, the
directors intend to maintain a conservative stance on the
Group’s loan portfolio, keeping its size relatively stable
in 2025. Consequently, the interest income generated
from the money lending business is expected to remain
largely consistent with that of 2024. The primary focus
will remain on rigorous credit risk management. The
directors will continue to closely monitor the repayment
behaviours and financial health of borrowers, prioritising
the recovery of any overdue receivables to safeguard
the Group’s asset quality.
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EEREFIWME SN

FUTURE PROSPECTS (Continued)

The retail environment for jewelry products is expected
to remain challenging in 2025 due to subdued consumer
sentiment and shifting spending priorities. In response,
the Group will persist in its strategy of diversifying
product offerings, focusing on the development
of budget-friendly jewelry and alternative stone-
type products to cater to price-sensitive consumers.
Concurrently, efforts to broaden sales territories will be
intensified, with a targeted push into overseas markets,
including Japan and other Southeast Asian countries,
to reduce reliance on any single market. Despite these
proactive measures, the directors anticipate that the
performance of the jewelry sales business in 2025 will
likely mirror that of 2024, given the persistent headwinds
from the uncertain global macroeconomic environment.

Notwithstanding signs of a moderating economic growth
rate in Mainland China, the property development and
leasing segment remains a cornerstone of the Group’s
strategy to build a resilient income stream. The directors
will dedicate increased resources to marketing and
leasing initiatives for the commercial properties erected
on the Subject Land, aiming to sustain a high occupancy
rate. Furthermore, the Group remains committed to
the phased completion of its development pipeline,
with efforts concentrated on finalising the remaining
four blocks of residential serviced apartments and two
blocks of office buildings as planned, reinforcing the
foundation for future recurring income.

The outlook for the golf club operation business in
Beijing remains moderately positive for 2025. The
operation continues to benefit from sustained demand
for premium leisure activities among the city’s residents.
However, the business environment is tempered by
ongoing regulatory oversight concerning land use and
environmental sustainability. The directors believe that
by focusing on operational excellence, enhancing the
customer experience, and implementing sustainable
management practices, this segment will continue to
generate stable revenue and contribute modest, steady
growth to the Group’s overall portfolio.
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Management Discussion and Analysis

FUTURE PROSPECTS (Continued)

As previously announced, the Group may explore
opportunities to expand into new business areas,
including blockchain operating services, specifically
Runtime-as-a-Service (RaaS), as well as customised
hardware and security modules. While this potential
venture is still in the conceptual stage, the preliminary
technical architecture under consideration is designed
with a focus on security, compliance, and scalability,
with the aim of gradually forming an integrated software
and hardware operational system. The directors believe
this could represent a forward-looking direction for the
Group; however, given the early stage of development
and the rapidly evolving regulatory and technological
landscape surrounding blockchain technology, there
can be no assurance that this plan will progress as
envisaged, or at all. The Group will continue to assess
the feasibility and risks associated with this potential
expansion and will make further announcements as and
when appropriate.

Given the complex and uncertain macroeconomic
environment anticipated for 2025, the directors will
remain cautious and vigilant. The Group will continue to
identify and monitor key risks, adapting its strategies as
necessary. The board is committed to leading the Group
through these challenges by strengthening its business
foundation, optimising resource allocation, and focusing
on the long-term resilience of its existing operations.
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EEREFIWME SN

EVENTS AFTER THE REPORTING PERIOD

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

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

Details of the Placing were set out in the Company’s
announcements dated 17 December 2025 and 13
January 2026.

PRINCIPAL RISKS AND UNCERTAINTIES

A summary of the principal risks and uncertainties which
may impact the Group’s financial conditions, results of
operations or future performance and how the Group to
mitigate these risks is set out below.

This summary should not be regarded as a complete
and comprehensive statement of all potential risks and
uncertainties faced by the Group, but rather those risks
that the Group currently believes may have a significant
impact on the Group’s performance and future
prospects.
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Management Discussion and Analysis

PRINCIPAL RISKS AND UNCERTAINTIES

(Continued)

Principal risks
FTERE

Strategic risk
RAE R

Economic risk
&

Credit risk
EERM

Description
AR

Strategic risk is the risk that medium and
long-term profitability and/or reputation
of the Group could be adversely impacted
by the failure either to identify or
implement the correct strategy, or to react
appropriately to changes in the business
environment.

R R b A A R E B S B e E R AR
HEXRRECFEHEEREMEAEER
HRRABAEIR BBEXTATE
Z Bk o

Economic risk is the risk of any downturn
in economic conditions could impact the
Group’s performance through higher bad
debts as a result of customers’ inability to
repay loans and lower asset values.
RERBATMRBEREZTITRAR  E
AEFENEEERMESERIEMREE
BEREMPZELAEBERR -

Credit risk is the risk of financial loss to
the Group if a customer or counterparty
to a financial instrument fails to meet its
contractual obligations.
FERRANEMIAZEFRIRZHFR
EHRREEEITHENED  AEERZH
BEEZEE -

TERFWE SN

FTERRKETHBPREE &)

Mitigating actions

TR

Extensive investment management
experience of the Board.
EEERREEECEELR -
Regularly review on strategy and
performance of each business unit.
EHRRNEEREM 2 RBRKRA -
Perform comprehensive due diligence
on all potential acquisitions.

BB EEWRERETEASHES -

Regularly review forward looking
indicators to identify economic
conditions.

EHRET AU M ISR AR B AR IR IR ©

Fully understand customers and carry
out credit quality assessment on
customers before granting loans.
REHERAZEH T HEFLHETFE
TEEERL -

Regularly monitor loan receivables and
assess for their recoverability.
ERERBUERKRAZATORRERE -
Limit credit risk exposure by granting
loan to any single customer of not
more than 8% of the consolidated total
assets of the Group.
ZRMEMNE-—FFRETZNEAER
ﬁéﬁ%%ﬁs%zﬁﬁumﬁﬁﬁm
Make rental contracts with tenants
with an appropriate credit history.
EHEBEEGETAZAMEATT LAY -

KIEREIREBRD A 45
—ECHFER



46

Management Discussion and Analysis
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PRINCIPAL RISKS AND UNCERTAINTIES

(Continued)

Principal risks
FERERE

Liquidity risk
MEE SRR

Price risk

B

Exchange risk
BE 5 b

Description
AB

Liquidity risk is the risk that the Group will
not be able to meet its financial obligations
as they fall due.
nBETEBAREEREBTHEN Y
BEEZRE -

Price risk is the risk that changes in equity
prices will affect the Group’s income and
the value of its holdings of equities.
BEREARAETERNEERAREFAEFRE
BEZREZH AR -

Exchange risk is the risk that changes

in foreign exchange rates will affect the
Group’s income and the value of its
holdings of assets.
ErRERASETEARBRARRAFEE
BEZIIMNEEZZE 2 ER
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Mitigating actions

FFRIER

Regularly monitor liquidity and
statement of financial position.
ERERRBEES RUBARRK -
Maintain appropriate liquidity to cover
commitments.

REBBEERDES HIRAGE

Limit liquidity risk exposure by
investing only in equity securities listed
on stock exchanges.
BBERENBSZ M LHESRE
REE L @M

Ensure acceptable and appropriate
finance in place, or believed to be
available before committing investment
projects.
EEREEBABRREEREEIER
RBEES -

Regularly monitor equity portfolio to
address any portfolio issues promptly.
EHERREREHS UBRERTM
REMLEHE -

Spread price risk exposure by
investing a number of equities.
REZERZUDHERRMR -

Closely monitor statement of financial
position and cashflow exchange risk
exposures and where considered
appropriate use financial instruments,
such as forward exchange contracts,
foreign currency options and forward
rate agreements, to hedge this
exchange risk.

ZY) BRI R KRB ERE R E
B WEERABANBERITEASH
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R R 178 ) $h 2B 5 E g o



Management Discussion and Analysis

PRINCIPAL RISKS AND UNCERTAINTIES

(Continued)

Principal risks
FERERE

People risk

ASERE

Legal and
regulatory risk

EREREERR

Description
AB

People risk is the risk of loss of the
services of any directors, senior
management and other key personnel
which could have a material adverse effect
on the Group’s businesses.
ANERBRAEMESE SREBAERHEAM
FTEABRIRB AR AEEERERE
RAREE 2 R o

Legal and regulatory risk is the risk that a
breach of laws and regulations could lead
to litigation, investigations or disputes,
resulting in additional costs being
incurred, civil and/or criminal proceedings
and reputational damage.
FEREREERMBAERERRERTRESH
A - BEHMY  EEBEIE - RER
SBEHNERFREBEEZEAR

EHBWRESH

FTERRKETHBPREE &)

Mitigating actions

FFRIER

Provide competitive reward and benefit
packages that ensure our ability to
attract and retain the employees the
Group needs.
RMEERE D 2 RBKREFFBURR
AEBERNOKRSIRBEMEZIAT ©
Ensure that the staff of the Group
has the right working environment

to enable them to do the best

job possible and maximise their
satisfaction at work.
BRAEEZEIFGBE 2 ITHERIEU
SEIRZAARMEFIERSIE®R
BEBKXIL -

Monitor changes and developments in
the regulatory environment and ensure
that sufficient resources being made
available to implement any required
changes.
ERRERRCEHNBERIBRTA
ZEREUBHREAREZEE -

Seek legal or other specialist advice as
appropriate.
BERSREZINHEMEEALER -
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CORPORATE GOVERNANCE PRACTICES

The board of directors of the Company (the “Board”) is
committed to maintaining a high standard of corporate
governance. The Board considers that such commitment
is essential for effective management, healthy corporate
culture, successful business growth, balancing of
business risk, and enhancing of shareholders’ value.

The Company has adopted the code provisions of the
Corporate Governance Code (the “Code”) as set out
in Appendix C1 to the Rules Governing the Listing of
Securities (the “Listing Rules”) on The Stock Exchange
of Hong Kong Limited (the “Exchange”) as its own code
of corporate governance.

Save for the derivation from code B.3.5, code C.1.7 and
code C.2.1 which are explained below, in the opinion
of the Board, the Company complied with the Code
throughout the year ended 31 December 2025.

CODE PROVISION B.3.5

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

CODE PROVISION C.1.7

According to code provision C.1.7 of the Code (“Code
C.1.7"), an issuer should arrange appropriate insurance
cover in respect of legal action against its directors.
During the year ended 31 December 2025, the Company
did not maintain directors’ liability insurance and
therefore deviated from Code C.1.7. After reviewing
the Company’s size, operational scale, and risk profile,
the Board considered that the cost of obtaining such
insurance was not justified relative to the perceived
level of risk. The Board will, however, review this
position annually to ensure it remains appropriate for the
Company’s circumstances.
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CODE PROVISION C.2.1

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

CORPORATE PURPOSE, VALUES AND
STRATEGY

For many years, the Board has focused on pursuing the
corporate purpose of empowering and developing our
employees to create long-term value and sustainable
growth for our shareholders.

The Board recognises the need to establish the
correct culture and values to pursue the Company’s
purpose and to ensure good standards of behaviour
are maintained throughout the Group. To foster the
Company’s culture, the Board continues to promote the
following values within the Group:

(@) Integrity
We insist on trustworthy behaviour and always
acting with integrity — “doing the right thing”,
internally and externally.

(b) Responsible
We conduct our business in a responsible way and

are responsible for our actions, outcomes, and
reputation.
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CORPORATE PURPOSE, VALUES AND
STRATEGY (Continued)

(c) Collaborative and supportive

We foster a collaborative and supportive
environment for attracting, developing, and
retaining the best talent for our business.

(d) Teamwork

We promote teamwork in a fair and open
environment, where employees and their
contributions are valued and respected.

(e) Customer focus

We take the time to know our customers and
understand their business needs, so they feel
listened to and valued. We are responsive and
flexible, ensuring they stay with us for the long
term.

In pursuing the Company’s purposes, the Company
adopts two principal strategies, namely: (i) to grow
recurring earnings, cash flow and capital return and to
strengthen its financial position, and (ii) to attract, retain,
and develop talented employees.

The Board believes that the culture of a business, in
conjunction with its values, is vitally important to the
Company’s successful long-term performance. How the
Board members conduct themselves sets the culture
within the Group — a good standard of behaviour has to
be set from the top.

The Board constantly monitors the Company’s culture to
ensure that policy, practices, and behaviour throughout
are aligned with the Company’s purpose and strategy.
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BOARD OF DIRECTORS
Composition of the Board

The composition of the Board reflects the necessary
balance of skills and experience desirable for effective
leadership of the Company and independence in
decision-making.

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

Executive directors:

Mr. Lei Hong Wai

(Chairman and Chief Executive Officer)
Mr. Cheung Kwok Wai Elton
Mr. Cheung Kwok Fan
Mr. Tomasz Wojewoda

(appointed on 19 September 2025)
Mr. Raza Zaidi

(appointed on 19 September 2025)
Ms. Zhao Yan

(appointed on 19 September 2025)

Independent non-executive directors:

Mr. Wan Shing Chi

Mr. Ng Heung Yan

Ms. Leung Man Yee Fanny
(resigned on 31 January 2026)

Mr. Law Kwok Ho Kenward

Biographical information of the directors at the date
of this report is set out in the Biographical Details of
Directors on pages 97 to 101 of the annual report.

According to the bye-laws of the Company, a director
appointed by the Board either to fill a casual vacancy
or as an addition to the existing Board shall hold office
until the first annual general meeting of the Company
after his/her appointment and shall then be eligible for
re-election. Furthermore, one-third of the directors,
for the time being, shall retire from office by rotation
but are eligible for re-election at each annual general
meeting, provided that every director shall be subject to
retirement by rotation at least once every three years.
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BOARD OF DIRECTORS (Continued)
Composition of the Board (Continued)

The Board has an appropriate mix of skills, experience
and diversity that are relevant to the Company’s
strategy, governance and business.

Executive Directos #11T&%

Designation B Independent Non-Executive Directors ¥ JF£11TE S

Ethnicity &% Chinese FEI%E Non-Chinese 3 E%&

Gender 31 Female Zz Male B4

Age Group fFEARI <40 41-50 51-60 _

Length of Services AR#% 55 <1 year 1-2vyears _
1 2 3 4 5] 6 7 8 9 10

EZTT ARSI TCNRAEERAR - H5|E
ARFWRMRE EARURERREFEE
B UTHMERRFEREN BEERE

The Board possesses a diverse range of skills and
expertise critical to guiding the Company’s long-term
strategy, governance, and sustainable growth. Below

52

is a summary of key competencies aligned with the ERFHNEZRED -
Company’s business model, values, and objectives:
Executive
leadership &
directorship
or senior
executive Architects or Accounting
experience construction professionals/
with other Mainland engineering or financial
listed Capital market China  engineering  Information management
company(ies) expertise exposure design  technology expertise
THEEUR
REMEHAT &if
RiEEEY BREME LEIN-VA
BRTHAR Bxmis BEIRY HHER
P EXNE  RETEAE IR#:t EAMER EXAR
Executive directors HEs
Mr. Lei Hong Wai TRERE v / /
Mr. Cheung Kwok Wai Elton  REIB %4 v / /
Mr. Cheung Kwok Fan REBLE / v
Mr. Tomasz Wojewoda Tomasz Wojewoda %4 /
Mr. Raza Zaidi Raza Zaidi £ 4 /
Ms. Zhao Yan ik e / /
Independent non-executive BUFHTES
directors
Mr. Wan Shing Chi FRELE /
Mr. Ng Heung Yan RMLEE /
Mr. Law Kwok Ho Kenward ~ BEIZ %4 /

ETERNITY INVESTMENT LIMITED

Annual Report 2025
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BOARD OF DIRECTORS (Continued)
Composition of the Board (Continued)
Notes:

1. Executive leadership & directorship or senior executive
experience with other listed company(ies)
Directors with prior executive roles in listed companies bring
proven leadership in strategic decision-making, corporate
governance, and stakeholder management. This ensures
disciplined oversight of the Company’s operations and aligns
with our commitment to transparency and accountability.

2. Capital market expertise
Expertise in capital markets supports the Company’s
fundraising initiatives, investor relations, and compliance
with the Listing Rules. This skill is vital for maintaining market
confidence and optimizing capital structure to fuel growth.

3. Mainland China exposure
Given the Company’s property investment operation and
golf club operation in Mainland China, directors with deep
understanding of regulatory frameworks, business practices,
and cultural nuances enhance our ability to navigate
opportunities and risks in this critical market.

4, Architects or construction engineering or engineering
design
For our Group to engage in property investment, technical
expertise in engineering and design ensures informed
oversight of project feasibility, cost management, and
innovation in sustainable development practices.

5. Information technology
IT proficiency enables the Board to guide digital
transformation, cybersecurity resilience, and data-driven
decision-making—key priorities as the Company adopts
smart technologies to improve operational efficiency and
customer engagement.

6. Accounting professionals/financial management
expertise
Financial acumen ensures robust fiscal oversight, risk
management, and compliance with the accounting standards
and the reporting requirements of the Exchange. This skill
underpins the Board’s ability to safeguard shareholder value
and drive profitability.

Board Effectiveness

The Board recognises that conducting regular evaluation
of its performance is essential to good corporate
governance and Board effectiveness. The Company
have not conducted a board performance review during
the year ended 31 December 2025 and will conduct a
board performance review during the year ended 31
December 2026.
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BOARD OF DIRECTORS (Continued)
Attendance Records at Meetings
The attendance records of each director at the various

meetings of the Company during the year ended 31
December 2025 are set out below:

BEEg(H)
eRHEDR
REBZE-_ZE_HF+-A=1+—HLEFER -

EEERADNFAZRERZHECHEHIIW
T :

Meetings attended/held
Bk EETEH
Annual Special
general general Remuneration  Nomination Audit
meeting meeting Board  Committee ~ Committee = Committee
RRESF RREH
g g E3xe §MZEe REZEE  BNZEEE
Number of meetings RV 1 2 15 2 2 4
Executive directors: BIES
Mr. Lei Hong Wai FREE 1/1 212 15/15 212 22 NATEA
Mr. Cheung Kwok Wai Elton REGLE 111 212 1515  NATEE  NATER  NATER
Mr. Cheung Kwok Fan REESLE 17 212 1515 NATER  NATER  NATER
Mr. Tomasz Wojewoda Tomasz Wojewoda 4
(appointed on 19 September 2025) (W=B-1%
ABTNREZHE) 0/0 0/0 03  NATEA NATER  NATER
Mr. Raza Zaid| Raza Zaidi £ 4
(appointed on 19 September 2025) (R=B=1f
RAThREZR) 0/0 0/0 03 NATER NATER  NATER
Ms. Zhao Yan il 1
(appointed on 19 September 2025) (R=ZE=1F
ABTHBEZE) 0/0 0/0 03 NATER  NATER  NATEAR
Independent non-executive directors: BYFHTEE :
Mr. Wan Shing Chi RRALE 1/1 22 15/15 212 22 4/4
Mr. Ng Heung Yan RELCEE 1 2/2 15/15 2/2 2/2 4/4
Ms. Leung Man Yee Fanny REELT 1 2/2 15/15 2/2 2/2 4/4
Mr. Law Kwok Ho Kenward ZERRE 1/1 22 1515 NATER  NATER 44
Responsibilities and Delegation BERERE

The Board is responsible for the leadership and control
of the Company and oversees the Group’s businesses,
strategic direction and financial performance. The
management, consisting of executive directors along
with other executives, is delegated the authority and
responsibility by the Board for the management of
the Group. In addition, the Board has also delegated
various responsibilities to four committees, namely the
Audit Committee, the Remuneration Committee, the
Nomination Committee, and the Finance Committee, to
assist the Board in discharging its duties and to oversee
particular aspects of the Group’s activities.

ETERNITY INVESTMENT LIMITED
Annual Report 2025
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BOARD OF DIRECTORS (Continued)
Responsibilities and Delegation (Continued)

Decisions on important matters are specifically reserved
for the Board, while decisions on the Group’s general
operations are delegated to the management. Important
matters include those affecting the Group’s strategic
policies, major investment and funding decisions, and
major commitments relating to the Group’s operations.

The day-to-day management of the Group is delegated
to the management. This delegation of authority
includes responsibility for developing and formulating
business plans and budgets of the Group for the
Board’s approval, operating the Group’s businesses
within the parameters set by the Board, keeping the
Board informed of material developments of the Group’s
businesses, identifying and managing operation and
other risk and implementing the policies and processes
approved by the Board.

Compliance with Rules 3.10(1) and (2), and 3.10A of
the Listing Rules

During the year ended 31 December 2025, the Board at
all times met the requirements set out in Rules 3.10(1)
and (2), and 3.10A of the Listing Rules relating to the
appointment of at least three independent non-executive
directors (representing at least one-third of the Board)
with at least one independent non-executive director
possessing appropriate professional qualifications or
accounting or related financial management expertise.

Independence of Independent Non-executive
Directors

In determining the independence of directors, the Board
follows the independence guidelines set out in the
Listing Rules. The Company has received from each
independent non-executive director an annual written
confirmation of his/her independence pursuant to Rule
3.13 of the Listing Rules in respect of the year ended 31
December 2025 and considers all of the independent
non-executive directors to be independent.

Relationship between Board Members

Save and except for the family relationship between Mr.
Cheung Kwok Wai Elton and his brother, Mr. Cheung
Kwok Fan, there is no other relationship between the
other members of the Board.
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BOARD OF DIRECTORS (Continued)

Directors’ Induction and Continuous Professional
Development

New directors are provided with comprehensive
induction training sessions conducted by external
legal adviser to ensure that they have a thorough
understanding of the statutory duties of the directors,
the Group’s operations and governance policies, as well
as their role and responsibilities as Board members.
During the induction training session attended by Mr.
Tomasz Wojewoda and Mr. Raza Zaidi on 8 September
2025 and Ms. Zhao Yan on 16 September 2025, an
external legal adviser provided legal advice on Hong
Kong laws as regards the requirements under the
Listing Rules that are applicable to them as directors
of a listed company, their obligations as directors of
a listed company, and the possible consequences of
making false declarations or giving false information
to the Securities and Futures Commission. Mr. Tomasz
Wojewoda, Mr. Raza Zaidi and Ms. Zhao Yan have
confirmed their understanding of their obligations as
directors of a listed issuer.

The directors are committed to complying with code
provision C.1.4 of the Code on directors’ training. All
directors have participated in continuous professional
development and provided a record of training they
received for the year ended 31 December 2025 to the
Company.

ETERNITY INVESTMENT LIMITED
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BOARD OF DIRECTORS (Continued)

Directors’ Induction and Continuous Professional

Development

A summary of training received by the directors during
the year ended 31 December 2025 is as follows:

Corporate Governance Report
ERELIRSE

EEE(#)
ESABRGEEXERR (F)

NBE-—E-—AF+-A=+—ALEERK
EEESEIIBIENT

Type of Subject of
training training
EINER EINEE
(Note 1) (Note 2)
(Mtat 1) (Hfat2)
Executive directors: HITEE
Mr. Lei Hong Wai TIEEE 1,2&3 A&B
Mr. Cheung Kwok Wai Elton REIESEE 1,2&3 A&B
Mr. Cheung Kwok Fan REIENSEAE 1&3 A
Mr. Tomasz Wojewoda Tomasz Wojewoda 5t 4 1,2&3 A
(appointed on 19 September 2025) (R=ZZB=-_HFNATHIA
BZEE)
Mr. Raza Zaidi Raza Zaidi %t & 1,2&3 A
(appointed on 19 September 2025) (RZEZ-HFHhAT+NA
BZEE)
Ms. Zhao Yan Fick-grgun 1,2&3 A&C
(appointed on 19 September 2025) (R=Z2=-HFHAA+NIA
BZE)
Independent non-executive BYFHITES :
directors:
Mr. Wan Shing Chi FRELEE 1&3 A
Mr. Ng Heung Yan REM-EE 183 A
Ms. Leung Man Yee Fanny REBELL 18&3 A
(resigned on 31 January 2026) (R=ZE=-R"E—HB=+—H
BHE)
Mr. Law Kwok Ho Kenward BEZLE 1,2&3 A&C
Note 1: Bt -
1:  Television programmes or webcasts 1: BREOBIANEEE
2:  Seminars, workshops or webinars 2: WHE - IESHHELHEE
3:  Reading 3: ME
Note 2: Hiag2 -
A:  Legal and regulatory compliance, and corporate governance A EEREESHRURGCEER
B:  Anti-money laundering B: R%&
C: Financial reporting C: BBRE

KIBRBEIRE

SHMRAF
—E-RFFR
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BOARD OF DIRECTORS (Continued)

Independent Views and Input to the Board

To ensure that independent views and input are available
to the Board, the Company has established the following
mechanism, and the implementation and effectiveness
of such mechanism are reviewed annually.

(@)

(d)

The Board must ensure the appointment of at least
three independent non-executive directors and at
least one-third of its members being independent
non-executive directors (or such higher threshold
as may be required by the Listing Rules) from time
to time.

Each Board committee must comprise a majority of
independent non-executive directors.

The independence of independent non-executive
directors is assessed upon appointment, annually,
re-appointment, and at any other time where the
circumstances warrant reconsideration.

The independent non-executive directors are
required to inform the Company as soon as
practicable if there is any change in their personal
particulars that may materially affect their
independence.

Independent non-executive directors receive fixed
fees for their role as members of the Board and
Board committees and are not entitled to equity-
based remuneration (e.g. share options or grants)
with performance-related elements.

Further re-appointment of an independent non-
executive director (including the long-serving
independent non-executive director) is subject
to a separate resolution to be approved by the
shareholders.

Independent non-executive directors should not be
involved in the daily management of the Company
nor in any relationship or circumstance which
would affect the exercise of their independent
judgement.

All directors are entitled to seek independent
professional advice on issues relevant to their
function and duties at the Company’s expense.

ETERNITY INVESTMENT LIMITED
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BOARD OF DIRECTORS (Continued)
Independent Views and Input to the Board (Continued)

(i) Directors are required to declare their and their
connected entities’ direct or indirect interests, if
any, in proposals or transactions to be considered
by the Board at Board meetings and withdraw from
the meetings as appropriate.

() The Chairman of the Board meets with the
independent non-executive directors at least
annually without the presence of the executive
Directors.

Financial Reporting

The Board is responsible for presenting a balanced,
clear, and understandable assessment of the Company’s
annual and interim reports, inside information
announcements and other disclosures required under
the Listing Rules and other regulatory requirements.

The directors acknowledge that it is their responsibility
to the preparation of the consolidated financial
statements of the Group and ensure that the
consolidated financial statements are in accordance
with statutory requirements and applicable financial
reporting standards. The directors also ensure the timely
publication of the consolidated financial statements of
the Group.
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BOARD OF DIRECTORS (Continued)
Financial Reporting (Continued)

During the year ended 31 December 2025, the Group
incurred a loss for the year attributable to owners of
the Company of HK$343,185,000, and as of that date,
the Group’s current liabilities exceeded its current
assets by HK$618,040,000. These events or conditions
indicate that a material uncertainty exists that may cast
significant doubts on the Group’s ability to continue as
a going concern. After carrying out a detailed review
of the cash flow projections of the Group covering a
period up to 31 March 2027 and taking into account
the implementation of the various measures detailed
in note 3 to the consolidated financial statements, the
directors are of the opinion that the Group would have
sufficient working capital to finance its operations
and to meet its financial obligations as and when they
fall due within the next twelve months from the date
of approval of the consolidated financial statements.
Accordingly, the directors are of the opinion that it
is appropriate to prepare the consolidated financial
statements for the year ended 31 December 2025 on a
going concern basis. Except for this, as at 31 December
2025, the directors were not aware of any other material
uncertainties relating to any events or conditions that
may cast significant doubt on the Group’s ability to
continue as a going concern.

The Company engaged HLB Hodgson Impey Cheng
Limited as its auditors for the year ended 31 December
2025. The statement by HLB Hodgson Impey Cheng
Limited regarding their reporting responsibilities on the
consolidated financial statements of the Group is set
out in the Independent Auditors’ Report on pages 102 to
110 of the annual report.

ETERNITY INVESTMENT LIMITED
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NON-EXECUTIVE DIRECTORS

All non-executive directors of the Company are not
appointed for a specific term, but are subject to
retirement from office by rotation and re-election in
accordance with the provisions of the Company’s bye-
laws.

DIVERSITY

The Board believes that a diversified Board brings
constructive challenge and fresh perspectives to
discussions. The Board considers diversity, in its
broadest sense (and not limited to gender), during Board
composition reviews and the development of selection
criteria for appointing a new director.

The Company’s Board diversity policy, which is available
on the Company’s website, provides that the selection
of candidates during the nomination process will be
based on a range of diverse perspectives. These
perspectives include but not be limited to gender, age,
cultural and educational background, professional
experience, ethnicity, skills, knowledge, and length
of service. The ultimate decision will be based on the
merit and contribution the selected candidates will
bring to the Board. The policy does not contain any
measurable objectives or targets for implementation.
The policy is reviewed annually by the Board to ensure
its effectiveness.

As at 31 December 2025, the Board comprises ten
directors, two of whom are female. To improve gender
diversity, each time a new director is appointed to the
Board, where possible, at least one of the shortlisted
candidates is female.

Details on the gender ratio in the Group’s workforce can
be found in the Environmental, Social and Governance
Report of the Group.
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DIRECTORS’ REMUNERATION POLICY

The Company has adopted a directors’ remuneration
policy aiming to set out the overall guiding principles
and structure for remuneration packages of directors
to attract, motivate, reward, and retain the right talent
in pursuing and driving the Company’s long-term goals
and ensuring business sustainability and growth. The
directors’ remuneration policy comprises remuneration
guiding principles and remuneration structure. The
remuneration of executive directors is determined based
on, among others, their scope of duties, responsibilities,
skills, and experience required, corporate and individual
performances, prevailing market practice, and general
economic situation. The remuneration of non-executive
directors and independent non-executive directors
is determined based on, among others, the number
of Board committees served, experience and level
of responsibilities undertaken, and prevailing market
practice. In the remuneration structure for directors,
independent non-executive directors are not entitled
to reward with equity-based remuneration. A copy of
the directors’ remuneration policy is available on the
Company’s website.
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BOARD COMMITTEES

The Board has established four committees with clearly
defined written terms of reference. The main roles
and responsibilities of these committees, including
all authorities delegated to them by the Board, as
set out in the terms of reference, are published on
the websites of the Company and the Exchange.
The independent views and recommendations of the
four committees ensure proper control of the Group
and the continual achievement of the high corporate
governance standards expected of a listed company.
The chairman of each committee reports the outcome
of the committee’s meetings to the Board for further
discussions and approvals.

Save and except for the Finance Committee, the
majority of the members of each Board committee
are independent non-executive directors. The Board
committees are provided with sufficient resources to
discharge their duties and, upon reasonable request,
are able to seek independent professional advice in
appropriate circumstances, at the Company’s expense.

Remuneration Committee

The Remuneration Committee comprises three
independent non-executive directors, namely Mr. Ng
Heung Yan, Mr. Wan Shing Chi, Ms. Leung Man Yee
Fanny (resigned on 31 January 2026), and one executive
director, namely Mr. Lei Hong Wai. Mr. Ng Heung Yan is
the chairman of the Remuneration Committee.

The Remuneration Committee is mainly responsible
for making recommendations to the Board on the
Company’s policy and structure for all directors
and senior management remuneration and on the
establishment of a formal and transparent procedure
for developing remuneration policy. As part of the
decision-making process, the Company has adopted the
standard declaration of interest procedures for all Board
and committee meetings to ensure that no director
or committee member will be asked to participate at
any decision-making of matters in which they have a
material interest, such as decisions regarding his own
remuneration. The Remuneration Committee makes
recommendations to the Board on the remuneration
packages, including benefits in kind, pension rights
and compensation payments, of individual executive
directors and senior management.
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BOARD COMMITTEES (Continued)
Remuneration Committee (Continued)

During the year ended 31 December 2025, the
Remuneration Committee held two meetings to (i) review
and discuss the remuneration structure and packages of
each executive director and the discretionary bonuses
of the executive directors for making recommendations
to the Board for approval, and (ii) recommend to the
Board the director’s fee of the proposed appointment of
new directors.

During the year ended 31 December 2025, no share
option was granted under the Company’s share
schemes. No material matter relating to share option
scheme, such as vesting periods or performance
targets, was brought to issue during the year requiring
the review or approval of the Remuneration Committee.

Nomination Committee

The Nomination Committee comprises one executive
director, namely Mr. Lei Hong Wai, and three
independent non-executive directors, namely Mr. Wan
Shing Chi, Mr. Ng Heung Yan and Ms. Leung Man Yee
Fanny (resigned on 31 January 2026). Mr. Lei Hong Wai
is the chairman of the Nomination Committee.

The Nomination Committee is mainly responsible
for reviewing the structure, size, and composition
(including the skills, knowledge, and experience) of
the Board, identifying potential directors and making
recommendations to the Board on the appointment or
re-appointment of directors.

The Nomination Committee leads the process and
makes recommendations for appointments to the
Board, whether as an additional appointment or to fill
up the casual vacancy of directorship as and when they
arise, in light of challenges and opportunities facing
the Company, as well as business development and
requirements of the Company.
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BOARD COMMITTEES (Continued)
Nomination Committee (Continued)

The Company has adopted a nomination policy aiming
to ensure the Board has a balance of skills, experience,
knowledge, and diversity of perspectives appropriate
to the requirements of the Company’s business. The
Nomination Committee will evaluate, select, and
recommend candidate(s) for directorships to the
Board by giving due consideration to selection criteria
including but not limited to:

(a) diversity in aspects including but not limited to
gender, age, cultural and educational background,
professional experience, skills and knowledge and
length of service;

(b) commitment to responsibilities of the Board in
respect of available time and relevant interest;

(c) qualifications, including accomplishment and
experience in the relevant industries the Company’s
business is involved in;

(d) independence;
(e) reputation for integrity;

() potential contributions that the individual(s) can
bring to the Board; and

(@) plan(s) in place for the orderly succession of the
Board.

The Nomination Committee will evaluate and recommend
retiring director(s) to the Board for re-appointment
by giving due consideration to the selection criteria,
including but not limited to:

(a) the overall contribution and service of the retiring
director(s) to the Company, including but not
limited to the attendance of the meetings of the
Board and/or its committees and general meetings
where applicable, in addition to the level of
participation and performance on the Board and/or
its committees; and

(b) whether the retiring director(s) continue(s) to satisfy
the selection criteria.
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BOARD COMMITTEES (Continued)

Nomination Committee (Continued)

The Nomination Committee will evaluate and
recommend candidate(s) for the position(s) of the
independent non-executive directors of the Company by
giving due consideration to the factors including but not
limited to those set out in Rules 3.10, 3.10A and 3.13 of

the Listing Rules in addition to the selection criteria.

The Nomination Committee will recommend to the Board
for the appointment of a director in accordance with the

following procedures and processes:

(@) the Nomination Committee will, giving due
consideration to the current composition and size
of the Board, develop a list of desirable skills,
perspectives and experience at the outset to focus

the search effort;

(b) the Nomination Committee may consult any source
it deems appropriate in identifying or selecting
suitable candidates, such as referrals from
existing directors, advertising, recommendations
from a third party agency firm and proposals
from shareholders of the Company with due

consideration given to the selection criteria;

(c) the Nomination Committee may adopt any process
it deems appropriate in evaluating the suitability
of the candidates, such as interviews, background
checks, presentations and third party reference

checks;

(d) upon considering a candidate suitable for the
directorship, the Nomination Committee will hold
a meeting and/or by way of written resolutions to,
if thought fit, approve the recommendation to the

Board for appointment;

(e) the Nomination Committee will provide the relevant
information of the selected candidate to the
Remuneration Committee for consideration of the
remuneration package of such selected candidate;

()  the Nomination Committee will thereafter make
the recommendation to the Board in relation to
the proposed appointment, and where a non-
executive director is considered, the Remuneration
Committee will make the recommendation to the

Board on the proposed remuneration package;
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BOARD COMMITTEES (Continued)
Nomination Committee (Continued)

(g) the Board may arrange for the selected candidate
to be interviewed by the members of the Board
who are not members of the Nomination Committee
and the Board will thereafter deliberate and decide
the appointment as the case may be; and

(h) all appointments of directors will be confirmed
by the filing of the consent to act as director of
the relevant director (or any other similar filings
requiring the relevant director to acknowledge or
accept the appointment as director, as the case
may be) to be filed with the relevant Companies
Registry.

During the year ended 31 December 2025, the
Nomination Committee held two meetings to (i) review
the structure, size and composition of the Board, and (ii)
evaluate and recommend the proposed appointment of
new directors to the Board.

Finance Committee

The Finance Committee comprises one executive
director, namely Mr. Cheung Kwok Wai Elton, and one
independent non-executive director, namely Mr. Law
Kwok Ho Kenward. Mr. Cheung Kwok Wai Elton is the
chairman of the Finance Committee.

The Finance Committee is mainly responsible for
reviewing and approving banking facilities and financial
instruments to be granted or issued by the Company
for the Group’s needs and the provision of corporate
guarantees by the Company for its subsidiaries and
associates.

During the year ended 31 December 2025, no Finance
Committee meeting was held.
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BOARD COMMITTEES (Continued)
Audit Committee

The Audit Committee comprises four independent non-
executive directors, namely Mr. Law Kwok Ho Kenward,
Mr. Wan Shing Chi, Mr. Ng Heung Yan and Ms. Leung
Man Yee Fanny (resigned on 31 January 2026). Mr.
Law Kwok Ho Kenward is the chairman of the Audit
Committee.

The main responsibilities of the Audit Committee are to
monitor the financial reporting process of the Company
and to review the Company’s financial control, and
risk management and internal control systems. It also
governs the engagement of external auditors and their
performance. The Audit Committee meets regularly with
at least two meetings annually. It also has a separate
meeting with the Company’s external auditors at least
once a year in the absence of the management to
discuss any issues arising from the audit and any other
matters the external auditors may wish to raise.

During the year ended 31 December 2025, the Audit
Committee reviewed and discussed with the external
auditors the audit plans and key audit matters of the
Group for the years ended 31 December 2024 and 2025.
The Audit Committee reviewed and discussed with the
external auditors as regards the audited consolidated
financial statements of the Group for the year ended
31 December 2024, the annual report for 2024, the
unaudited condensed consolidated financial statements
of the Group for the six months ended 30 June 2025,
and the interim report for 2025 before their submission
to the Board for approval. The Audit Committee also
reviewed and discussed the repayment status of the
Group’s loan receivables and the collection of problem
loan receivables with management. The Audit Committee
also reviewed the review reports on the Group’s risk
management and internal control systems issued by
Infinity Concept Ripple Limited and dt R R B &5t 1 5
T (5% EBA 1K), independent firms of professional
accountants appointed by the Board to carry out
annual independent review. The Audit Committee also
discussed the Group’s risk management and internal
control systems with the executive directors to ensure
they had performed their duties to have effective
systems properly in place. The Audit Committee also
discussed the accounting policies and practices that
might affect the Group and financial reporting matters
with the management and external auditors.
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BOARD COMMITTEES (Continued)
Audit Committee (Continued)

At the meeting held on 31 March 2026, the Audit
Committee concluded that it was satisfied with its
review of the audit fee, process and effectiveness,
independence, and objectivity of HLB Hodgson Impey
Cheng Limited. The Audit Committee has therefore
recommended to the Board to have HLB Hodgson Impey
Cheng Limited re-appointed as the Company’s auditors
at the annual general meeting in 2026.

During the year ended 31 December 2025, the Audit
Committee held four meetings.

COMPANY SECRETARY

The company secretary of the Company supports
the Board by ensuring good information flow within
the Board and that board policy and procedures are
followed. The company secretary is also responsible for
advising the Board on corporate governance matters.
Ms. Lo Ming Wan has been the company secretary of
the Company since July 2024. She is a member of the
Hong Kong Institute of Certified Public Accountants, The
Chartered Governance Institute in the United Kingdom
and The Hong Kong Chartered Governance Institute.
She is an employee of the Company and has day-to-
day knowledge of the Group affairs. During the year,
Ms. Lo undertook not less than 15 hours of relevant
professional training.

DIRECTORS’ SECURITIES TRANSACTIONS

The Company has adopted the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model
Code”) as set out in Appendix C3 to the Listing Rules for
securities transactions by the directors of the Company.
Having made specific enquiries, all directors confirmed
that they had complied with the required standard as
set out in the Model Code throughout the year ended 31
December 2025.

RISK MANAGEMENT AND INTERNAL
CONTROL

As with all businesses, the Group is exposed to risks
and uncertainties in pursuit of its strategic and business
objectives. The Board acknowledges that it has
overall responsibility for the Group’s risk management
and internal control systems and for reviewing their
effectiveness.
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RISK MANAGEMENT AND INTERNAL
CONTROL (Continued)

However, due to the inherent limitations of any system
of risk management and internal control, it should be
noted that the risk management and internal control
systems of the Group are designed to manage rather
than eliminate the risk of failure to achieve its strategic
and business objectives, and can only provide
reasonable and not absolute assurance against material
misstatement or loss.

In view of each business unit being actively managed by
the executive directors, all the executive directors are
responsible for monitoring that appropriate processes
and controls are in place to manage risks effectively and
efficiently, so that the strategic and business objectives
of the Group can be met. Principal risks are identified by
assessing the possible effects on the Group’s reputation,
stakeholders, earnings, capital and liquidity, and the
future sustainability of the Group’s businesses. They
are closely monitored and overseen by the executive
directors on a regular basis. Risk information is
communicated to employees, who have a responsibility
to co-operate with the executive directors’ initiatives
and to carry out their duties avoiding excessive risk.

The processes used to identify, evaluate and manage
significant risks by the Group are summarised as
follows:

Risk Identification

o Identify risks that may potentially affect the Group’s
business and operations.

Risk Assessment

° Assess the risks identified by the Board; and
° Consider the impact and consequence on the
business.

Risk Response

° Determine the risk management strategies and
internal control processes to prevent, avoid or
mitigate the risks.

Risk Monitoring

° Perform periodic monitoring of the risk and ensure
that appropriate internal control processes; and

° Revise the risk management strategies and internal
control processes in case of any significant change
in the situation.
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RISK MANAGEMENT AND INTERNAL
CONTROL (Continued)

The Group’s risk management and internal control
systems include the following:

(@) A code of business conduct and ethics that
requires all directors and employees of the Group
to maintain the basic standards of ethical and legal
behavior in conducting business.

(b) A risk management process that identifies and
assesses risks that could impact the achievement
of agreed strategic and business objectives, and
ensures that appropriate mitigating measures and
controls are put in place.

(c) A set of policies and procedures relating to
operational and financial controls, including capital
expenditure.

(d) A system of financial reporting.

() An annual review of the adequacy and effectiveness
of the Group’s risk management and internal
control systems.

As the Company does not have an internal audit
function, the Audit Committee engaged Infinity Concept
Ripple Limited and It RREETAMEHH (KHHREB
&1K) to carry out the annual independent review on
the adequacy and effectiveness of the Group’s risk
management and internal control systems for the year
ended 31 December 2025. The annual independent
review covered all material controls, including financial,
operational and compliance controls, and risk
management functions of the Group. The review reports
were presented to and reviewed by the Audit Committee
and the Board. No material internal control defects
were found. Accordingly, the Board, in conjunction
with the Audit Committee, considers that the Group’s
risk management and internal control systems were
adequate and effective.

The Board reviewed the need for an internal audit
function, but has decided that because of the size of the
Group, it cannot be justified at present. The Board will
review this decision annually.

The Board also reviewed the adequacy of resources,
staff qualifications and experience, training programmes
and budget of the Group’s accounting and financial
reporting functions, as well as those relating to the
Company’s environmental, social and governance
performance and reporting.
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RISK MANAGEMENT AND INTERNAL
CONTROL (Continued)

The Company has adopted a policy and procedures
on disclosure of inside information which contains
the guidelines to the directors and all the relevant
employees of the Group to ensure that the inside
information of the Company is to be disseminated to the
public in an equal and timely manner in accordance with
applicable laws and regulations.

AUDITORS’ REMUNERATION AND AUDITOR-
RELATED MATTERS

During the year, the Company engaged HLB Hodgson
Impey Cheng Limited to perform audit services and
non-audit services and incurred audit services fees
of HK$1,000,000 and non-audit services fees of
HK$100,000. The non-audit services consist of taxation
services and performing agreed-upon procedures on the
Group’s interim financial statements for the six months
ended 30 June 2025. The Company also engaged an
audit firm to perform audit services and non-audit
services for certain subsidiaries established in Mainland
China and incurred audit services fees of approximately
HK$28,000.

WHISTLEBLOWING AND PREVENTION OF
BRIBERY

The Company is committed to maintaining good
corporate governance, emphasising accountability
and a high degree of transparency which enable its
stakeholders to have trust and faith in the Company
to take care of their needs and to fulfill its social
responsibility. In line with this commitment, the Group
expects and encourages its employees and other parties
who deal with the Group (e.g. customers, contractors,
suppliers, creditors and debtors, etc.) to report any
misconduct, malpractice or irregularity within the Group.
The Company has a whistleblowing policy that provides
the reporting channels and guidance on reporting
possible improprieties in matters of financial reporting or
other matters. All reported matters will be investigated
independently and, in the meantime, all information
received from a whistleblower and his/her/its identity will
be kept confidential. A copy of the whistleblowing policy
is available on the Company’s website.
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WHISTLEBLOWING AND PREVENTION OF
BRIBERY (Continued)

The Company commits to maintaining confidence in
the integrity of the Group. All directors and employees
should show the highest business integrity in their
dealings with others and should conduct the Group’s
business in accordance with the law and principles
of good business practice. The Company prohibits all
forms of bribery and corruption and has embedded in
the Group’s Code of Business Conduct and Ethics a set
of prevention of bribery policies.

SHAREHOLDERS’ RIGHTS
Procedure for Convening a Special General Meeting

Shareholders holding not less than one-tenth of the
paid-up capital of the Company carrying the right of
voting at general meetings of the Company shall at all
times have the right, by written requisition to the Board
or the company secretary of the Company, to require a
special general meeting to be called by the Board for the
transaction of any business specified in such requisition,
and such meeting shall be held within two months after
the deposit of such requisition. If, within 21 days of such
deposit, the Board fails to proceed to convene such
meeting, the requisitionists themselves may do so in
accordance with the provisions of Section 74(3) of the
Companies Act 1981 of Bermuda (as amended).

Procedure for Directing Shareholders’ Enquiries to
the Board

Shareholders may at any time send their enquires and
concerns to the Board in writing through the company
secretary, whose contact is as follows:

Unit 1211, Shun Tak Centre, West Tower
168-200 Connaught Road Central

Hong Kong

Telephone: (852) 2268 8222

Fax: (852) 2369 0981

Email: wanda@eternityinv.com.hk

Shareholders may also make enquiries with the Board at
the general meetings of the Company.
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ERELIRSE

SHAREHOLDERS’ RIGHTS (Continued)
Constitutional Documents

The Company’s amended bye-laws are available on the
websites of the Company and the Exchange.

INVESTOR RELATIONS

Communication with Shareholders

To ensure a good understanding of the Company’s
business and performance, the Board is committed to
maintaining an appropriate level of communication with
shareholders and potential investors.

The Company’s shareholders’ communication policy,
which is available on the Company’s website, ensures
that shareholders and the investment community are
provided with equal and timely access to information
about the Company, including its financial performance,
strategic goals and plans, material developments
and corporate governance, and also allows them to
engage actively with the Company. The policy sets out
various communication channels, including, among
others, the Company’s website, investor briefings, and
shareholders’ meetings, through which shareholders
may communicate with and provide feedback to the
Company from time to time. The policy is reviewed
annually by the Board to ensure its effectiveness.

During the year ended 31 December 2025, the Board
reviewed the policy and considered that the policy was
effective and sufficient, given that multiple channels
were in place and adopted to facilitate communications
with shareholders and the investment community in
conformity with market practices.
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DIVIDEND POLICY

Under the dividend policy adopted on 31 December
2018, the Company does not have any pre-determined
dividend payout ratio. The declaration, payment,
and amount of dividends are subject to the Board’s
discretion having regard to the following factors:

(@) the earnings, financial conditions, capital
requirements and future plans of the Group;

(b) the shareholders’ interests in the Company;
(c) the economic outlook;

(d) the contractual restrictions on the payment of
dividends by the Company to its shareholders;

(e) the statutory and regulatory restrictions on the
payment of dividends by the Company; and

() any other factors the Board may consider relevant.

This report was approved by the Board on 31 March
2026 and signed on its behalf by:

Lei Hong Wai
Chairman
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The directors present their report and the audited
consolidated financial statements for the year ended 31
December 2025.

PRINCIPAL ACTIVITIES

The Company is an investment holding company. The
principal activities of its subsidiaries and associates
are set out in notes 52 and 25, respectively, to the
consolidated financial statements. There were no
significant changes to the Group’s principal activities
during the year.

BUSINESS REVIEW

A fair review of the Group’s business, comprising an
analysis using financial key performance indicators,
a description of the principal risks and uncertainties
facing by the Group, particulars of important events
affecting the Group that have occurred since the end of
the financial year, if any, and an indication of likely future
developments in the Group’s business can be found in
the Management Discussion and Analysis on pages 8 to
47 of the annual report.

A discussion on the Group’s environmental policies
and performance and the Group’s compliance with the
relevant laws and regulations that have a significant
impact on the Group and an account of the Group’s
relationships with its key stakeholders that have
a significant impact on the Group and on which
the Group’s success depends can be found in the
Environmental, Social and Governance Report of the
Group.

RESULTS AND DIVIDENDS

The results of the Group for the year ended 31
December 2025 and the Group’s financial position
at that date are set out in the Group’s consolidated
financial statements on pages 111 to 343 of the annual
report.

The directors do not recommend the payment of a
dividend for the year ended 31 December 2025.
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FIVE-YEAR FINANCIAL SUMMARY

A summary of the results and the assets and liabilities
of the Group for the last five financial years is set out on
page 344 of the annual report.

SHARE CAPITAL

Details of the share capital of the Company during the
year are set out in note 35 to the consolidated financial
statements.

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

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

DISTRIBUTABLE RESERVES OF THE
COMPANY

At 31 December 2025, the Company did not have any
reserves available for distribution to shareholders (2024:
Nil).

DIRECTORS

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

Executive directors:
Mr. Lei Hong Wai

(Chairman and Chief Executive Officer)
Mr. Cheung Kwok Wai Elton
Mr. Cheung Kwok Fan
Mr. Tomasz Wojewoda

(appointed on 19 September 2025)
Mr. Raza Zaidi

(appointed on 19 September 2025)
Ms. Zhao Yan

(appointed on 19 September 2025)

Independent non-executive directors:
Mr. Wan Shing Chi
Mr. Ng Heung Yan
Ms. Leung Man Yee Fanny
(resigned on 31 January 2026)
Mr. Law Kwok Ho Kenward
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DIRECTORS (Continued)

In accordance with the provisions of the Company’s
bye-laws, Mr. Tomasz Wojewoda, Mr. Raza Zaidi and
Ms. Zhao Yan will retire by rotation and, being eligible,
will offer themselves for re-election at the forthcoming
annual general meeting.

The Company has received from each of the
independent non-executive directors an annual
confirmation of their independence pursuant to Rule 3.13
of the Listing Rules. The Company considers all of the
independent non-executive directors to be independent.

During the year and up to the date of this report, Mr. Lei
Hong Wai, Mr. Cheung Kwok Wai Elton, and Mr. Cheung
Kwok Fan are also directors in certain subsidiaries of the
Company. Other directors of the Company’s subsidiaries
during the year and up to the date of this report include
Mr. Guan Jialin, Mr. Guan Jian, Ms. Han Fang, and Ms.
Wong Siu Yan.

Biographical information of the directors of the Company
is set out on pages 97 to 101 of the annual report.

DIRECTORS’ SERVICE CONTRACTS

No director proposed for re-election at the forthcoming
annual general meeting has a service contract which
is not determinable by the Group within one year
without payment of compensation, other than statutory
compensation.

PERMITTED INDEMNITY PROVISION

According to Code C.1.7, an issuer should arrange
appropriate insurance cover in respect of legal action
against its directors. During the year ended 31 December
2025, the Company did not maintain directors’ liability
insurance and therefore deviated from Code C.1.7.
After reviewing the Company’s size, operational scale,
and risk profile, the Board considered that the cost of
obtaining such insurance was not justified relative to the
perceived level of risk. The Board will, however, review
this position annually to ensure it remains appropriate
for the Company’s circumstances.
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DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN
SHARES, UNDERLYING SHARES AND
DEBENTURES

At 31 December 2025, the interests of the directors and
the chief executive and their associates in the shares,
underlying shares and debentures of the Company and
its associated corporations, as recorded in the register
maintained by the Company pursuant to Section 352 of
the Securities and Futures Ordinance, or as otherwise
notified to the Company and the Exchange pursuant to
the Model Code for Securities Transactions by Directors
of Listed Issuers, were as follows:

Long positions

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

Directors’ Report
EEEERE

EERFETHRASRERSG - HERSD
RESzEBERAR

REZZBZAF+ZA=+—H  BEXAQFAR
BRSRBERGEI2GRFE 2B TMAT
% NEADARBRARE LHRTAES
ETRSZRXRZNBEETRUNAEMS X FTEE
HoARBREBEREFZTBAERKS 2HE
ALTRARAREMEEAE 2R - HERD
REZHHER2EZNT :

"R
(@) FALFAZREEIBLTZEER

Number of ordinary shares held and capacity Percentage
%ﬁzgﬁﬁﬁﬂﬁ &%ﬁ of the issued
Held by share capital
Beneficial controlled of the
Name of director Notes owner corporations Total Company
EAERT
ZEHAR BRTRA
REER/ 2 it BREEA BEZER @t Aol
Mr. Lei Hong Wai 1and2 40,874,000 58,383,280 99,257,280 25.93%
Y3 1k2
Mr. Cheung Kwok Wai Elton 1and? - 58,383,280 58,383,280 15.25%
REREL 1k2
Ms. Leung Man Yee Fanny 70,000 - 70,000 0.02%
(resigned on 31 January 2026)
RERLT
(RZBZAE-A=t-RED)
Notes: Bt -
1. Twin Success International Limited (“Twin Success”) 1. Twin Success International Limited

beneficially owns 58,383,280 ordinary shares of the
Company.

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

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

(T'Twin Success]) B = B &~ A A
58,383,280 IR E B

Twin Success 73 5l B Z i 18 5t £HH 50%
# % & Silver Pacific Development
Limited# & 50% # % ° Silver Pacific
Development Limited AREE L EES
50% R HBER L EHEE 50% ©

2. RZZE—N\HEXBHEHB Twin Success
EUSFEHRBEERATNAZTHEABERE
58,383,280 RAQNREER > (A —EHE
MEE ZEA -
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DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN
SHARES, UNDERLYING SHARES AND
DEBENTURES (Continued)

Long positions (Continued)

(b) Ordinary shares of HK$0.01 each of China
Healthwise Holdings Limited, a 21.94% owned
associate of the Company

EERFETHRASRRSG - HERSD
REFZRBRAXRE (&)

R (#E)

(b) FEEHEBREERERAR(KXQAES
21.94% #Em 2B N F) SR EE0.01
BRAZEER

Percentage of

the issued

share capital

Number of of China

ordinary Healthwise

Name of director Capacity shares held Holdings Limited
P EERERE

ERERATE

BEZ 2RITRA

EEnE 5% ZEREE Botk
Mr. Lei Hong Wai Beneficial owner 18,663,636 2.42%

THERE ERBERA
Other than as disclosed above, none of the directors,
chief executive nor their associates had any interests
or short positions in any shares, underlying shares or
debentures of the Company or any of its associated
corporations at 31 December 2025.
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SHARE SCHEMES

Particulars of the Company’s share schemes are set out
in note 50 to the consolidated financial statements.

a. Share options scheme adopted on 12 December
2011

Pursuant to an ordinary resolution passed by the
shareholders on 12 December 2011, the Company
adopted a new share option scheme (the “2011
Share Option Scheme”) to replace the share
option scheme adopted on 21 January 2002.
Details of the 2011 Share Option Scheme were set
out in the Company’s circular dated 18 November
2011. A summary of the 2011 Share Option
Scheme was disclosed in the Company’s 2023
annual report.

As the 2011 Share Option Scheme expired on 11
December 2021, no further share options can be
granted under the 2011 Share Option Scheme, but
the provisions of the 2011 Share Option Scheme
remain in full force and effect in respect of the
outstanding share options granted before its expiry.

Details of the specific categories of share options
are as follows:
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RERRR-ZF-——F+-A+-HE
BeBERBRARE  ARARA-IAHE
BRESE (=2 ——FHRETE ] U
HAR-ZFZ-_F-A-+—HBHEMZ
BRETE  —T——FRRETEZ

HBEHERAAAEHE =T ——F+—
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T-A+—BIH  FARE=-F——
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TRERORER -

BEERBRESBNOT

Closing price
of shares prior

Share option Vesting Performance Exercise Exercise to the date
type Date of grant schedule target period price of grant
R BHAIZ
BRESR Rt B8 FREAE REBR rid: 1@ RHWHE
2021 4 June 2021 100% of the share  Nil 4 June 2021 to HK$0.298 HK$0.290
options were 3 June 2024
vested on
4 June 2021
—E-F —EZ-F 100% BREER & —EZ-F 0.298 BT 0.290 &7t
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SHARE SCHEMES (Continued)

a.

Share options scheme adopted on 12 December
2011 (Continued)

The following table discloses the movements of the
2011 Share Option Scheme during the year ended
31 December 2024:

MR 5T & (&)

a.

R-BE——F+-A+-HEHZER
T2 (&)
TRBEERBZE=-ZE-_NE+=A
=t+—-HLEER=-ZE——FBREST
a3

Number of share options

EREHA

QOutstanding Granted Exercised Cancelled Lapsed QOutstanding

at 1 January during the during the during the during the  at 31 December

2024 i period period period 2024

RZE-RE RZB-QE

-B-8 tZA=1-H

Share option type RRERH AT REAREL RBRTE Rt 85 RAREN WA

2021 ZEZ-% 171,760,000 - - (171,760,000) -
Exercisable at the end of the  RNEBEHRTF74

reporting period S

Weighted average exercise ~ METSTHE
price HK$0.298 -

Share options scheme adopted on 16 December
2021

As the 2011 Share Option Scheme expired on 11
December 2021, the Company adopted a new
share option scheme (the “2021 Share Option
Scheme”), pursuant to an ordinary resolution
passed by the shareholders at the special general
meeting held on 15 December 2021. Details of the
2021 Share Option Scheme were set out in the
Company’s circular dated 25 November 2021. A
summary of the 2021 Share Option Scheme was
disclosed in the Company’s 2024 annual report.

No share option was granted under the 2021 Share
Option Scheme since its adoption.

On 15 August 2024, in view of the amendments to
Chapter 17 of the Listing Rules relating to share
scheme which came into effect on 1 January 2023,
the Company terminated the 2021 Share Option
Scheme.
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SHARE SCHEMES (Continued)

C.

Share options scheme adopted on 15 August
2024

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

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

Share award scheme

On 16 September 2021, the board of directors
resolved to adopt a share award scheme. At the
special general meeting of the Company held on
15 August 2024, certain amendments to be made
to the share award scheme to, among other things,
bring it in line to reflect the latest amendments to
the requirements under Chapter 17 of the Listing
Rules which took effect on 1 January 2023 was
approved by the shareholders of the Company.
Details of the share award scheme are set out in
the Company’s circular dated 29 July 2024.
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EEgEE
SHARE SCHEMES (Continued) B35t &l (&)
d. Share award scheme (Continued) d. RREGHE (&)
Details of movements in the Company’s shares ARORBFEFEZRARARDEE
held for the share award plan are as follows: FRAT :
Number of shares held for Shares held for
share award plan share award plan
ARORBHERFEZ ARRORBHEREZ
vy ¢! & £
2025 2024 2025 2024
g K —EoNEF ZE-EHE —E-NE
‘000 ‘000 HK$’000 HK$’000
K Fie FET FET
At 1 January R—B—~ 12,431 12,431 24,455 24,455
Shares vested during FRBBEHR D
the year (3,800) - (7,476) -
31 December B“+=-ZA=+—H 8,631 12,431 16,979 24,455
During the year ended 31 December 2025 and RBE-_Z-AFR=-Z-HNF+=A
2024, none of the shares of the Company was =t+—HLEFER BIBEAQATARMGTD
acquired through purchases on open market under RIBERORBFEEBREAMMBEE
the share award plan. B U o
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SHARE SCHEMES (Continued)

d.

Share award scheme (Continued)

The following table discloses movements in the
share awards granted under the Company’s share
award scheme adopted on 16 September 2021
(as amended on 15 August 2024) during the year
ended 31 December 2025 pursuant to Rule 17.12(1)
(a) of the Listing Rules:
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Rt BT E (&)
TEREERBARAR

— = —

— -

—Fh

AT "BERAVRDEZBTEH(R=F
—mENATHARER)REBELTRAUE
17.12(1) (@) IR HNRDERREE—F
—HEFTZA=T-HLFENEE

Closing price
Unvested Cancelled/ Unvested immediately
asat  Granted Vested  forfeited  Lapsed asat Purchase hefore Fair value
Name or category Date of 1 January during during during during 31 December Vesting date price of thedate  atthe date
of grantee grant 2025  theyear  theyear  theyear  theyear 2025 and period share awards of grant of grant
R-Z-1E RZZ2-1E
-B-8 £ tZB=t-H htkEz BEERUAE WREAEZ
RRAZEETEN RHAg WASE EARE  FRER 2E/RG ERAN HABR SEANRES BEE  HNMUE AVE
Directors of N/A - - - - - - NA NA NA N/A
the Company
K)HEE TER S S S S S - TER TER TER TER
Five highest paid individuals  N/A - - - - - - NA NA NA N/A
during the financial year
in aggregate
HREERRE TER - - - - - - 18R TER TER ik
SEHHEA
Other grantees:
EHERA
Consultant
Ef
Mr. Wong Chun 4 September 2024 3,800,000 - (3,800,000 - - - 4 September 2025, Nil HKS$0.65 HK$0.65
Hung Hanson 4 September
202410
4 September
202
BT “BCPE 3,800,000 - (3,800,000) - - - ZECEEAARD Z 0657 065 %7
NADA B Z3oDf
AAMAZ-%
ZRFNARE
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SHARE SCHEMES (Continued)

e.

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

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

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

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

As at 31 December 2024, 1 January 2025 and 31
December 2025, the total number of options and
awards available for grant under the 2024 Share
Option Scheme and the share award scheme
(assuming that the share consolidation of the
Company effective on 20 June 2025 had been
effective) is 34,396,064.
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SHARE SCHEMES (Continued)

f.

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

As at 31 December 2024, 1 January 2025 and 31
December 2025, within the total number of options
and awards which available for grant under the
2024 Share Option Scheme and the share award
scheme (assuming that the share consolidation of
the Company effective on 20 June 2025 had been
effective), the number of options available for grant
to the service provider is 19,606.

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

The number of shares that may be issued in
respect of options and awards granted under the
2024 Share Option Scheme and the share award
scheme during the year ended 31 December 2025
(assuming that the share consolidation of the
Company effective on 20 June 2025 had been
effective) (i.e. 3,800,000) divided by the weighted
average number of shares of the Company in issue
for the year ended 31 December 2025 (assuming
that the share consolidation of the Company
effective on 20 June 2025 had been effective) (i.e.
381,960,648) was 0.99%.

Disclosure pursuant to Rule 17.07A of the
Listing Rules

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

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

Directors’ Report
EFERE

MR 5T & (&)

f.

BELTHRAFE17.07(2) KIEHNIKRE
(#&)

R-ZZ-_NMFE+-_A=+—-R =%
—EFE-A-HARZ-ZFE-HFT+Z-A
=t+—B  RREBE-S_NFBRE
SRR REEE AT HEENBERER
RBAEA (BRRAXAR-ZZF-HFRN
ZtTRERNBROEHEER) » AH
?%Wﬁ%ﬁﬁ%ﬁ%%ﬁ@%W£%
5 o

BIELETRAE17.07Q) RELHKE

REZ=-ZE-_AF+=-A=+—HILE
E(BREALAIN=ZBE=-REFE~A=+H
ERNBRBEHCER) RBE=-Z= =T
FERENEEBROERTERENE
RERERMmATAEETHRMEES (A
3,800,000 ) RUBEZE-_E-_RE+=
B=+—HBLEEE(BRREAQRIAR=-E
ZTHERNAZTHERNROEHEE
M) ADEEBITIRDMNEFFE(CE

381,960,648 %) £ 0.99% o

BELETRAE17.07ARELHNIRE

REBE-Z_-_NMF+-A=+t—HILHF
B ARAFMEESSCFH R
%%—q—ﬂﬁﬁﬁﬁﬁaﬁﬁ;wﬁ
HRMEBEEELE TIBRT &WWA
—E-_MFEAAMARERDEEE
RHRDRE -

RETERER DR J§h‘+i?§Hﬂxfﬁ’“‘?’J§b
B SE2RENRORBER

mﬁmﬁﬂjﬁwéﬁﬁMﬁmﬁm%
FEE 2 HETERAEREZA
o BEONSEERAEENAGBRKE
REBNEE (12EEHAEENE
B (I ARBANFHRERE THXHE
5 RVARENEZA = RITHE -

KIEREIREBRD A
“ECREFR

87



88

Directors’ Report
EFERE

ARRANGEMENTS TO ACQUIRE SHARES OR
DEBENTURES

Other than the share schemes of the Company as
disclosed in the section headed “SHARE SCHEMES”
above and in note 50 to the consolidated financial
statements, 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 debentures of the Company
or any other body corporate.

EQUITY-LINKED AGREEMENTS

Other than the share schemes of the Company as
disclosed in the section headed “SHARE SCHEMES”
above and in note 50 to the consolidated financial
statements, no equity-linked agreements were entered
into by the Company during the year or subsisted at the
end of the year.

DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS OF
SIGNIFICANCE

(@ On 29 November 2018, Mr. Lei Hong Wai provided
a personal guarantee to secure the Company’s
repayment obligations under a loan granted by
a finance company with an outstanding principal
of HK$223,309,000 as at 31 December 2025. No
consideration was paid by the Company to Mr. Lei
Hong Wai for providing the personal guarantee. No
security over the assets of the Group was provided
for the personal guarantee given by Mr. Lei Hong
Wai.

At 31 December 2025, the provision of the personal
guarantee by Mr. Lei Hong Wai remained in full
force and effect.

(o) On 9 March 2020, Mr. Lei Hong Wai provided
a personal guarantee to secure the Group’s
repayment obligations under a securities margin
financing facility granted by a securities brokerage
firm with an outstanding balance of HK$26,305,000
at 31 December 2025. No consideration was paid
by the Company to Mr. Lei Hong Wai for providing
the personal guarantee. No security over the
assets of the Group was provided for the personal
guarantee given by Mr. Lei Hong Wai.

At 31 December 2025, the provision of the personal
guarantee by Mr. Lei Hong Wai remained in full
force and effect.
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DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS OF
SIGNIFICANCE (Continued)

(©)

On 22 October 2020, Mr. Lei Hong Wai provided
a personal guarantee to secure the Group’s
repayment obligations under a securities margin
financing facility granted by a securities brokerage
firm with an outstanding balance of HK$16,002,000
at 31 December 2024. No consideration was paid
by the Company to Mr. Lei Hong Wai for providing
the personal guarantee. No security over the
assets of the Group was provided for the personal
guarantee given by Mr. Lei Hong Wai.

At 31 December 2024, the provision of the
personal guarantee by Mr. Lei Hong Wai remained
in full force and effect. During the year ended 31
December 2025, a settlement agreement was
entered into with the abovementioned securities
brokerage firm. As at 31 December 2025, the
provision of the personal guarantee by Mr. Lei
Hong Wai have been released.

On 29 December 2022, each of Mr. Lei Hong
Wai and Mr. Cheung Kwok Wai Elton provided
a personal guarantee to guarantee the punctual
performance by the Company’s obligations under
the HK$197,000,000 17% guaranteed secured
notes due 2023 issued by the Company on 29
December 2022 pursuant to the subscription and
note instrument agreement dated 29 December
2022. No consideration was paid by the Company
to Mr. Lei Hong Wai and/or Mr. Cheung Kwok Wai
Elton for providing the personal guarantees. No
security over the assets of the Group was provided
for the personal guarantees given by Mr. Lei Hong
Wai and/or Mr. Cheung Kwok Wai Elton.

At 31 December 2025, the provision of the personal
guarantees by Mr. Lei Hong Wai and Mr. Cheung
Kwok Wai Elton remained in full force and effect.

On 18 August 2023, Mr. Lei Hong Wai provided
a personal guarantee to secure the Group’s
repayment obligations under a securities margin
financing facility granted by the securities
brokerage firm mentioned in (b) above, with
an outstanding balance of HK$9,845,000 at 31
December 2025. No consideration was paid by the
Company to Mr. Lei Hong Wai for providing the
personal guarantee. No security over the assets of
the Group was provided for the personal guarantee
given by Mr. Lei Hong Wai.

At 31 December 2025, the provision of the personal
guarantee by Mr. Lei Hong Wai remained in full
force and effect.
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DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS OF
SIGNIFICANCE (Continued)

(f)

At 31 December 2024, the outstanding balance
of the cash advance from Mr. Cheung Kwok Fan
amounted to HK$600,000. During the year ended
31 December 2025, Mr. Cheung Kwok Fan made
additional cash advances of HK$1,750,000 to the
Group to finance its short-term financing needs.
The cash advances are non-interest bearing,
unsecured, and repayable on demand. During the
year ended 31 December 2025, the Group repaid
HK$1,850,000 to Mr. Cheung Kwok Fan.

At 31 December 2025, the cash advances of
HK$500,000 remained outstanding.

As at 31 December 2024, the outstanding balance
of the cash advance from Mr. Lei Hong Wai
amounted to HK$12,945,000. The cash advances
are interest bearing at 21.60% per annum,
unsecured and repayable on demand. The interest
on the cash advances is based on the interest
paid/payable by Mr. Lei Hong Wai to a finance
company to obtain the cash advances. During the
year ended 31 December 2025, the Group repaid
HK$14,290,000 to Mr. Lei Hong Wai, and the
interest accrued by the Group on cash advances
from Mr. Lei Hong Wai amounted to HK$2,348,000.

As at 31 December 2025, the outstanding balance
of the cash advances from Mr. Lei Hong Wai was
HK$1,003,000.

At 31 December 2024, the outstanding balance of
the cash advance from Mr. Cheung Kwok Wai Elton
amounted to HK$7,482,000. The cash advances
are interest-bearing at a one-month HIBOR quoted
by Bank of China (Hong Kong) Limited plus 1.30%
per annum or 2.25% per annum below the prime
rate for Hong Kong Dollars quoted by Bank of
China (Hong Kong) Limited, whichever is lower,
unsecured, and repayable on demand. The interest
on the cash advances is based on the interest paid/
payable by Mr. Cheung Kwok Wai Elton to Bank
of China (Hong Kong) Limited to obtain the cash
advances. During the year ended 31 December
2025, the Group repaid HK$7,602,000 to Mr.
Cheung Kwok Wai Elton, and the interest accrued
by the Group on cash advances from Mr. Cheung
Kwok Wai Elton amounted to HK$120,000.

As at 31 December 2025, the outstanding balance
of the cash advances from Mr. Cheung Kwok Wai
Elton was nil.
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DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS OF
SIGNIFICANCE (Continued)

(i) As at 31 December 2024, the outstanding balance
of the cash advances from Ms. Chan Mei Sau
Teresina, the spouse of Mr. Cheung Kwok Wai
Elton, amounted to HK$52,470,000. The cash
advances are interest-bearing at a one-month
HIBOR quoted by Bank East Asia Limited plus
1.30% per annum or 2.50% per annum below
the prime rate for Hong Kong dollars quoted by
Bank of East Asia Limited, whichever is lower,
unsecured, and repayable on demand. The interest
on the cash advances is based on the interest paid/
payable by Ms. Chan Mei Sau Teresina to Bank
of East Asia Limited to obtain the cash advances.
During the year ended 31 December 2025, the
Group repaid HK$3,288,000 to Ms. Chan Mei Sau
Teresina, and the interest accrued by the Group on
cash advances from Ms. Chan Mei Sau Teresina
amounted to HK$1,993,000.

As at 31 December 2025 the outstanding balance
of the cash advances from Ms. Chan Mei Sau
Teresina was HK$51,175,000.

Other than as disclosed above, no transactions,
arrangements or contracts of significance to which the
Company or any of its subsidiaries was a party and in
which a director or a connected entity of a director of
the Company had a material interest, whether directly or
indirectly, subsisted at the end of the year or at any time
during the year.

MANAGEMENT CONTRACT

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

SUBSTANTIAL SHAREHOLDERS’ AND FERRREMATRRSG RABERG
OTHER PERSONS’ INTERESTS AND SHORT ZERRARE

POSITIONS IN SHARES AND UNDERLYING

SHARES

At 31 December 2025, the register of substantial RIEBEZHFE+ZA=1+—H ' AAFREEF
shareholders maintained by the Company pursuant to FREBFRFIZEIBIFRFE 2 ETERRE LM
Section 336 of the Securities and Futures Ordinance BR TIHIRREAEELAQAFRESHITREZ
shows that the following shareholders had notified the EBEEZANEARNT -

Company of relevant interests in the issued share capital
of the Company.

Long positions #e
(a) Ordinary shares of HK$0.1 each of the Company (a) AARNEREEOIBIZEER
Number of ordinary shares held and capacity
KEZEBRUERSH
Person
having Percentage of
a security Held by the issued
Beneficial interest controlled share capital of
Name of shareholder Notes owner in shares corporationg) Total the Company
‘ WROEERE  BRHADH ) ERRATR
REEH/ 14 firit ERREA BEzAL ER szt RORAESL
Twin Success fand 3 58,383,280 - - 58,383,280 15.25%
1k3
Silver Pacific Development Limited 1,2and 3 - - 58,383,280 58,383,280 15.25%
122K3
Mr. Lei Hong Wi Tand 3 40,874,000 - 58,383,280 99,257,280 25.93%
B 1%3
Mr. Cheung Kwok Wai Elton 1,2and 3 - - 58,383,280 58,383,280 15.25%
REGLE 123
Mr. Guan Jian 1,2and 3 - - 58,383,280 58,383,280 15.25%
BRts 12K3
Kingiston Finance Limited 3 - 58,383,280 - 58,383,280 15.25%
SHEHBERAT
Ample Cheer Limited 4 - - 58,383,280 58,383,280 15.25%
Ms. Chu Yuet Wah 5 - - 64,637,441 64,637,441 16.88%
LY E e
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SUBSTANTIAL SHAREHOLDERS’ AND FTEREAREHMA TR RAEBRG
OTHER PERSONS’ INTERESTS AND SHORT ZREBERKE (&)

POSITIONS IN SHARES AND UNDERLYING
SHARES (Continued)

Long positions (Continued) %R (&)
(a) Ordinary shares of HK$0.01 each of the (a) XQAFEBREEOIBITZEER (&)
Company (Continued)
Notes: B
1. Twin Success is owned as to 50% by Mr. Lei Hong Wai 1. Twin SuccessZ BRI FHEEEHEF
and as to 50% by Silver Pacific Development Limited. 50% # % X Silver Pacific Development

Limited B 50% #E# ©

2. Silver Pacific Development Limited is owned as to 50% 28 Silver Pacific Development Limited 73 5
by Mr. Cheung Kwok Wai Elton and as to 50% by Mr. HREELAEEESO% EERBRBALLEE
Guan Jian. B50% HEz o

3. On 5 June 2018, Twin Success pledged its 58,383,280 3. RZZ—-NFXHAHEH "  Twin Success
ordinary shares of the Company in favour of Kingston EUSREHBERLATNAZHEAETRE
Finance Limited as security for a loan facility. 58,383,280 RANREER - FRA—HE

REE KA o

4.  Kingston Finance Limited is wholly owned by Ample 4. T F 2B % H R 2D " HAmple Cheer

Cheer Limited. Limited 2 & %5 °

5.  Out of the 64,637,441 ordinary shares of the Company, 5. 64,637 441 RAAFEZBEBRES -

(i) 58,383,280 ordinary shares are held by Kingston Hh =ANLBBEERLIIFAR
Finance Limited. Kingston Finance Limited is 58,383,280 R E B - & F & B %
wholly owned by Ample Cheer Limited. Ample A R 2 7 HAmple Cheer Limited
Cheer Limited is wholly owned by Ms. Chu Yuet 2% %A » M Ample Cheer Limited
Wah; HERAELLT2EHS

(i) 14 ordinary shares are held by Kingston (i) %*UEM%EFE”D\T%EMJ&
Securities Limited. Kingston Securities Limited ZER - 2FEBFFERAAMH
is wholly owned by Galaxy Sky Investments Galaxy Sky Investments Limited%
Limited. Galaxy Sky Investments Limited is B A o Galaxy Sky Investments
wholly owned by Kingston Capital Asia Limited. Limited B4 Kingston Capital Asia
Kingston Capital Asia Limited is wholly owned Limited2 & #7%H ° Kingston
by Kingston Financial Group Limited. Kingston Capital Asia Limited i £ |2 £ &t
Financial Group Limited is wholly owned by EEERARNZEHF 2FE2
Active Dynamic Limited. Active Dynamic Limited 7l 5 @ B R A B 1 Active Dynamic
is wholly owned by Ms. Chu Yuet Wah; and Limited 2 A ° Active Dynamic

Limted AZAELZ T2 EHEE &

(i) 6,254,147 ordinary shares are held by Turbo (i)  Turbo Kingdom International
Kingdom International Limited, which is wholly Limited %5 6,254, 147TRE&E R
owned by Ms. Chu Yuet Wah. B » Turbo Kingdom International

Limited BZEAFEL L2 EHH °

KIERERERRAA
—E-RFFR



94

Directors’ Report
EFERE

SUBSTANTIAL SHAREHOLDERS’ AND
OTHER PERSONS’ INTERESTS AND SHORT
POSITIONS IN SHARES AND UNDERLYING
SHARES (Continued)

Long positions (Continued)

Other than as disclosed above, the Company has not
been notified of any other relevant interests or short
positions in the issued share capital of the Company at
31 December 2025.

DIRECTORS’ INTERESTS IN COMPETING
BUSINESS

During the year and up to the date of this report, the
following directors have interests in a business which
competes or is likely to compete, either directly or
indirectly, with the businesses of the Group:

(@) Mr. Lei Hong Wai holds a 2.42% interest in China
Healthwise Holdings Limited (stock code: 348)
(“China Healthwise”), a company listed on the
Main Board of the Exchange and an associate of
the Company. In addition, Mr. Lei is the chairman
of the board of directors and an executive director
of China Healthwise. The subsidiaries of China
Healthwise also engage in money lending business
and investment in financial instruments.

(b) Mr. Cheung Kwok Wai Elton is the vice-chairman
of the board of directors and an executive director
of China Healthwise (stock code: 348), a company
listed on the Main Board of the Exchange and an
associate of the Company. The subsidiaries of
China Healthwise also engage in money lending
and investment in financial instruments businesses.

(¢) Mr. Cheung Kwok Wai Elton was the chairman of
the board of directors and an executive director of
Global Mastermind Holdings Limited (stock code:
8063), a company listed on GEM operated by the
Exchange until his resignation on 13 November
2024. The subsidiaries of Global Mastermind
Holdings Limited also engage in money lending
business and treasury management business.

As the board of directors of the Company is independent
of the boards of directors of the above entities,
the Group is capable of carrying on its businesses
independently of, and at arm’s length from, the above
businesses.
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PRE-EMPTIVE RIGHTS

There are no provisions for pre-emptive rights under the
Company’s bye-laws, or the laws of Bermuda, which
would oblige the Company to offer new shares on a pro-
rata basis to existing shareholders.

RETIREMENT BENEFITS SCHEME

Details of the Group’s retirement benefits scheme are set
out in note 51 to the consolidated financial statements.

EMOLUMENT POLICY

The emolument policy for the employees of the Group
is based on their individual performance, qualifications
and competence.

The emoluments of the directors and senior management
of the Company are approved by the Board on the
recommendations of the Remuneration Committee
with reference to their duties and responsibilities in the
Company.

The Company has adopted share schemes to incentivise
directors and eligible persons. Details of the share
schemes are set out in note 50 to the consolidated
financial statements.

SUFFICIENCY OF PUBLIC FLOAT

Based on the information disclosed in the Disclosure
of Interests notices (DI notices) filed under Part XV of
the SFO and other relevant information received by the
Company up to the date of this Annual Report and on
the assumption that all such information disclosed in
the DI notice or received by the Company is accurate
and complete, throughout the year ended 31 December
2025, the Company was in compliance with the
minimum public float requirement under the Listing
Rules by maintaining its public float at the level of at
least 25 per cent of its total issued shares. As at 31
December 2025, the Company’s public float was 74.07
per cent of its total issued shares. The shareholders
of the Company who are not members of “the public”
under the Listing Rules are disclosed in the section
headed “SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITIONS IN
SHARES AND UNDERLYING SHARES”.
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MAJOR CUSTOMERS AND SUPPLIERS

In 2025, the Group’s largest customer and five largest
customers accounted for 8.74% (2024: 8.25%) and
24.94% (2024: 34.20%) of its revenue from sales of
goods or rendering of services respectively.

In 2025, the Group’s largest supplier and five largest
suppliers accounted for 71.73% (2024: 74.21%) and
92.03% (2024: 89.90%) of its purchases respectively.

At no time during the year did a director, a close
associate of a director or a shareholder of the Company
(which to the knowledge of the directors of the Company
owns more than 5% of the number of issued shares of
the Company) have an interest in any of the Group’s five
largest customers or suppliers.

CHARITABLE DONATIONS

During the year, the Group did not make any charitable
donations (2024: Nil).

AUDITORS

A resolution will be submitted to the annual general
meeting to re-appoint HLB Hodgson Impey Cheng
Limited as auditors of the Company.

This report was approved by the Board on 31 March
2026 and signed on its behalf by:

Lei Hong Wai
Chairman

ETERNITY INVESTMENT LIMITED
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Biographical Details of Directors

EXECUTIVE DIRECTORS

Mr. Lei Hong Wai, aged 57, has been an executive
director of the Company and the Chairman of the Board
since January 2010 and February 2010, respectively.
He is also the Chief Executive Officer of the Company.
Mr. Lei is responsible for the development of the overall
strategic planning and management of the Group. He
has over 24 years of extensive experience in corporate
management, investment, and business development.
He was a director of The Chamber of Hong Kong
Listed Companies Limited, which promotes interaction
amongst its members which are listed companies in
Hong Kong and the People’s Republic of China, in 2002.
Mr. Lei is the chairman of the Nomination Committee
of the Board and a member of the Remuneration
Committee of the Board. He also holds directorships
in certain subsidiaries and associates of the Company.
Mr. Lei is also a director of Twin Success International
Limited, the substantial shareholder of the Company
within the meaning of Part XV of the Securities and
Futures Ordinance. Mr. Lei is currently the chairman
of the board of directors and an executive director of
China Healthwise Holdings Limited, a company listed on
the Main Board of The Stock Exchange of Hong Kong
Limited (the “Exchange”) (stock code: 348) and an
associate of the Company.

Mr. Cheung Kwok Wai Elton, aged 60, has been an
executive director of the Company since February 2011.
Mr. Cheung is responsible for the business development
of the Group. He has over 35 years of experience in
the area of corporate finance and securities industries.
He holds a Master Degree in Accounting and Finance
from the University of Lancaster in the United Kingdom.
He also holds directorships in certain subsidiaries
and an associate of the Company. Mr. Cheung is also
a director of Twin Success International Limited and
Silver Pacific Development Limited, the substantial
shareholders of the Company within the meaning of
Part XV of the Securities and Futures Ordinance. Mr.
Cheung is the elder brother of Mr. Cheung Kwok Fan, an
executive director of the Company. Mr. Cheung is was
the chairman of the board of directors and an executive
director of Global Mastermind Holdings Limited, a
company previously listed on GEM operated by the
Exchange (stock code: 8063) during the period from
16 December 2016 to 13 November 2024. Mr. Cheung
is currently the vice-chairman of the board of directors
and an executive director of China Healthwise Holdings
Limited, a company listed on the Main Board of the
Exchange (stock code: 348) and an associate of the
Company.
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EXECUTIVE DIRECTORS (Continued)

Mr. Cheung Kwok Fan, aged 58, has been a director of
the Company since August 2011. He was redesignated
as executive director of the Company in September
2014. Mr. Cheung is responsible for the overall
management of the Group’s design and sale of jewelry
business. He holds directorships in three subsidiaries of
the Company. Mr. Cheung has over 33 years of working
experience in the field of architecture. He is a member
of The Hong Kong Institute of Architects, a member of
The Royal Australian Institute of Architects, a Registered
Architect in Hong Kong, and an Authorised Person in the
List of Architects. He obtained his Bachelor Degree of
Arts in Architectural Studies from The University of Hong
Kong in 1989 and a Bachelor Degree in Architecture
from The University of Hong Kong in 1991. He was
selected as an awardee of the Ten Outstanding Young
Persons Selection organised by the Junior Chamber of
International Hong Kong in 2005. He has been teaching
as a part-time position in the Architecture Subject Group
of HKU School of Professional and Continuing Education
since September 2009 and has been appointed as an
Adjunct Lecturer since 1 January 2014. Mr. Cheung
has been the director of his own architectural practice,
Oritecture Limited, since 10 December 2009. He is the
younger brother of Mr. Cheung Kwok Wai Elton, an
executive director of the Company.

Mr. Tomasz Wojewoda, aged 52, has been a director
of the Company since September 2025. He is a globally
minded and execution-driven strategic executive in the
Web3 space. He has held global leadership roles at
core projects including BNB Chain, Scroll Foundation
(“Scroll”), and Chainlink, where he led ecosystem
expansion and cross border collaboration. His expertise
spans Layer 1 and Layer 2 network development,
developer ecosystem growth, institutional sales, token
economics design, and compliance frameworks.

During his tenure at BNB Chain, Mr. Wojewoda worked
closely with the Binance team to drive exponential
growth in user adoption and total value locked
(TVL), supporting coordinated expansion across
decentralised finance (DeFi), non-fungible token (NFT),
and other verticals. As Head of Ecosystem at Scroll,
he successfully brought in leading protocols such as
Uniswap and AAVE, accelerating the maturity of the
zero-knowledge Execution Environment Virtual Machine
(zkEVM) developer ecosystem. At Chainlink, he served
as Global Head of Sales, advancing institutional
adoption of the oracle network across multiple industries
and building extensive enterprise partnerships. He
also served as Chief Strategy Officer at Matchain and
founded The Tomek Group, a strategic advisory firm
supporting projects in stablecoins, real world assets
(RWA), and Layer 2 infrastructure.
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Biographical Details of Directors

EXECUTIVE DIRECTORS (Continued)

Before entering crypto, Mr. Wojewoda held senior roles
in global technology companies including Microsoft and
Accenture, where he managed cross-border business
operations and led large-scale enterprise solutions
deployments, including Azure cloud services, SAP
systems, and infrastructure integration. Mr. Wojewoda
holds a Bachelor Degree of Science from Babson
College, and is currently based in Dubai and Miami, and
actively operates across the United States, Europe, the
Middle East, Africa, and Asia-Pacific regions.

Mr. Raza Zaidi, aged 34, has been a director of the
Company since September 2025. He has built a long-
standing career at the intersection of developer
ecosystem growth, protocol adoption, and enterprise
technology management. With hands-on experience
spanning from traditional financial information
technology systems to cutting-edge Web3 infrastructure,
he has held key roles at leading blockchain platforms
including Scroll, Polygon, and Thirdweb, where he led
developer strategy, tool deployment, and ecosystem
expansion. Prior to entering the blockchain space, Mr.
Zaidi played a critical role in driving cross-departmental
digital transformation at major financial institutions such
as NN Group and Aon.

Mr. Zaidi currently serves as Head of Growth at Scroll,
an Ethereum-native zkEVM Layer 2 network. He leads
the global developer ecosystem and protocol adoption
strategy, contributing to Scroll’s emergence as one of
the most developer-friendly Layer 2 platforms in the
industry. At Polygon, Mr. Zaidi previously served as
Director of Developer Relations, where he spearheaded
the protocol’s global developer engagement and multi-
chain infrastructure strategy, helping position Polygon
as a foundational platform across diverse Web3 use
cases. He also worked as Developer Relations Advisor
at Thirdweb, supporting the rapid deployment of its
toolkits across multiple blockchain networks.

Before transitioning to Web3, Mr. Zaidi accumulated
a decade of experience in enterprise digital
transformation. He was responsible for data platform
and finance liability information technology at NN Group,
the largest insurance and asset management firm in
the Netherlands, and previously as Data Architecture
Lead at Aon. In these roles, he led cloud migration,
agile development restructuring, and data governance
initiatives that significantly enhanced organisational
agility and cross-border technical collaboration.
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EXECUTIVE DIRECTORS (Continued)

Mr. Zaidi holds a Bachelor of Science degree in
Accounting and Finance from the University of Bradford.
He brings a unique perspective on bridging Web3
protocols with traditional financial systems, with proven
strength in building sustainable and scalable growth
strategies from the standpoint of developers, protocols,
and institutions.

Ms. Zhao Yan, aged 41, has been a director of the
Company since September 2025. She has over 15 years
of experience in project management and financial
oversight across government, finance, and industrial
system. She has led the end-to-end execution of major
strategic projects, including financial analysis, budget
implementation, and cross-departmental coordination
at major state-owned enterprises, research institutions,
and international financial organisations. She excels
in resource coordination and cross-functional
collaboration, with extensive experience in mobilising
stakeholders and driving execution in multicultural
environments.

Ms. Zhao previously served as a Project Manager at a
major central state-owned enterprise, where she was
responsible for the overall planning, process supervision
and performance evaluation of all institutional industrial
projects. She managed the full project lifecycle from
initiation through to completion and acceptance,
ensuring effective coordination and delivery across
internal departments.

Previously, Ms. Zhao held senior financial positions
at several renowned institutions. At the financial
headquarter of First American Financial Corporation in
the United States, she worked as a Financial Analyst,
being responsible for financial data analysis and
compliance processes across six eastern states of the
United States, and was recognised with the CEO Award
for outstanding performance. At the Center for Advanced
Power Systems (CAPS) at Florida State University, she
served as a Financial Accountant, supporting financial
management and budget execution of federally funded
research projects. Earlier in her career, she was a
Premier Client Manager at the brokerage department
of CITIC Securities, she provided asset allocation and
customised wealth management solutions for high-net-
worth clients, repeatedly receiving sales and service
awards.

Ms. Zhao holds a Master’s Degree in Accounting
from Florida State University and completed her
undergraduate studies in Accounting in the People’s
Republic of China. She is proficient in international
accounting standards, bilingual financial reporting, and
cross-border regulatory compliance.
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Biographical Details of Directors

INDEPENDENT NON-EXECUTIVE DIRECTORS

Mr. Wan Shing Chi, aged 56, has been an independent
non-executive director of the Company since May 2010.
Mr. Wan is a member of the Remuneration Committee,
the Nomination Committee, and the Audit Committee
of the Board. He has over 30 years of experience in
the field of construction engineering and is currently a
project manager of a reputable construction company in
Hong Kong. He holds a Bachelor Degree of Engineering
with honours from the University of Melbourne, Australia
and is a member of the Asia Institute of Building.

Mr. Ng Heung Yan, aged 55, has been an independent
non-executive director of the Company since August
2011. Mr. Ng is the chairman of the Remuneration
Committee of the Board and a member of the
Nomination Committee and the Audit Committee of the
Board. He has over 27 years of experience in metal work
engineering design and currently works as a project
director in a private engineering company in Hong
Kong. He graduated from Monash University in Australia
with a Bachelor Degree of Engineering (Industrial and
Computing) in 1993.

Mr. Law Kwok Ho Kenward, aged 53, has been an
independent non-executive director of the Company
since July 2024. Mr. Law graduated from the University
of New South Wales, Australia with a Bachelor of
Commerce in Accountancy. He is a member of the Hong
Kong Institute of Certified Public Accountants and a
Certified Practising Accountant of CPA Australia. Mr.
Law has experience in auditing, taxation and finance for
over 20 years. Mr. Law is presently the general manager
of a consultancy company in Hong Kong. Mr. Law
was an independent non-executive director of Global
Mastermind Holdings Limited, a company previously
listed on GEM operated by the Exchange (stock code:
8063) during the period from 11 December 2015 to 19
November 2024.
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Independent Auditors’ Report
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BT &t E B A RN A
HODGSON IMPEY CHENG LIMITED

HLB

INDEPENDENT AUDITORS’ REPORT

TO THE SHAREHOLDERS OF

ETERNITY INVESTMENT LIMITED
(Incorporated in Bermuda with limited liability)

OPINION

We have audited the consolidated financial statements
of Eternity Investment Limited (the “Company”) and
its subsidiaries (collectively referred to as the “Group”)
set out on pages 111 to 343, which comprise the
consolidated statement of financial position as at
31 December 2025, and the consolidated statement
of profit or loss and other comprehensive income,
consolidated statement of changes in equity and
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 (the “HKICPA”) and have been properly
prepared in compliance with the disclosure requirements
of the Hong Kong Companies Ordinance.

BASIS FOR OPINION

We conducted our audit in accordance with Hong Kong
Standards on Auditing (“HKSAs”) as issued by the
HKICPA. Our responsibilities under those standards
are further described in the Auditors’ Responsibilities
for the Audit of the Consolidated Financial Statements
section of our report. We are independent of the Group
in accordance with the HKICPA’s Code of Ethics for
Professional Accountants (the “Code”), as applicable to
audits of financial statements of public interest entities.
We have also fulfilled our other ethical responsibilities
in accordance with the Code. We believe that the audit
evidence we have obtained is sufficient and appropriate
to provide a basis for our opinion.
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Independent Auditors’ Report

MATERIAL UNCERTAINTY RELATED TO
GOING CONCERN

We draw attention to note 3 to the consolidated
financial statements, which indicates that the Group
incurred a net loss of HK$343,216,000 during the
year ended 31 December 2025 and, as of that date,
the Group’s current liabilities exceeded its current
assets by HK$618,040,000. As stated in note 3 to the
consolidated financial statements, these events or
conditions, along with other matters as set forth in note
3 to the consolidated financial statements, indicate that
a material uncertainty exists that may cast significant
doubt on the Group’s ability to continue as a going
concern. Our opinion is not modified in respect of this
matter.

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. In addition to the matter described in the
Material Uncertainty Related to Going Concern section,
we have determined the matters described below to be
the key audit matters to be communicated in our report.

55 3L % By B 3R 5
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KEY AUDIT MATTERS (Continued)

Key audit matter

HRELER

Expected credit loss (“ECL”) assessment on loan
receivables

BREFZEHEEER (|BAEEER])FE

Refer to notes 3, 4, 28 and 55 to the consolidated
financial statements.

ESMSE S EHRRMEES 428K 55

At 31 December 2025, the Group had loan
receivables, net of accumulated allowance for ECL, of
HK$160,496,000. During the year ended 31 December
2025, allowance for ECL on loan receivables of
HK$12,733,000 was recognised.
RZE-_HFE+-A=+—H> EBEEBEZERER
MREHTEIPEEEEERE) 5 160,096,00087T - REZE=
E_HFE+ZA=T—HLEFER CHEAEVWERZHE
=Bk 8% A 12,733,000/8 7T °

At each reporting date, the Group assesses whether
there has been a significant increase in credit risk
for exposures. The Group considers reasonable
and supportable information including historical
and forward-looking information that is relevant and
available without undue cost or effort for this purpose.
RERERY X BSEEFLEERREEREREMN-
BEEERUEZEHEARBEANHBZHASZ A TERS
ZEBEREBER  BEBEIRAEMESR -

Due to the key source of estimation uncertainty and
the significant assumptions and judgement involved,
ECL assessment on loan receivables is identified as a
key audit matter.

AL TRERZZIERFEUARI R 2BERBREH
B BRRERBREEEBRMEEREREENSE -
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ERERSEIE(#)

How our audit addressed the key audit matter

EENERHBRELZEENRELSR

Our audit procedures in relation to the
management’s ECL assessment on loan
receivables included but not limited to:
EENEEENERER R EEBRETMZE
BREFEFEETRR

o understanding the credit control procedures
performed by management, including its
procedures on periodic review of loan
receivables and ECL assessment on loan
receivables;

s THEEEITZCEERRER BREHE

%EWE%&EWE%&%%E%E%@ZE

F

° checking, on a sample basis, the aging
profile of the loan receivables at 31
December 2025 to the underlying financial
records and post year-end settlements to
bank receipts;

s REGREEREHBNBEHEIR_-Z-RF
Tt A=+ -HERWERZEREARFEER
B2RITHREE



KEY AUDIT MATTERS (Continued)

Key audit matter
(Continued)
BREZSBHE (&

Expected credit loss (“ECL”) assessment on loan

receivables (Continued)

BREMZEBHEEER (|BRAEEER])FE (&)

Refer to notes 3, 4, 28 and 54 to the consolidated

financial statements. (Continued)

EEMSEIIEHMRMEES 4 28K 54 (&

Independent Auditors’ Report
R

FEREREIE(F)

How our audit addressed the key audit matter
(Continued)
EENBERYHBARELRBENEELN (&

Our audit procedures in relation to the
management’'s ECL assessment on loan
receivables included but not limited to: (Continued)
EEREERENERERCRBGEEBBTM &
BREFEEETRN (&

o inquiring management for the status of each
of the material loan receivables past due
at 31 December 2025 and corroborating
explanations from management with
supporting evidence, such as understanding
on-going business relationship with
the customers, checking historical and
subsequent settlement records of and other
correspondence with the customers; and

e MEEBSAR-Z-RAF+-A=+-—-HA
HeREEAERERZEBER  URERER
BXEHoEEERE  fIMTHRERF 258
XBER  RERTFBEREAEETE
REAMBHE &

o assessing the appropriateness of the ECL
provisioning methodology, examining the
key data inputs on a sample basis to assess
their accuracy and completeness, and
challenging the assumptions, including both
historical and forward-looking information,
used to determine the ECL.

e FMtEHTEHEEBBRBAERENESH &
MEEEESTERARE U EZEHIE
ZEBMRTEY  WHAFEEHAREES
BrBRREES  SEBERAEMEHER -

We found the management judgement and
estimates used to assess allowance for ECL on
loan receivables were supported by available
evidence.
EERAANTNBRRER AR EEFEREZ
EIREH R R AT DR RIS BB P o
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KEY AUDIT MATTERS (Continued)

Key audit matter
(Continued)
BREZSBHE (&)

Impairment assessment on property, plant and
equipment, right-of-use assets and intangible
assets

WX BERRXE FEAELSEREFEEZHEFEG

Refer to notes 3, 4, 18, 19, 22 and 24 to the consolidated
financial statements respectively.
EORZRGEMBHRRMTES 4218219 22K 240
The Group has property, plant and equipment, right-of-
use assets and intangible assets of HK$821,137,000,
HK$175,157,000 and HK$541,188,000 respectively
at 31 December 2025. Management performed
impairment assessment on these non-current assets
based on value in use calculation. Based on the
management’s impairment assessment, impairment
loss on property, plant and equipment, right-of-use
assets and intangible assets of HK$111,928,000,
HK$12,170,000 and HK$64,859,000 respectively was
recognlsed

EER-Z2-HAF+ZA=Z+-HZYE - BERR
ﬁ ERAREEREFEED B 5821,137,0008 T -
175,157,000 7t ) 541,188,000 & 7T - B & B 1R I& F
BEFEHZEERDEEETRETML $E$J§EI¥J§H’J
BENL  EREYE  BERRE ERAREERE
é?zﬂﬁ%ﬁ“ﬁ2m11wsmmén~12wowo%
7t 64,859,000 /8 JT ©

The impairment assessment required significant
management judgement with respect to the discount
rate and the underlying cash flows, in particular future
revenue growth and capital expenditure. Independent
external valuations were obtained in respect of
the impairment assessment on property, plant and
equipment, right-of-use assets and intangible assets in
order to support management’s estimates.
ZREMEERIRERZRABRESRE  LHRRK
WHIBRREASIHZEAEREBHE - AXBFEEEZ
fhet ERYE  BERRE  HEAREEREREEZ
BB RTINS B L /N EB (A -

Due to the key source of estimation uncertainty and
the significant assumptions and judgement involved,
impairment assessment on property, plant and
equipment, right-of-use assets and intangible assets is
identified as a key audit matter.

HA G A RER R EZRFUR S R 2 ERBREH
9%  BERRE EAREEREFEEZRERS
SR AR EEIE -
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ERERSEIE(#)

How our audit addressed the key audit matter
(Continued)
EENERHBARELBENEELRN (&)

Our audit procedures in relation to the
management’s impairment assessment on
property, plant and equipment, right-of-use
assets and intangible assets included but not
limited to:

EEREEEMYE - BERSKE EAREER
BREEZREMIZEXREFEREERRR

° evaluating the competence, capabilities
and objective of the independent external
valuers;

o FHMEBMIMNEMERMZER - BORETEHM

° assessing the appropriateness of the
valuation methodologies, key assumptions
and estimates used based on our
knowledge of the relevant industry and
using our valuation experts;

e REEZFUHNHEBTXZABRPATS2ME
B3 SPEFMBGED L BRBRRGHE
BEE ;

° challenging the reasonableness of key
assumptions based on our knowledge of
the business and mdustry and

BRBRERR

e RETEUEBRITEZRHE
EZ‘AIE &

° checking, on a sample basis, the accuracy
and relevance of the input data used.

o  MBRERMEAEAREZERMEREREM

We found the management judgement and
estimates used in impairment assessment on
intangible assets were supported by available

ewdence
ERBRARBREEZRETNG2EEEHER

fﬁ‘ﬂﬁ MR SRIBAXE -



Independent Auditors’ Report

OTHER INFORMATION

The directors of the Company are responsible for the
other information. The other information comprises the
information included in the annual report, but does not
include the consolidated financial statements and our
auditors’ report thereon (the “Other Information”).

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
AND THOSE CHARGED WITH GOVERANCE
FOR THE CONSOLIDATED FINANCIAL
STATEMENTS

The directors of the Company are responsible for the
preparation of the consolidated financial statements
that give a true and fair view in accordance with HKFRS
Accounting Standards as issued by the HKICPA and the
disclosure requirements of the Hong Kong Companies
Ordinance, and for such internal control as the directors
determine is necessary to enable the preparation of
the consolidated financial statements that are free from
material misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, the
directors 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 either intend to liquidate the Group or to cease
operations, or have no realistic alternative but to do so.

Those charged with governance are responsible for
overseeing the Group’s financial reporting process.

55 3L % By B 3R 5
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AUDITORS’ 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 auditors’ report
that includes our opinion solely to you, as a body, in
accordance with Section 90 of the Bermuda Companies
Act, 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 the consolidated financial statements.

As part of an audit in accordance with HKSAs,
we exercise professional judgement and maintain
professional skepticism 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.

ETERNITY INVESTMENT LIMITED
Annual Report 2025
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Independent Auditors’ Report

AUDITORS’ 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 auditors’
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 auditors’ 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 group 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 those charged with governance
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 those charged with governance 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.
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AUDITORS’ RESPONSIBILITIES FOR THE
AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS (Continued)

From the matters communicated with those charged
with governance, 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 auditors’ 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 director on the audit resulting in this

independent auditors’ report is Lee Pak Kin (practising
certificate number: P08262).

HLB Hodgson Impey Cheng Limited
Certified Public Accountants

Lee Pak Kin

Hong Kong, 31 March 2026
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Consolidated Statement of Profit or Loss and Other Comprehensive Income
FeERarAEMZERE

For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

2025 2024
—EBTHF —EomEF
Notes HK$’000 HK$’000
ke FET FET
(Restated)
(=E5)
Revenue Uk = 6 234,486 223,973
Cost of sales THE RN (105,812) (112,346)
Gross profit EF) 128,674 111,627
Investment and other income BREREMEA 7 18,558 19,100
Other gains and losses Hih = R &8 8 (225,130) (288,305)
Selling and distribution expenses &R D HEHEX (4,347) (5,132)
Allowance for expected credit tREECHEBEERSE
losses on financial assets BiE 9 (21,214) (39,756)
Administrative expenses 1T BB S'Z (122,797) (132,839)
Share of results of associates FELhBE NS 712 (869)
Loss from operations K& EE (225,544) (336,174)
Finance costs MEEM 10 (90,623) (71,863)
Loss before taxation BRI ATE B (316,167) (408,037)
Income tax expense 8B 11 (27,049) (7,662)
Loss for the year FRER 12 (343,216) (415,699)
Loss for the year attributable to: LT ATEAERERE :
Owners of the Company RATEBA (343,185) (415,699)
Non-controlling interests IR (31) -
(343,216) (415,699)
Loss per share BRER 16
Basic (Hong Kong dollars) BEXCET) (0.93) (1.12)
Diluted (Hong Kong dollars) B (Er) (0.93) (1.12)

The accompanying notes form an integral part of the

consolidated financial statements.

BEF 2 M A SRS B Rz — 300
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Consolidated Statement of Profit or Loss and Other Comprehensive Income

FeRaRrREMEZEERR

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

2025 2024
—E-HE —B-NE
HK$°000 HK$’000
FET FET
Loss for the year FRER (343,216) (415,699)
Other comprehensive income/(expense) FAREME2EKZE,  (BX)
for the year, net of income tax MBRFAEH#%
Item that will not be reclassified to profit HETEE#H7EETEH#KZ
or loss: ER :
Fair value loss on equity instruments at EAFEFSFAREMEZEKEZ
fair value through other comprehensive EZTHEzAVEER
income - (8,645)
Item that may be reclassified HENREEN A EEEmKZ
subsequently to profit or loss: EH :
Exchange differences arising on REBNEBEECENERR
translating foreign operations 25,489 (25,386)
Other comprehensive income/(expense)  FREMEEWE,  (BX) »
for the year, net of income tax HIBRFI5HI%E 25,489 (34,031)
Total comprehensive expense for the FRAZTHMAXEHE
year (8317,727) (449,730)
Total comprehensive (expense)/income MNUTATELEFEREE
for the year attributable to: (Bx%) B
Owners of the Company RATEBA (317,556) (449,851)
Non-controlling interests EERER (171) 121
(317,727) (449,730)
The accompanying notes form an integral part of the VEMI 2 MR AR e M wER 2 — 27 ©

consolidated financial statements.
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Consolidated Statement of Financial Position
REMBERAE

At 31 December 2025 R=-FE-—H&F+=-HA=+—H

2025 2024
—E-FRE —E-OE
Notes HK$’000 HK$’000
BiaE FET FET
ASSETS BE
Non-current assets FRBEE
Property, plant and equipment M- BEREE 18 821,137 914,704
Right-of-use assets EAEERE 19 175,157 191,146
Investment properties REWE 20 172,030 192,185
Intangible assets mEEE 22 541,188 608,713
Goodwill HE 23 - -
Interests in associates REBE QAT 2R 25 4,111 3,399
Deferred tax assets ELEHEEE 45 40,112 62,570
Equity instruments at fair value RAVEFAHMEE NS
through other comprehensive ZEZTH
income 26 - -
Financial assets at fair value through & AV {ETABH RS
profit or loss ERMEE 31 - 10,135
Finance lease receivables EUWmERE 32 123,519 150,291
1,877,254 2,133,143
Current assets REBEE
Inventories 78 27 28,618 30,468
Loans receivables EWER 28 160,496 171,816
Trade receivables g S EWFIE 29 36,972 36,756
Deposits, prepayments and other &% - FA{TFIE R Hith
receivables FEWFR1E 30 98,496 92,626
Finance lease receivables EhmEREE 32 30,704 26,319
Financial assets at fair value through & A EFABH RS
profit or loss TREE 31 55,542 64,323
Pledged bank deposits ERIRITIER 33 - 23
Cash and cash equivalents HeRRESEEY 33 32,126 30,322
442,954 452,653
Assets classified as held for sale DEABIEHEZEE 34 13,868 13,527
456,822 466,180
Total assets EEH&AE 2,334,076 2,599,323
EQUITY =
Share capital AR 35 38,286 38,196
Shares held for share award plan BROREFIFE 2R 49 (16,979) (24,455)
Reserves B 723,352 1,044,459
Equity attributable to owners of A TFEE AEGERZE
the Company 744,659 1,058,200
Non-controlling interests IR RS (5,725) (5,554)
Total equity REEKE 738,934 1,052,646

KEHEMREERA T
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Consolidated Statement of Financial Position

e MEIRAR

At 31 December 2025 R=-ZFE-fH&F+=-F=+—H

2025 2024
—E-FRE —E-OE
Notes HK$’000 HK$°000
BiaE FET FET
LIABILITIES a8fE
Current liabilities REBEE
Trade payables B RNRIE 36 34,148 43,006
Deposits received, gllze - ErEAREM
accruals and other payables FE{SFRIE 37 231,725 194,892
Receipts in advance FEUFRIE 38 42,855 56,553
Tax payables 8 93,957 83,729
Bank borrowings RITHERK 39 87,405 137,825
Other borrowings HER 40 327,707 252 536
Lease liabilities HEAE 41 4,976 4,123
Guaranteed secured notes BEREREE 42 179,824 174,267
Amounts due to associates FETEBE N EFRIE 43 7,745 9,385
Amounts due to directors and ERNEEREBEHA LK
related party 44 52,678 73,496
Convertible bonds AR ES 45 11,842 -
1,074,862 1,029,812
Non-current liabilities FEREBEE
Deposits received and 2R e kR HE RN R
other payables 37 72,906 72,503
Lease liabilities HEERE 41 267,228 265,005
Deferred tax liabilities EEHEEE 46 180,146 179,357
520,280 516,865
Total liabilities BEEAE 1,595,142 1,546,677
Total equity and liabilities ERREBHEE 2,334,076 2,599,323
Net current liabilities REBEEFE (618,040) (563,632)
Total assets less current liabilities EEZERARBAEE 1,259,214 1,569,511

The consolidated financial statements on pages 111
to 343 were approved and authorised for issue by the
board of directors on 31 March 2026 and are signed on

FEMBHRREINNEMIECHR-_E-RE
FZRA=Zt+-—HEREESSHERBENR I

HTIALTRERES

its behalf by:
Lei Hong Wai Cheung Kwok Wai Elton
Y3 REE
Director Director
EF EE

The accompanying notes form an integral part of the

BEF 2 M FEB A SRS B | R 2 — 72D ©

consolidated financial statements.
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Consolidated Statement of Changes in Equity
FeEEER

For the year ended 31 December 2025 B2 —FE_-—AF+-H=+—HIFE

Attributable to the owners of the Company

KAARENEE
Shares Fair value
held for through other Equity-settled
share Property comprehensive  Convertible  share-based Non-
Share award Share Capital ~ Contributed  revaluation income  bonds equity payment  Exchange Accumulated controlling
capital plan premium reserve surplus reserve reserve reserve reserve reserve losses ~ Sub-total interests Total
BREZR BOPERA HBERE
itH5E W% R4RT  UEBEER  ZRESE

s <Bf BBER  EARE  RARR  EERE  GiBR  EEGR fif  ENGE  RHER N HERRER it
KRS0 KGO RSO HKSUMD HKSUO  HKSUMO AKSUMD AKSUMD AKSUMD HKSUND HKSUDD HKSUDD HKSOOD HKSO
FE7 E7 &7 TEi FE7 FE7 E7 &7 &7 FEx FEx Er i TEn

(Noted) (Note ) (Note ¢) (Note d) (Note e/ (Note 45) Note §
(i) (Hiite) (Hiite) (itd) (Ke)  (Kitas) (i)
At January 2024 H=§2mE-B-8 BG4 10T mE e B (81 ST (R GG 156 GBS 1A0sT
Loss for the year ERFE - - - - - - = S = - (M58 (416,699) - (M5699
Other comprehensive (expense)/ ~ FAEM2E
income or the year (B30)/ &
Fair value loss on equity RATEALMRE
instruments at fair ¢
value through other ERIAZ
comprehensive income ATESE S - - - - - (8,645) - - - - (8.645) - (8,645)
Exchange diferences arsing BEENEHELZE
on translating foreign HE8
operaions . . - - - . - - S S )
Total comprehensive (expense)/ ~ EA2E(ER)/
incame for e year 48 . S - - - - B - S GEE) (W9 o (e
Release fo the apse of share BREXH
option BhE - - - - - - - - (16.377) - 16377 - - -
Recognition for equity-setted ENRELE
share-based payment Ritsa - - - - - - - - 805 - - 805 - 805
At 31 December 2024 and
1 January 2025
W% (4 G0 LB Mg BEN (6519 . 05 (541Y  (1000) 10820 B 10266
Loss for the year - - - - - - - - - - (343,185 (343,185) (31) (343,216)
Other comprehensive (expense)/
income for the year
Exchange differences arising BES)ZHELZE
on translting foreign 128
operations - - - - - - - - - 2,629 - 25,629 (140) 25,480
Totel comprehensive (expense)  ERZE(ER)/
income for the year s - - - - - - - - - %69 (43185 (317,556) e
Recogniion for equiy-setted ERELE,
share-based payment Lyt e - - - - - - - 1,665 - - 1,665 - 1,665
Transterof equiy-sefted share- ~ BRNURBEE 2R
based payment - 1476 - - - - - - (2470) - 5,008) - - -
Disposal of investments inequity ~ HERAFETALKAE
instruments at FVTOCI YRNERIERE - - - - - - 2,518 - - - (26,518) - - -
Recogniton of equity component ~ ERTERES 2 ERHS
of convertible bonds - - - - - - - 1,012 - - - 1912 - 1912
Redemption of convertble bonds RO TERES 90 - @ - - - - 84) - - - 4 - 4%
At31 December 2025 HZB21%
t2h=1-A 38,286 (16,979) 1,807,483 17,761 404,663 25,801 - 1,828 - (128,483)  (1,405,701) 744,659 (5,725) 738,934
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Consolidated Statement of Changes in Equity
FeEaENE

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

Notes:

(a)

(d)

The Company’s shares purchased under the share award
plan and held by the trustee of the share award plan are
presented as “shares held for share award plan” and
deducted from total equity.

Capital reserve represents the difference of share capital and
share premium of the subsidiaries and the nominal value of
the 880 shares issued by RICHE (BVI) LIMITED prior to the
allotment of 120 shares to Classical Statue Limited and the
amount arising from issue of share by a subsidiary.

Contributed surplus represents the net amount transferred
from share capital and share premium to retained profits
pursuant to the special resolutions passed at the special
general meetings held on 22 August 2003, 30 April 2008 and
12 December 2011.

Under the Company Act 1981 of Bermuda (as amended), the
contributed surplus is available for distribution. However, the
Company cannot make a distribution out of the contributed
surplus if: (i) it is, or would after the payment be, unable to
pay its liabilities as they become due; or (ii) the realisable
value of its assets would thereby be less than its liabilities.

Property revaluation reserve relates the properties
transferred from owner-occupied to investment properties.
The excess amount between the fair value and the carrying
amount of the properties at the date of transfer is included
in the property revaluation reserve, and will be transferred to
accumulated losses upon the retirement or disposal of the
relevant properties.

The fair value through other comprehensive income
(“FVTOCI”) reserve represents cumulative gains and losses
arising from revaluation of equity instruments at FVTOCI that
have been recognised in other comprehensive income. Gains
and losses arising from revaluation of equity instruments at
FVTOCI will not be reclassified to profit or loss in subsequent
periods.

Equity-settled share-based payment reserve represents the
fair value of services estimated to be received in exchange
for the grant of the relevant share options and share award
over the relevant vesting periods, the total of which is based
on the fair value of the share options and share award
at grant date. The amount for each reporting period is
determined by spreading the fair value of the share options
and share award over the relevant vesting periods (if any)
and is recognised as staff costs and related expenses with
a corresponding increase in equity-settled share-based
payment reserve.

ETERNITY INVESTMENT LIMITED
Annual Report 2025
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Consolidated Statement of Cash Flows
FeBanER

For the year ended 31 December 2025 BiZ —E_RhF+_-_F=+—HILFE

2025 2024
—E-RE C—Eo@EE
Notes HK$’000 HK$’000
ke FET FET
OPERATING ACTIVITIES RESEE
Loss before taxation BRELATE 1B (316,167) (408,037)
Adjustments for: LT B EH % -
Amortisation of intangible assets EEE# 12, 22 16,951 17,055
Allowance for expected credit ERWERZEHREESE
losses on loan receivables, net BiEFE 9 12,733 37,854
Allowance for expected credit EZRWFIBEZEHREER
losses on trade receivables EiaRE 9 159 1,902
Allowance for expected credit HittEWFIBEZFEHEE
losses on other receivables =k 9 8,322 -
Depreciation of property, plant ME -  BMEREREZIRNE
and equipment 12, 18 24,114 26,617
Depreciation of right-of-use assets fFREEEZITE 12, 19 6,039 6,061
Dividend income REWA 7 (284) (459)
Loss on modification of terms of BB ERIERRBERR
guaranteed secured notes ZEE 8, 42 - 22,885
Loss on modification of terms of 1B E At 8 TR TR Z 5 18
other borrowings 8, 40 9,424 =
Loss on disposal of niches HEZNZER 8 292 2,293
Gain on disposals of residential HEAEREX2EZ
serviced apartments g 8 - (6,395)
Gain on disposal of FVTOCI HERAFEFARMS
sz 7, 26 2 =
Interest expenses FEREX 10 90,623 71,863
Interest income on bank deposits  $RITERZFE WA 7 (183) (292)
Imputed interest income on EURERE 2 HERE
finance lease receivables ON 7 (17,751) (17,953)
(Gain)/loss arising on change in RAFEFABRRZ
fair value of financial assets at TRMEEATEED
fair value through profit or loss EEz (W&) BE 8 (6,584) 16,904
Loss arising on change in fair REMELATFEEZBESE
value of investment properties ZEE 8, 20 37,954 50,911
Share of results of associates e E AR EE (712) 869
Written-off of property, plant and WEME BMERERE
equipment 8 6 -
Loss on disposal of property, plant HE&EYW¥% - BMERREZ
and equipment K518 8, 18 - 19
Impairment loss on goodwill BEFEEE 8, 23 = 189,029
Impairment loss on property, plant  ¥% « R RREZBE
and equipment 518 8, 18 111,928 12,659
Impairment loss on right-of-use FRAREEZRERE
assets 8, 19 12,170 -
Impairment loss on intangible B EREZRERE
assets 8, 22 64,859 -
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Consolidated Statement of Cash Flows
ReEBaRER

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

2025 2024
—E"HF —E-NE
Notes HK$’000 HK$’000
Biat FET FET
Operating cash inflows before EEESRBR2KERS
movements in working capital i 53,891 23,785
Decrease in inventories FERD 1,925 3,948
(Increase)/decrease in loan FEWERR ($Bhn) W
receivables (1,413) 38,944
Increase in trade receivables B 5 FEUWFRIEE I (375) (756)
Increase in deposits, prepayments 2% - FESFIE R HAbEUR
and other receivables FRIEIE AN (12,307) (1,839)
Decrease in financial assets at fair ZAFEFABERZEH
value through profit or loss BERD 15,214 15,800
Decrease in trade payables B S EARIBERD (9,728) (11,306)
(Decrease)/increase in deposits BREE - BTERAREM
received, accruals and other FESFRE CRlA) /#E
payables (10,227) 15,485
(Increase)/decrease in receipts in FaWRE (3B m) R
advance (12,469) 6,476
Net cash generated from RETBHEECRSEHE
operating activities 24,511 90,537
INVESTING ACTIVITIES BEEH
Bank interest received 2R ITF 2 7 183 292
Dividend received 2R E 7 284 459
Proceeds from disposal of HEXERBEXABHRE
residential serviced apartments I8 - 9,059
Purchase of property, plant and BEYWE BMERSEE
equipment (12,789) (30,080)
Proceeds from disposal of HEREYEMSBIE
investment properties 6,290 14,922
Proceeds from disposal of FVTOCI HE&ERAFEFAEMEE
W 2 B 18 FUE 26 2 -
Withdrawal of restricted bank RIARGRTER
deposits - 17,917
Receipt of finance lease receivables WHEW R EHE 21,610 26,808
Withdrawal of pledged bank REUKHIRITFR
deposits 23 -
Net cash generated from RETBFMEEZRESFE
investing activities 15,603 39,377
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Consolidated Statement of Cash Flows
FREeEBaRER

For the year ended 31 December 2025 BiZ —E_RhF+_-_F=+—HILFE

2025 2024
—E-HF —E-MEF
Notes HK$’000 HK$’000
Biat FET FET
FINANCING ACTIVITIES MEEE
Advance from directors EEB 3,650 22,770
Repayment to directors BRTES (24,468) (38,989)
Interest paid 2FFE (10,112) (57,237)
Repayment of bank borrowings RITIEFER (5,213) (6,371)
Proceeds from other borrowings H B8 FIE - 8,025
Repayment of other borrowings HEFER (8,535) (10,237)
Repayment of lease liabilities HEBEBER (4,258) (6,068)
Proceeds on issue of convertible BITARRE S FBRT
bonds 13,000 -
Repayment of guaranteed secured EIEREFZIEER
notes - (27,582)
Proceeds from associates BN Tﬁﬁ%?ﬁ’\ 1,300 4,390
Repayment to associates BN THE AT (2,940) (6,174)
Net cash used in financing MEETBFAZREFEH
activities (37,576) (117,473)
Net increase in cash and ReRBESEEYEMFEE
cash equivalents 2,538 12,441
Cash and cash equivalents at HREHPYzRERES
the beginning of the reporting ZEY
period 30,322 18,359
Effect of foreign exchange rate EXEEHITE
changes (734) (478)
Cash and cash equivalents at the HEHRZEERESE
end of the reporting period £EY 32,126 30,322
Analysis of the balances of cash BE&RBESEBEYELIIT
and cash equivalents
Cash at bank and on hand RITRFEES 33 32,126 30,322
The accompanying notes form an integral part of the BEMT 2 BT B AR S B Rk 2 — &b ©
consolidated financial statements.
KIERHEIZREBRAT

—E-REER

119



120

GENERAL INFORMATION

Eternity Investment Limited (the “Company”) is
incorporated in Bermuda as an exempted company
with limited liability and its issued shares are listed
on the Main Board of The Stock Exchange of Hong
Kong Limited (the “Exchange”). The addresses of
the registered office, and head office and principal
place of business of the Company are disclosed
in the corporate information section to the annual
report.

The principal activity of the Company is investment
holding. The principal activities of the Company’s
subsidiaries (together with the Company, referred
to as the “Group”) are sale of financial assets,
property investment, money lending, design and
sale of jewelry products and operation of a golf
course in the People’s Republic of China.

Details of the substantial shareholders of the
Company are disclosed in the section headed
“Substantial Shareholders and other Persons’
Interests and Short Positions in Shares and
Underlying Shares” in the Directors’ Report of the
annual report.

The consolidated financial statements are
presented in thousands of units of Hong Kong
dollar (HK$°000), which is same as the functional
currency of the Company.

APPLICATION OF NEW AND
AMENDMENTS TO HKFRS ACCOUNTING
STANDARDS

Amendments to an HKFRS Accounting Standard
that are mandatorily effective for the current
year

In the current year, the Group has applied the
following amendments to an HKFRS Accounting
Standard as issued by HKICPA for the first time,
which are mandatorily effective for the annual
period beginning on or after 1 January 2025 for
the preparation of the consolidated financial
statements:

Amendments to
HKAS 21

Lack of Exchangeability

The application of the amendments to an HKFRS
Accounting Standard in the current year has
had no material impact on the Group’s financial
positions and performance for the current and prior
years and/or on the disclosures set out in these
consolidated financial statements.

ETERNITY INVESTMENT LIMITED
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

APPLICATION OF NEW AND
AMENDMENTS TO HKFRS ACCOUNTING
STANDARDS (Continued)

New and amendments to HKFRS Accounting
Standards that have been issued but not yet
effective

The Group has not early applied the following new
and amendments to HKFRS Accounting Standards
that have been issued but are not yet effective.

Amendments to HKFRS 9 and  Amendments to the

HKFRS 7 Classification and
Measurement of Financial
Instruments?
Amendments to HKFRS 9 and  Contracts Referencing Nature-
HKFRS 7 dependent Electricity?

Amendments to HKFRS 10
and HKAS 28

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

Annual Improvements to HKFRS
Accounting Standards —
Volume 112

Presentation and Disclosure in
Financial Statements®

Amendments to HKFRS
Accounting Standards

HKFRS 18

i Effective for annual periods beginning on or after a
date to be determined.

L Effective for annual periods beginning on or after
1 January 2026.
S Effective for annual periods beginning on or after

1 January 2027.

Except for the new HKFRS Accounting Standards
mentioned below, the directors of the Company
anticipate that the application of all new and
amendments to HKFRS Accounting Standards
will have no material impact on the consolidated
financial statements in the foreseeable future.

FERFE] B BN BHRELAGTHE
BIRIEFT A (78)

SEMEERERZH T BB BERE
ERETHERRBITAE

REBYEREFZEAUTEEME MK
SRz BB BRELER S ER
RAZETAS o
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BRMBRERAETR B

SCHEN)

BRMBBRERAFIRR FSREBEALRE
BEUBREENETR EBINSH?
SCHEN,

BRMBHEENF 105 REERHBENT
REBEENE28YE H/ERAZHEL
SEHEN, BEHENHE

BRUBRSEANET  BRMBRIEAS
R (BT K) AHERIZ FEYE
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APPLICATION OF NEW AND
AMENDMENTS TO HKFRS ACCOUNTING
STANDARDS (Continued)

New and amendments to HKFRS Accounting
Standards that have been issued but not yet
effective (Continued)

HKFRS 18 Presentation and Disclosure in
Financial Statements, which sets out requirements
on presentation and disclosures in financial
statements, will replace HKAS 1 Presentation
of Financial Statements. This new HKFRS
Accounting Standard, while carrying forward many
of the requirements in HKAS 1, introduces new
requirements to present specified categories and
defined subtotals in the statement of profit or
loss; provide disclosures on management-defined
performance measures (MPMs) in the notes to
the financial statements and improve aggregation
and disaggregation of information to be disclosed
in the financial statements. In addition, some
HKAS 1 paragraphs have been moved to HKAS
8 Accounting Policies, Changes in Accounting
Estimates and Errors (the title of which will be
changed to Basis of Preparation of Financial
Statements upon effective of HKFRS 18) and
HKFRS 7. Minor amendments to HKAS 7 Statement
of Cash Flows and HKAS 33 Earnings per Share
are also made.

HKFRS 18, and amendments to other standards,
will be effective for annual periods beginning on
or after 1 January 2027, with early application
permitted. HKFRS 18 requires retrospective
application with specific transition provisions. The
application of the new standard is not expected
to have significant impact on the financial
performance and positions of the Group in terms
of recognition and measurement. However, it is
expected to affect the structure and presentation of
the consolidated statement of profit or loss.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION

Basis of preparation

The consolidated financial statements have been
prepared in accordance with HKFRS Accounting
Standards as issued by the HKICPA. For the
purpose of preparation of the consolidated
financial statements, information is considered
material if such information is reasonably expected
to influence decisions made by primary users. In
addition, the consolidated financial statements
include applicable disclosures required by the
Rules Governing the Listing of Securities on the
Exchange (the “Listing Rules”) and by the Hong
Kong Companies Ordinance.

The consolidated financial statements have been
prepared on the historical cost basis, except
for investment properties and certain financial
instruments that are measured at fair values at the
end of each reporting period, as explained in the
accounting policies below.

Historical cost is generally based on the fair value
of the consideration given in exchange for goods
and services.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Basis of preparation (Continueqd)

Fair value is the price that would be received to sell
an asset or paid to transfer a liability in an orderly
transaction between market participants at the
measurement date, regardless of whether that price
is directly observable or estimated using another
valuation technique. In estimating the fair value of
an asset or a liability, the Group takes into account
the characteristics of the asset or liability if market
participants would take those characteristics into
account when pricing the asset or liability at the
measurement date. Fair value for measurement
and/or disclosure purposes in the consolidated
financial statements is determined on such a basis,
except for share-based payment transactions that
are within the scope of HKFRS 2 Share-based
Payment, leasing transactions that are accounted
for in accordance with HKFRS 16 Leases, and
measurements that have some similarities to fair
value but are not fair value, such as net realisable
value in HKAS 2 Inventories or value in use in
HKAS 36 Impairment of Assets.

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

For financial instruments and investment properties
which are transacted at fair value and a valuation
technique that unobservable inputs are to be used
to measure fair value in subsequent periods, the
valuation technique is calibrated so that the results
of the valuation technique equal the transaction
price.

In addition, for financial reporting purposes, fair
value measurements are categorised into Level
1, 2 or 3 based on the degree to which the inputs
to the fair value measurements are observable
and the significance of the inputs to the fair value
measurement in its entirety, which are described as
follows:

° Level 1 inputs are quoted prices (unadjusted)
in active markets for identical assets or
liabilities that the entity can access at the
measurement date;
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Basis of preparation (Continueqd)

° Level 2 inputs are inputs, other than quoted
prices included within Level 1, that are
observable for the asset or liability, either
directly or indirectly; and

o Level 3 inputs are unobservable inputs for the
asset or liability.

Going Concern

During the year ended 31 December 2025,
the Group incurred a loss for the year of
HK$343,216,000 and, as of that date, the Group’s
current liabilities exceeded its current assets by
HK$618,040,000.

As at 31 December 2025, the Group had
outstanding guaranteed secured notes (the
“Notes”) and note interest payable of approximately
HK$218 million, which were due for repayment on
23 September 2025. The Group failed to repay the
Notes upon their maturity, constituting an event of
default under the terms of the note instrument. The
Notes are secured by a share charge over a wholly-
owned subsidiary of the Group, Eternity Investment
(China) Limited.

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

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

The net book value of the Eternity Investment
(China) Limited was approximately HK$971 million,
which substantially exceeds the outstanding
liabilities under the Notes of approximately HK$218
million as at 31 December 2025. The directors
of the Company therefore consider that, even in
the event of enforcement, the security cover is
sufficient to fully satisfy the Group’s obligations
under the Notes without giving rise to a material
deficiency.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Basis of preparation (Continueqd)
Going concern (Continued)

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

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

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

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

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

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

o raising capital through share placements,
rights issues, or open offers to strengthen
the equity base and improve the net asset
position;
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Basis of preparation (Continueqd)
Going concern (Continued)

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

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

The directors of the Company have carried out
detail review on the Group’s cash flow projections
prepared by management. The cash flow
projections cover a period up to 31 March 2027. In
preparing the cash flow projections, the directors
of the Company have considered the historical
cash requirements of the Group as well as other
key factors, including the availability of the loan
finance which may impact the operations of the
Group during the next twelve-month period. They
are of the opinion that, taking into account the
above-mentioned measures, the Group would have
sufficient working capital to finance its operations
and to meet its financial obligations as and when
they fall due within the next twelve months from
the date of approval of the consolidated financial
statements.

Accordingly, the directors of the Company are of
the opinion that it is appropriate to prepare the
consolidated financial statements for the year
ended 31 December 2025 on a going concern
basis. Should the Group be unable to continue as a
going concern, adjustments would have to be made
to the consolidated financial statements to adjust
the value of the Group’s assets to their recoverable
amounts, to provide for any further liabilities which
might arise and to reclassify non-current assets
and liabilities as current assets and liabilities,
respectively. The effects of these adjustments have
not been reflected in the consolidated financial
statements.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Basis of consolidation

The consolidated financial statements incorporate
the financial statements of the Company and
entities (including structured entities) controlled
by the Company and its subsidiaries. Control is
achieved when the Company:

o has power over the investee;

° is exposed, or has rights, to variable returns
from its involvement with the investee; and

° has the ability to use its power to affect its
returns.

The Group reassesses whether or not it controls
an investee if facts and circumstances indicate
that there are changes to one or more of the three
elements of control listed above.

When the Group has less than majority of the
voting rights of an investee, it has power over the
investee when the voting rights are sufficient to
give it the practical ability to direct the relevant
activities of the investee unilaterally. The Group
considers all relevant facts and circumstance
in assessing whether or not the Group’s voting
rights in an investee are sufficient to give it power,
including:

o the size of the Group’s holding of voting rights
relative to the size and dispersion of holdings
of the other vote holders;

o potential voting rights held by the Group,
other vote holders or other parties;

° rights arising from other contractual
arrangements; and

° any additional facts and circumstances that
indicate that the Group has, or does not
have, the current ability to direct the relevant
activities at the time that decisions need to be
made, including voting patterns at previous
shareholders’ meetings.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Basis of consolidation (Continued)

Consolidation of a subsidiary begins when the
Group obtains control over the subsidiary and
ceases when the Group loses control of the
subsidiary. Specifically, income and expenses of a
subsidiary acquired or disposed of during the year
are included in the consolidated statement of profit
or loss and other comprehensive income from the
date the Group gains control until the date when
the Group ceases to control the subsidiary.

Profit or loss and each component of other
comprehensive income are attributed to the
owners of the Company and to the non-controlling
interests. Total comprehensive income of the
subsidiaries is attributed to the owners of the
Company and to the non-controlling interests even
if this results in the non-controlling interests having
a deficit balance.

When necessary, adjustments are made to the
financial statements of subsidiaries to bring
their accounting policies in line with the Group’s
accounting policies.

All intragroup assets and liabilities, equity, income,
expenses and cash flows relating to transactions
between members of the Group are eliminated in
full on consolidation.

Non-controlling interests in subsidiaries are
presented separately from the Group’s equity
therein, which represent present ownership
interests entitling their holders to a proportionate
share of net assets of the relevant subsidiaries
upon liquidation.

Business combinations

A business is an integrated set of activities and
assets which includes an input and a substantive
process that together significantly contribute to the
ability to create outputs. The acquired processes
are considered substantive if they are critical to
the ability to continue producing outputs, including
an organised workforce with the necessary skills,
knowledge, or experience to perform the related
processes or they significantly contribute to the
ability to continue producing outputs and are
considered unique or scarce or cannot be replaced
without significant cost, effort, or delay in the
ability to continue producing outputs.
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Business combinations (Continued)

Acquisitions of businesses are accounted for
using the acquisition method. The consideration
transferred in a business combination is measured
at fair value, which is calculated as the sum of
the acquisition-date fair values of the assets
transferred by the Group, liabilities incurred by the
Group to the former owners of the acquiree and the
equity interests issued by the Group in exchange
for control of the acquiree. Acquisition-related
costs are generally recognised in profit or loss as
incurred.

The identifiable assets acquired and liabilities
assumed must meet the definitions of an asset
and a liability in the Conceptual Framework for
Financial Reporting (the "Conceptual Framework")
except for transactions and events within the scope
of HKAS 37 Provisions, Contingent Liabilities and
Contingent Assets or HK(IFRIC)-Int 21 Levies, in
which the Group applies HKAS 37 or HK(IFRIC)-
Int 21 instead of the Conceptual Framework to
identify the liabilities it has assumed in a business
combination. Contingent assets are not recognised.

At the acquisition date, the identifiable assets
acquired and the liabilities assumed are recognised
at their fair value, except that:

° deferred tax assets or liabilities, and assets
or liabilities related to employee benefit
arrangements are recognised and measured in
accordance with HKAS 12 Income Taxes and
HKAS 19 Employee Benefits respectively;

° liabilities or equity instruments related
to share-based payment arrangements
of the acquiree or share-based payment
arrangements of the Group entered into to
replace share-based payment arrangements
of the acquiree are measured in accordance
with HKFRS 2 at the acquisition date (see the
accounting policy below);

e assets (or disposal groups) that are classified
as held for sale in accordance with HKFRS
5 Non-current Assets Held for Sale and
Discontinued Operations are measured in
accordance with that standard; and

ETERNITY INVESTMENT LIMITED
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Business combinations (Continued)

° lease liabilities are recognised and measured
at the present value of the remaining lease
payments (as defined in HKFRS 16) as if
the acquired leases were new leases at the
acquisition date, except for leases for which
(a) the lease term ends within 12 months of
the acquisition date; or (b) the underlying
asset is of low value. Right-of-use assets are
recognised and measured at the same amount
as the relevant lease liabilities, adjusted to
reflect favourable or unfavourable terms of the
lease when compared with market terms.

Goodwill is measured as the excess of the sum
of the consideration transferred, the amount of
any non-controlling interests in the acquiree, and
the fair value of the acquirer’s previously held
equity interest in the acquiree (if any) over the
net amount of the identifiable assets acquired
and the liabilities assumed as at acquisition date.
If, after re-assessment, the net amount of the
identifiable assets acquired and liabilities assumed
exceeds the sum of the consideration transferred,
the amount of any non-controlling interests in
the acquiree and the fair value of the acquirer’s
previously held interest in the acquiree (if any), the
excess is recognised immediately in profit or loss
as a bargain purchase gain.

Non-controlling interests that are present ownership
interests and entitle their holders to a proportionate
share of the relevant subsidiary’s net assets in
the event of liquidation are initially measured at
the non-controlling interests’ proportionate share
of the recognised amounts of the acquiree’s
identifiable net assets or at fair value. The choice
of measurement basis is made on a transaction-by-
transaction basis.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Goodwill

Goodwill arising on an acquisition of business
is carried at cost as established at the date of
acquisition of the business less accumulated
impairment losses, if any.

For the purposes of impairment testing, goodwill
is allocated to each of the Group’s cash-
generating units (“CGUs”) (or groups of CGUSs)
that is expected to benefit from the synergies of
the combination, which represent the lowest level
at which the goodwill is monitored for internal
management purposes and not larger than an
operating segment.

A CGU (or group of CGUs) to which goodwill has
been allocated is tested for impairment annually or
more frequently when there is indication that the
unit may be impaired. For goodwill arising on an
acquisition in an annual period, the CGU (or group
of CGUs) to which goodwill has been allocated is
tested for impairment before the end of that annual
period. If the recoverable amount is less than its
carrying amount, the impairment loss is allocated
first to reduce the carrying amount of any goodwill
and then to the other assets on a pro-rata basis
based on the carrying amount of each asset in the
unit (or group of CGUs).

On disposal of the relevant CGU, the attributable
amount of goodwill is included in the determination
of the amount of the gain or loss on disposal. When
the Group disposes of an operation within the CGU
(or a CGU within a group of CGUs), the amount of
goodwill disposed of is measured on the basis of
the relative values of the operation (or the CGU)
disposed of and the portion of the CGU (or the
group of CGUs) retained.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Investments in subsidiaries

Investments in subsidiaries are accounted for
at cost less impairment. Cost 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 interests in subsidiaries
is required upon receiving a dividend 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.

Investments in associates

An associate is an entity over which the Group has
significant influence. Significant influence is the
power to participate in the financial and operating
policy decisions of the investee but is not control
or joint control over those policies.

The results and assets and liabilities of associates
are incorporated in the consolidated financial
statements using the equity method of accounting.
The financial statements of associates used for
equity accounting purposes are prepared using
uniform accounting policies as those of the
Group for like transactions and events in similar
circumstances. Under the equity method, an
investment in an associate is initially recognised
in the consolidated statement of financial position
at cost and adjusted thereafter to recognise
the Group’s share of profit or loss and other
comprehensive income of the associate. Changes
in net assets of the associate other than profit
or loss and other comprehensive income are not
accounted for unless such changes resulted in
changes in ownership interest held by the Group.
When the Group’s share of losses of an associate
exceeds the Group’s interest in that associate
(which includes any long-term interests that, in
substance, form part of the Group’s net investment
in the associate), the Group discontinues
recognising its share of further losses. Additional
losses are provided for, and a liability is recognised
only to the extent that the Group has incurred legal
or constructive obligations or made payments on
behalf of the associate.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Investments in associates (Continued)

An investment in an associate is accounted for
using the equity method from the date on which
the investee becomes an associate. On acquisition
of the investment in an associate, any excess of
the cost of the investment over the Group’s share
of the net fair value of the identifiable assets and
liabilities of the investee is recognised as goodwill,
which is included within the carrying amount of
the investment. Any excess of the Group’s share
of the net fair value of the identifiable assets and
liabilities over the cost of the investment, after
reassessment, is recognised immediately in profit
or loss in the period in which the investment is
acquired.

The Group assesses whether there is an objective
evidence that the interest in an associate may be
impaired. When any objective evidence exists,
the entire carrying amount of the investment
(including goodwill) is tested for impairment in
accordance with HKAS 36 as a single asset by
comparing its recoverable amount (higher of
value in use and fair value less costs of disposal)
with its carrying amount. Any impairment loss
recognised is not allocated to any asset, including
goodwill, that forms part of the carrying amount
of the investment. Any reversal of that impairment
loss is recognised in accordance with HKAS 36
to the extent that the recoverable amount of the
investment subsequently increases.

The Group applies HKFRS 9, including the
impairment requirements, to long-term interests in
an associate or joint venture to which the equity
method is not applied and which form part of
the net investment in the investee. Furthermore,
in applying HKFRS 9 to long-term interests, the
Group does not take into account adjustments
to their carrying amount required by HKAS 28
(i.e. adjustments to the carrying amount of long-
term interests arising from the allocation of losses
of the investee or assessment of impairment in
accordance with HKAS 28).
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Investments in associates (Continued)

When the Group ceases to have significant
influence over an associate, it is accounted for
as a disposal of the entire interest in the investee
with a resulting gain or loss being recognised in
profit or loss. When the Group retains an interest
in the former associate and the retained interest
is a financial asset within the scope of HKFRS 9
Financial Instruments, the Group measures the
retained interest at fair value at that date and the
fair value is regarded as its fair value on initial
recognition. The difference between the carrying
amount of the associate and the fair value of any
retained interest and any proceeds from disposing
the relevant interest in the associate is included in
the determination of the gain or loss on disposal
of the associate. In addition, the Group accounts
for all amounts previously recognised in other
comprehensive income in relation to that associate
on the same basis as would be required if that
associate had directly disposed of the related
assets or liabilities. Therefore, if a gain or loss
previously recognised in other comprehensive
income by that associate would be reclassified to
profit or loss on the disposal of the related assets
or liabilities, the Group reclassifies the gain or loss
from equity to profit or loss (as a reclassification
adjustment) upon disposal/partial disposal of the
relevant associate.

When a group entity transacts with an associate
of the Group, profits and losses resulting from the
transactions with the associate are recognised in
the Group’s consolidated financial statements only
to the extent of interests in the associate that are
not related to the Group.

When the Group reduces its ownership interest in
an associate but the Group continues to use the
equity method, the Group reclassifies to profit or
loss the proportion of the gain or loss that had
previously been recognised in other comprehensive
income relating to that reduction in ownership
interest if that gain or loss would be reclassified to
profit or loss on the disposal of the related assets
or liabilities.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Investments in associates (Continued)
Acquisition of additional interests in associates

When the Group increases its ownership interest
in an associate but the Group continues to use the
equity method, goodwill is recognised at acquisition
date if there is excess of the consideration paid
over the share of carrying amount of net assets
attributable to the additional interests in associates
acquired. Any excess of share of carrying amount
of net assets attributable to the additional interests
in associates acquired over the consideration paid
are recognised in the profit or loss in the period in
which the additional interest are acquired.

Non-current assets held for sale

Non-current assets (and disposal groups) are
classified as held for sale if their carrying amount
will be recovered principally through a sale
transaction rather than through continuing use. This
condition is regarded as met only when the asset
(or disposal group) is available for immediate sale
in its present condition subject only to terms that
are usual and customary for sales of such asset
(or disposal group) and its sale is highly probable.
Management must be committed to the sale, which
should be expected to qualify for recognition as
a completed sale within one year from the date of
classification.

When the Group is committed to a sale plan
involving loss of control of a subsidiary, all of the
assets and liabilities of that subsidiary are classified
as held for sale when the criteria described above
are met, regardless of whether the Group will retain
a non-controlling interest in the relevant subsidiary
after the sale.

When the Group is committed to a sale plan
involving disposal of an investment, or a portion of
an investment, in an associate or joint venture, the
investment or the portion of the investment that
will be disposed of is classified as held for sale
when the criteria described above are met, and the
Group discontinues the use of the equity method
in relation to the portion that is classified as held
for sale from the time when the investment (or a
portion of the investment) is classified as held for
sale.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Non-current assets held for sale (Continued)

Non-current assets (and disposal groups) classified
as held for sale are measured at the lower of their
carrying amount and fair value less costs to sell.

Revenue and other income

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 from contracts with customers

The Group recognises revenue when (or as) a
performance obligation is satisfied, i.e. when
“control” of the goods or services underlying the
particular performance obligation is transferred to
the customer.

A performance obligation represents a good or
service (or a bundle of goods or services) that is
distinct or a series of distinct goods or services
that are substantially the same.

Control is transferred over time and revenue is
recognised over time by reference to the progress
towards complete satisfaction of the relevant
performance obligation if one of the following
criteria is met:

° the customer simultaneously receives and
consumes the benefits provided by the
Group’s performance as the Group performs;

° the Group’s performance creates or enhances
an asset that the customer controls as the
Group performs; or

° the Group’s performance does not create an
asset with an alternative use to the Group and
the Group has an enforceable right to payment
for performance completed to date.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Revenue and other income (Continued)

Revenue from contracts with customers
(Continueqd)

Otherwise, revenue is recognised at a point in time
when the customer obtains control of the distinct
good or service.

A contract asset represents the Group’s right to
consideration in exchange for goods or services
that the Group has transferred to a customer that is
not yet unconditional. It is assessed for impairment
in accordance with HKFRS 9. In contrast, a
receivable represents the Group’s unconditional
right to consideration, i.e. only the passage of time
is required before payment of that consideration is
due.

A contract liability represents the Group’s obligation
to transfer goods or services to a customer for
which the Group has received consideration (or an
amount of consideration is due) from the customer.
A contract asset and a contract liability relating to
the same contract are accounted for and presented
on a net basis.

For contracts that contain more than one
performance obligations, the Group allocates the
transaction price to each performance obligation
on a relative stand-alone selling price basis.

Revenue and other income recognition policies

Further details of the Group’s revenue and other
income recognition policies are as follows:

(i)  Sales of jewelry products

Revenue is recognised at a point in time when
the customer takes possession of and accepts
the products. If the products are a partial
fulfilment of a contract covering other goods
and, then the amount of revenue recognised
is an appropriate proportion of the total
transaction price under the contract, allocated
between all the goods and services promised
under the contract on a relative stand-alone
selling price basis.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Revenue and other income (Continued)

Revenue and other income recognition policies
(Continued)

(i)

(iii)

(iv)

(v)

(vi)

Rental income from operating leases

Rental income receivable under operating
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.

Dividend income

Dividend income from listed investments
is recognised when the share price of the
investment goes ex-dividend.

Interest income

Interest income is recognised as it accrues
using the effective interest method. For
financial assets measured at amortised cost
that are not credit-impaired, the effective
interest rate is applied to the gross carrying
amount of the asset.

Sale of financial assets at FVTPL

Sale of financial assets at FVTPL is accounted
for on a trade date basis.

Membership income

Membership entrance fees represent non-
refundable upfront registration fee for lifetime
entitlement by members for using the golf
facilities and enjoying certain privileges in
other facilities in the Group’s membership
golf club and resort (the “Club”) in Beijing,
Mainland China and are recognised on a
reducing balance method for which the
membership is granted and the reducing rate
is based on historical usage pattern of existing
members.
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Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Revenue and other income (Continued)

Revenue and other income recognition policies
(Continueqd)

(vii) Property management income

Revenue is recognised over the scheduled
period on the straight-line basis as the
customer simultaneously receives and
consumes the benefits provided by the Group.

(viii) Club activities

Club activities income is accounted for when
the services are rendered.

(ix) Food and beverage

Food and beverage income is accounted for
when the services are rendered.

Leases

The Group assesses whether a contract is or
contains a lease based on the definition under
HKFRS 16 at inception of the contract. Such
contract will not be reassessed unless the terms
and conditions of the contract are subsequently
changed.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Leases (Continued)
The Group as a lessee

Allocation of consideration to components of a
contract

For a contract that contains a lease component
and one or more additional lease or non-lease
components, the Group allocates the consideration
in the contract to each lease component on the
basis of the relative standalone price of the lease
component and the aggregate stand-alone price
of the non-lease components, including contract
for acquisition of ownership interests of a property
which includes both leasehold land and non-
lease building components, unless such allocation
cannot be made reliably.

The Group applies practical expedient not to
separate non-lease components from lease
component, and instead account for the lease
component and any associated non-lease
components as a single lease component.

Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition
exception to 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 lease of low-value
assets. Lease payments on short-term leases
and leases of low-value assets are recognised as
expense on a straight-line basis unless another
systematic basis is more representative of the time
pattern in which economic benefits from the leased
assets are consumed.

3.
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Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Leases (Continued)

The Group as a lessee (Continued)
Right-of-use assets

The cost of right-of-use assets includes:

° the amounts of the initial measurement of the
lease liabilities;

° any lease payments made at or before
the commencement date, less any lease
incentives received;

° any initial direct costs incurred by the Group;
and

o an estimate of costs to be incurred by the
Group in dismantling and removing the
underlying assets, restoring the site on which
it is located or restoring the underlying asset
to the condition required by the terms and
conditions of the lease.

Except for those that are classified as investment
properties and measured under fair value model,
right-of-use assets are measured at cost, less any
accumulated depreciation and impairment losses,
and adjusted for any remeasurement of lease
liabilities.

Right-of-use assets in which the Group is
reasonably certain to obtain ownership of the
underlying leased assets at the end of the lease
term is depreciated from commencement date to
the end of the useful life. Otherwise, right-of-use
assets are depreciated on a straight-line basis over
the shorter of its estimated useful life and the lease
term.

The Group presents right-of-use assets that do
not meet the definition of investment property as a
separate line item on the consolidated statement
of financial position. Right-of-use assets that meet
the definition of investment property are presented
within “investment properties” respectively.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Leases (Continued)
The Group as a lessee (Continued)
Refundable rental deposits

Refundable rental deposits paid are accounted
under HKFRS 9 and initially measured at fair value.
Adjustments to fair value at initial recognition are
considered as additional lease payments and
included in the cost of right-of-use assets.

Lease liabilities

At the commencement date of a lease, the Group
recognises and measures the lease liability at the
present value of lease payments that are unpaid
at that date. In calculating the present value of
lease payments, the Group uses the incremental
borrowing rate at the lease commencement date if
the interest rate implicit in the lease is not readily
determinable. The incremental borrowing rate
depends on the term, currency and start date of the
lease and is determined based on a series of inputs
including: the risk-free rate based on government
bond rates; a country-specific risk adjustment; a
credit risk adjustment based on bond yields; and
an entity-specific adjustment whether the risk
profile of the entity that enters into the lease is
different to that of the Group and whether the lease
benefit from a guarantee from the Group.

The lease payments include:

o fixed payments (including in-substance
fixed payments) less any lease incentives
receivable;

° variable lease payments that depend on an
index or a rate, initially measured using the
index or rate as at the commencement date;

° amounts expected to be payable by the Group
under residual value guarantees;

o the exercise price of a purchase option if the
Group is reasonably certain to exercise the
option; and

° payments of penalties for terminating a lease,
if the lease term reflects the Group exercising
the option to terminate the lease.
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Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

3. MATERIAL ACCOUNTING POLICY

INFORMATION (Continued)

Leases (Continued)

The Group as a lessee (Continued)

Lease liabilities (Continued)

After the commencement date, lease liabilities are
adjusted by interest accretion and lease payments.

The Group remeasures lease liabilities (and makes
a corresponding adjustment to the related right-of-

use assets) whenever:

° the lease term has changed or there is a
change in the assessment of exercise of a
purchase option, in which case the related
lease liability is remeasured by discounting
the revised lease payments using a revised
discount rate at the date of reassessment.

o the lease payments change due to changes
in market rental rates following a market
rent review, in which cases the related lease
liability is remeasured by discounting the
revised lease payments using the initial

discount rate.

° a lease contract is modified and the lease
modification is not accounted for as a
separate lease (see below for the accounting
policy for “lease modifications”).

The Group presents lease liabilities as a separate
line item on the consolidated statement of financial

position.

Lease modifications

The Group accounts for a lease modification as a

separate lease if:

o the modification increases the scope of the
lease by adding the right to use one or more

underlying assets; and

° the consideration for the leases increases by
an amount commensurate with the standalone
price for the increase in scope and any
appropriate adjustments to that standalone
price to reflect the circumstances of the

particular contract.

For a lease modification that is not accounted
for as a separate lease, the Group remeasures
the lease liability based on the lease term of the
modified lease by discounting the revised lease
payments using a revised discount rate at the

effective date of the modification.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Leases (Continued)
The Group as a lessee (Continued)
Lease modifications (Continued)

The Group accounts for the remeasurement of lease
liabilities by making corresponding adjustments to
the relevant right-of-use asset.

When the modified contract contains a lease
component and one or more additional lease or
non-lease components, the Group allocates the
consideration in the modified contract to each lease
component on the basis of the relative stand-alone
price of the lease component and the aggregate
stand-alone price of the non-lease components.

The Group as a lessor
Classification and measurement of leases

Leases for which the Group is a lessor are
classified as finance or operating leases. Whenever
the terms of the lease transfer substantially all
the risks and rewards incidental to ownership of
an underlying asset to the lessee, the contract is
classified as a finance lease. All other leases are
classified as operating leases.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Leases (Continued)
The Group as a lessor (Continued)

Classification and measurement of leases
(Continued)

Amounts due from lessees under finance leases
are recognised as receivables at commencement
date at amounts equal to net investments in the
leases, measured using the interest rate implicit
in the respective leases. Interest income is
allocated to accounting periods so as to reflect a
constant periodic rate of return on the Group’s net
investment outstanding in respect of the leases.

Rental income from operating leases is recognised
in profit or loss on a straight-line basis over the
term of the relevant lease. Initial direct costs
incurred in negotiating and arranging an operating
lease are added to the carrying amount of the
leased asset, and such costs are recognised as an
expense on a straight-line basis over the lease term
except for investment properties measured under
fair value model.

Rental income which are derived from the Group’s
ordinary course of business are presented as
revenue.

Allocation of consideration to components of a
contract

The Group applies HKFRS 15 Revenue from
Contracts with Customers to allocate consideration
in a contract to lease and non-lease components.
Non-lease components are separated from lease
components on the basis of their relative stand-
alone selling prices.

Refundable rental deposits

Refundable rental deposits received are accounted
for under HKFRS 9 and initially measured at fair
value. Adjustments to fair value at initial recognition
are considered as additional lease payments from
lessees.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Leases (Continued)
The Group as a lessor (Continued)
Sublease

When the Group is an intermediate lessor, it
accounts for the head lease and the sublease as
two separate contracts. The sublease is classified
as a finance or operating lease by reference to the
right-of-use asset arising from the head lease, not
with reference to the underlying asset.

The Group uses the discount rate used for the
head lease (adjusted for any initial direct costs
associated with the sublease) to measure the
net investment in the sublease if the interest
rate implicit in the sublease cannot be readily
determined.

Lease modification

Changes in considerations of lease contracts that
were not part of the original terms and conditions
are accounted for as lease modifications, including
lease incentives provided through forgiveness or
reduction of rentals.

(i) Operating leases

The Group accounts for a modification to
an operating lease as a new lease from the
effective date of the modification, considering
any prepaid or accrued lease payments
relating to the original lease as part of the
lease payments for the new lease.
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Leases (Continued)

The Group as a lessor (Continued)

Lease modification (Continued)

(ii)

Finance leases

The Group accounts for a lease modification
as a separate lease if:

° the modification increases the scope of
the lease by adding the right to use one
or more underlying assets;and

° the consideration for the leases increases
by an amount commensurate with the
stand-alone price for the increase in
scope and any appropriate adjustments
to that stand-alone price to reflect the
circumstances of the particular contract.

For a modification to a finance lease that is not
accounted for as a separate lease, if the lease
would have been classified as an operating
lease had the modification been in effect
at the inception date, the Group accounts
for the lease modification as a new lease
from the effective date of the modification;
and measures the carrying amount of the
underlying asset as the net investment in the
lease immediately before the effective date of
the lease modification. Otherwise, the Group
accounts for the modification in accordance
with the requirements of HKFRS 9. If the
change represents a substantial modification,
the finance lease receivables of the original
lease are derecognised and a derecognition
gain or loss calculated using the revised lease
payments discounted at the revised discount
rate is recognised in profit or loss on the
date of the modification. If the change does
not represent a substantial modification, the
Group continues to recognise the finance
lease receivables in which such carrying
amount will be calculated at the present
value of the modified contractual cash flows
discounted at the related receivables’ original
discount rate. Any adjustment to the carrying
amount is recognised in profit or loss at the
effective date of modification.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Foreign currencies

In preparing the financial statements of each
individual group entity, transactions in currencies
other than the functional currency of that entity
(foreign currencies) are recognised at the rates
of exchange prevailing on the dates of the
transactions. At the end of each reporting period,
monetary items denominated in foreign currencies
are retranslated at the rates prevailing at that date.
Non-monetary items carried at fair value that are
denominated in foreign currencies are retranslated
at the rates prevailing on the date when the fair
value was determined. Non-monetary items that
are measured in terms of historical cost in a foreign
currency are not retranslated.

Exchange differences on settlement of monetary
items, and on the retranslation of monetary items,
are recognised in profit or loss in the period in
which they arise.

For the purposes of presenting the consolidated
financial statements, the assets and liabilities of
the Group’s foreign operations are translated into
the presentation currency of the Group (i.e. Hong
Kong dollars) using exchange rates prevailing
at the end of each reporting period. Income and
expense items are translated at the average
exchange rates for the period, unless exchange
rates fluctuate significantly during that period,
in which case, the exchange rates prevailing at
the dates of the transactions are used. Exchange
differences arising, if any, are recognised in other
comprehensive income and accumulated in equity
under the heading of “exchange reserve” (attributed
to non-controlling interests as appropriate).
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Foreign currencies (Continued)

Goodwill and fair value adjustments on identifiable
assets acquired arising on an acquisition of
a foreign operation are treated as assets and
liabilities of the foreign operation and translated at
the rate of exchange prevailing at the end of each
reporting period. Exchange differences arising are
recognised in other comprehensive income.

Borrowing costs

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.

All other borrowing costs are recognised in profit or
loss in the period in which they are incurred.

Government grants

Government grants are not recognised until there
is reasonable assurance that the Group will comply
with the conditions attaching to them and that the
grants will be received.

Government grants are recognised in profit or loss
on a systematic basis over the periods in which the
Group recognises as expenses the related costs for
which the grants are intended to compensate.

Government grants related to income that are
receivable as compensation for expenses or
losses already incurred or for the purpose of giving
immediate financial support to the Group with no
future related costs are recognised in profit or loss
in the period in which they become receivable.
Such grants are presented under “Investment and
other income”.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Employee benefits
Bonuses

The Group recognises a liability for bonuses when
there is a contractual obligation and the amount
can be estimated reliably.

Retirement benefit obligations

The Group operates the Mandatory Provident Fund
Scheme (the “MPF Scheme”) under the Hong Kong
Mandatory Provident Fund Schemes Ordinance for
those employees employed under the jurisdiction
of the Hong Kong Employment Ordinance. The
MPF Scheme is a defined contribution scheme,
the assets of which are held in separate trustee-
administered funds.

Under the MPF Scheme, the employer and its
employees are each required to make contributions
to the scheme at 5% of the employees’ relevant
income, with the employees’ contributions subject
to a cap of monthly relevant income of HK$30,000.
The Group’s contributions to the MPF Scheme are
expensed as incurred. 5% of relevant income vests
immediately upon the completion of service in the
relevant service period, while the remaining portion
vests in accordance with the MPF Scheme’s
vesting scales. Where employees leave the MPF
Scheme prior to the full vesting of the employer’s
contributions, the amount of forfeited contributions
is used to reduce the contributions payable by the
Group.

For LSP obligation, the Group accounts for the
employer MPF contributions expected to be offset
as a deemed employee contribution towards
the LSP obligation in terms of HKAS 19.93(a)
and it is measure on a net basis. The estimated
amount of future benefit is determined after
deducting the negative service cost arising from
the accrued benefits derived from the Group’s
MPF contributions that have been vested with
employees, which are deemed to be contributions
from the relevant employees.

EXRSTEHERESR (&)

EEEF
TEAL

AEBRENEEIREESHENTSE
M ETRE R IEAL R BME -

BIKEFEE

AEBEREFRBEEMEABE B K
Bl ARBEBERBRAIER2EESEF
AEEARESTE((BRETE ) - &
BEFEARAEHKE HEEHS
VEAEEESREE -

b/

REBESTE BEERHEERBA
ZIEES MW Z 5% [ 5T & H ALK -
BEMHKLMEEE B W A 30,0008 TH
PR o ZSS2 [ B 3B A8 & wT EME H 2 LR
EERH - HEWA Z5% 5K iEE
AR 2 AR B BN B ER 8 - HLERAR 0 B
REBBESTE 2EMELAIFRE - &
EREEZHFEZHEBAIREBE S
g ARz MR E RS AENRARE
BIFES Z HR e

RRERBEEEMNS  RESFBSS
ZRIE19.93(a) Ik - AREKEEEES
A BRIIE TR HIAS AR 85 = IR A
SEEZRFEREEHT  WRFHEEE
B o REFA 2 AT S RMERA
SECEBESzBREHAAEEZ
A EANMELEZERBUAREE
ZERERERREEBERERE 2B -

KERMIREERA T
“B-REFH

151



152

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Employee benefits (Continued)
Retirement benefit obligations (Continued)

The employees employed by the Group’s
subsidiaries in the PRC are members of state-
managed retirement benefit schemes operated by
the government of the PRC. The subsidiaries are
required to contribute a specific percentage of
payroll costs to the retirement benefit scheme to
fund the benefits. The only obligation of the Group
with respect to the retirement benefits schemes
operated by the government of the PRC is to make
the specified contributions under the schemes.

Share-based payment

Equity-settled share-based payment
transactions

Share options granted to employees

Equity-settled share-based payments to employees
and others providing similar services are measured
at the fair value of the equity instruments at the
grant date.

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

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Share-based payment (Continued)

Equity-settled share-based payment
transactions (Continueqd)

Share options granted to employees (Continued)

When share options are exercised, the amount
previously recognised in equity-settled share-
based payment reserve will be transferred to share
capital and share premium. When the share options
are forfeited after the vesting date or are still not
exercised at the expiry date, the amount previously
recognised in equity-settled share-based payment
reserve will be transferred to accumulated losses.

Share granted to non-employees

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

Awarded shares granted to employees

Where shares are purchase by the share award
plan from the market, the total consideration of
shares purchased from the market (including any
directly attributable incremental costs) is presented
as “shares held for the share award plan” and
deducted from total equity.

Upon vesting, the related costs of the vested
awarded shares purchased from the market are
credited to “shares held for the share award plan”,
with a corresponding decrease in the equity-settled
share-based payment reserve for awarded shares.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Taxation

Income tax expense represents the sum of current
and deferred income tax expenses.

The tax currently payable is based on taxable profit
for the year. Taxable profit differs from “loss before
taxation” as reported in the profit or loss because
of income or expense that are taxable or deductible
in other years and items that are never taxable or
deductible. The Group’s liability for current tax is
calculated using tax rates that have been enacted
or substantively enacted by the end of the reporting
period.

Deferred tax is recognised on temporary
differences between the carrying amounts of
assets and liabilities in the consolidated financial
statements and the corresponding tax bases used
in the computation of taxable profit. Deferred tax
liabilities are generally recognised for all taxable
temporary differences. Deferred tax assets are
generally recognised for all deductible temporary
differences to the extent that it is probable that
taxable profits will be available against which
those deductible temporary differences can be
utilised. Such deferred tax assets and liabilities
are not recognised if the temporary difference
arises from the initial recognition (other than in
a business combination) of assets and liabilities
in a transaction that affects neither the taxable
profit nor the accounting profit and at the time
of the transaction does not give rise to equal
taxable and deductible temporary differences. In
addition, deferred tax liabilities are not recognised
if the temporary difference arises from the initial
recognition of goodwill.

ETERNITY INVESTMENT LIMITED
Annual Report 2025

Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

EXRSTHERESR (&)

BiE

FEHAXEABRIELERERAXZ
A o

ZIKHEFE%HRIE*E#EWFE%#R/ EE
c BRBBNERNBHERANZ R
H%“—*REIJEETEJ HETEEHMEEZ
ERBEXATNRBALL » T REE
BARBRI A ATNHIEE - AEBE2AH
EE%)EEEZEE%F%EA#E HAREERER
RBEERZBERAE

BERBNDRGEHBERRNEERE
BzREEEAUFERRBIERN 2
BB EE 2 HIG M Z AR - EEH
HEE BB RERB TR =58
R BEEBEEE-—REBITRES
—IEJJFH—HD/UZE?EjIV_{E%‘EZFED%?R/ A
* LA B T AR B R RT o fid
%HTEEEEI?JJ*FEE* —RRX 5 (EBE
RN FNEEREEELE - BFAEE
RN EMNRETERN  BEXS KL
BELSHCBRAGRAUNBREFEE
B AMBEEEREREEREBEN TR
oo Boh Tﬁgﬂ-r IEEE%‘EFEQ%‘DiTﬁ
AEE - AFERELENEEE



Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Taxation (Continued)

Deferred tax liabilities are recognised for taxable
temporary differences associated with investments
in subsidiaries and interests in associates, except
where the Group is able to control the reversal of
the temporary difference and it is probable that
the temporary difference will not reverse in the
foreseeable future. Deferred tax assets arising from
deductible temporary differences associated with
such investments and interests are only recognised
to the extent that it is probable that there will be
sufficient taxable profits against which to utilise the
benefits of the temporary differences and they are
expected to reverse in the foreseeable future.

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

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

The measurement of deferred tax liabilities and
assets reflects the tax consequences that would
follow from the manner in which the Group expects,
at the end of the reporting period, to recover
or settle the carrying amount of its assets and
liabilities.

For the purposes of measuring deferred taxes for
investment properties that are measured using
the fair value model, the carrying amounts of such
properties are presumed to be recovered entirely
through sale, unless the presumption is rebutted.
The presumption is rebutted when investment
properties are depreciable and is held within a
business model whose objective is to consume
substantially all of the economic benefits embodied
in the investment property over time, rather than
through sale.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Taxation (Continued)

For the purposes of measuring deferred tax for
leasing transactions in which the Group recognises
the right-of-use assets and the related lease
liabilities, the Group first determines whether the
tax deductions are attributable to the right-of-use
assets or the lease liabilities.

For leasing transactions in which the tax
deductions are attributable to the lease liabilities,
the Group applies HKAS 12 requirements to the
lease liabilities, and the related assets separately.
The Group recognises a deferred tax asset related
to lease liabilities to the extent that it is probable
that taxable profit will be available against which
the deductible temporary difference can be utilised
and a deferred tax liability for all taxable temporary
differences.

Deferred tax assets and liabilities are offset when
there is a legally enforceable right to set off current
tax assets against current tax liabilities and when
they relate to income taxes levied to the same
taxable entity by the same taxation authority.

Current and deferred tax are recognised in profit or
loss.

Property, plant and equipment

Property, plant and equipment including buildings
held for use in the production or supply of goods or
services, or for administrative purpose are stated
in the consolidated statement of financial position
at cost, less subsequent accumulated depreciation
and subsequent accumulated impairment losses, if
any.

Properties in the course of construction for
production, supply or administrative purposes are
carried at cost, less any recognised impairment
loss. Costs include any costs directly attributable
to bringing the asset to the location and condition
necessary for it to be capable of operating in the
manner intended by management, including costs
of testing whether the related assets is functioning
properly, and, for qualifying assets, borrowing
costs capitalised in accordance with the Group’s
accounting policy. Depreciation of these assets,
on the same basis as other property assets,
commences when the assets are ready for their
intended use.
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R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Property, plant and equipment (Continued)

When the Group makes payments for ownership
interests of properties which includes both
leasehold land and building elements, the entire
consideration is allocated between the leasehold
land and the building elements in proportion to the
relative fair values at initial recognition.

To the extent the allocation of the relevant
payments can be made reliably, interest in
leasehold land is presented as “right-of-use assets”
in the consolidated statement of financial position
except for those that are classified and accounted
for as investment properties under the fair value
model. When the consideration cannot be allocated
reliably between non-lease building element and
undivided interest in the underlying leasehold land,
the entire properties are classified as property,
plant and equipment.

If a property becomes an investment property
because its use has changed as evidenced by end
of owner-occupation, any difference between the
carrying amount and the fair value of that item
(including the relevant leasehold land classified
as right-of-use assets) at the date of transfer is
recognised in other comprehensive income and
accumulated in property revaluation reserve. On
the subsequent sale or retirement of the property,
the relevant revaluation reserve will be transferred
directly to accumulated losses.

Depreciation is recognised so as to write off the
cost of assets other than construction in progress
less their residual values over their estimated useful
lives, using the straight-line method. The estimated
useful lives, residual values and depreciation
method are reviewed at the end of each reporting
period, with the effect of any changes in estimate
accounted for on a prospective basis. The principal
annual rates are as follows:

Golf courses 3.33%
Buildings 3.33%-5%
Leasehold improvements 10%-33.33%
Office equipment 20%-33.33%
Motor vehicles 10%-25%
Furniture and fixtures 15%-33.33%
Plant and machineries 10%-33.33%
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Property, plant and equipment (Continued)

An item of property, plant and equipment is
derecognised upon disposal or when no future
economic benefits are expected to arise from
the continued use of the asset. Any gain or loss
arising on the disposal or retirement of an item of
property, plant and equipment is determined as
the difference between the sales proceeds and the
carrying amount of the asset and is recognised in
profit or loss.

Investment properties

Investment properties are properties held to earn
rentals and/or for capital appreciation.

Investment properties also include leased
properties which are being recognised as right-
of-use assets and subleased by the Group under
operating leases.

Investment properties are initially measured
at cost, including any directly attributable
expenditure. Subsequent to initial recognition,
investment properties are measured at their fair
values, adjusted to exclude any prepaid or accrued
operating lease income.

Gains or losses arising from changes in the fair
value of investment properties are included in profit
or loss for the period in which they arise.

An investment property is derecognised upon
disposal or when the investment property is
permanently withdrawn from use and no future
economic benefits are expected from its disposals.
Any gain or loss arising on derecognition of the
property (calculated as the difference between the
net disposal proceeds and the carrying amount
of the asset) is included in the profit or loss in the
period in which the property is derecognised.

If a property becomes an owner-occupied property
because its use has been changed as evidenced
by commencement of owner-occupation, the fair
value of the property at the date of change in use
is considered as the deemed cost for subsequent
accounting.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Intangible assets
Intangible assets acquired separately

Intangible assets with finite useful lives that
are acquired separately are carried at cost less
accumulated amortisation and any accumulated
impairment losses. Amortisation for intangible
assets with finite useful lives is recognised on a
straight-line basis over their estimated useful lives.
The estimated useful life and amortisation method
are reviewed at the end of each reporting period,
with the effect of any changes in estimate being
accounted for on a prospective basis.

Intangible assets acquired in a business
combination

Intangible assets acquired in a business
combination are recognised separately from
goodwill and are initially recognised at their fair
value at the acquisition date (which is regarded as
their cost).

Subsequent to initial recognition, intangible
assets acquired in a business combination with
finite useful lives are reported at cost less any
accumulated amortisation and any accumulated
impairment losses, on the same basis as intangible
assets that are acquired separately.

An intangible asset is derecognised on disposal,
or when no future economic benefits are expected
from use or disposal. Gains and losses arising from
derecognition of an intangible asset, measured as
the difference between the net disposal proceeds
and the carrying amount of the asset, and are
recognised in profit or loss when the asset is
derecognised.

Impairment of property, plant and equipment,
right-of-use assets and intangible assets other
than goodwill

At the end of each reporting period, the Group
reviews the carrying amounts of its property, plant
and equipment, right-of-use assets and intangible
assets with finite useful lives to determine whether
there is any indication that those assets have
suffered an impairment loss. If any such indication
exists, the recoverable amount of the relevant asset
is estimated in order to determine the extent of the
impairment loss (if any).
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Intangible assets (Continued)

Impairment of property, plant and equipment,
right-of-use assets and intangible assets other
than goodwill (Continued)

The recoverable amount of property, plant and
equipment, right-of-use assets and intangible
assets are estimated individually, when it is not
possible to estimate the recoverable amount
individually, the Group estimates the recoverable
amount of the CGU to which the asset belongs.

In testing a CGU for impairment, corporate
assets are allocated to the relevant CGU when a
reasonable and consistent basis of allocation can
be established, or otherwise they are allocated to
the smallest group of CGUs for which a reasonable
and consistent allocation basis can be established.
The recoverable amount is determined for the CGU
or group of CGUs to which the corporate asset
belongs, and is compared with the carrying amount
of the relevant CGU or group of CGUs.

Recoverable amount is the higher of fair value less
costs of disposal and value in use. 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 (or a CGU) for which
the estimates of future cash flows have not been
adjusted.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Intangible assets (Continued)

Impairment of property, plant and equipment,
right-of-use assets and intangible assets other
than goodwill (Continued)

If the recoverable amount of an asset (or a CGU) is
estimated to be less than its carrying amount, the
carrying amount of the asset (or a CGU) is reduced
to its recoverable amount. For corporate assets
or portion of corporate assets which cannot be
allocated on a reasonable and consistent basis to a
CGU, the Group compares the carrying amount of
a group of CGUs, including the carrying amounts
of the corporate assets or portion of corporate
assets allocated to that group of CGUs, with the
recoverable amount of the group of CGUs. In
allocating the impairment loss, the impairment loss
is allocated first to reduce the carrying amount
of any goodwill (if applicable) and then to the
other assets on a pro-rata basis based on the
carrying amount of each asset in the unit or the
group of CGUs. The carrying amount of an asset
is not reduced below the highest of its fair value
less costs of disposal (if measurable), its value in
use (if determinable) and zero. The amount of the
impairment loss that would otherwise have been
allocated to the asset is allocated pro-rata to the
other assets of the unit. An impairment loss is
recognised immediately in profit or loss.

When an impairment loss subsequently reverses,
the carrying amount of the asset (or CGU or a
group of CGUs) is increased to the revised estimate
of its recoverable amount, but so that the increased
carrying amount does not exceed the carrying
amount that would have been determined had no
impairment loss been recognised for the asset (or a
CGU or a group of CGUSs) in prior years. A reversal
of an impairment loss is recognised immediately in
profit or loss.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Cash and cash equivalents

Cash and cash equivalents presented on the
consolidated statement of financial position
include:

(@) cash, which comprises of cash on hand and
demand deposits, excluding bank balances
that are subject to regulatory restrictions that
result in such balances no longer meeting the
definition of cash; and

(o) cash equivalents, which comprises of short-
term (generally with original maturity of three
months or less), highly liquid investments that
are readily convertible to a known amount of
cash and which are subject to an insignificant
risk of changes in value. Cash equivalents are
held for the purpose of meeting short-term
cash commitments rather than for investment
or other purposes.

For the purposes of the consolidated statement of
cash flows, cash and cash equivalents consist of
cash and cash equivalents as defined above.

Inventories

Inventories are stated at the lower of cost and
net realisable value. Costs of inventories are
determined using the first-in, first-out or weighted
average method as appropriate. Net realisable
value represents the estimated selling price for
inventories less all estimated costs of completion
and costs necessary to make the sale. Costs
necessary to make the sale include incremental
costs directly attributable to the sale and non-
incremental costs which the Group must incur to
make the sale.

When inventories are sold, the carrying amount
of those inventories is recognised as cost of
sales in the period in which the related revenue
is recognised. The amount of any write-down of
inventories to net realisable value and all losses of
inventories are recognised as cost of sales in the
period the write-down or loss occurs. The amount
of any reversal of any write-down of inventories
is offset against the cost of sales in the period in
which the reversal occurs.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Provisions

Provisions are recognised when the Group has
a present obligation (legal or constructive) as a
result of a past event, it is probable that the Group
will be required to settle the obligation, and a
reliable estimate can be made of the amount of the
obligation.

The amount recognised as a provision is the
best estimate of the consideration required to
settle the present obligation at the end of the
reporting period, taking into account the risks and
uncertainties surrounding the obligation. When
a provision is measured using the cash flows
estimated to settle the present obligation, its
carrying amount is the present value of those cash
flows (where the effect of the time value of money
is material).

When some or all of the economic benefits required
to settle a provision are expected to be recovered
from a third party, a receivable is recognised as an
asset if it is virtually certain that reimbursement will
be received and the amount of the receivable can
be measured reliably.

Contingent assets and contingent liabilities
Contingent assets

Contingent assets arise from unplanned or other
unexpected events that give rise to the possibility
of an inflow of economic benefits to the Group
and they are not recognised in the consolidated
financial statements. The Group assesses
continually the development of contingent
assets. If it has become virtually certain that an
inflow of economic benefits will arise, the Group
recognises the asset and the related income in the
consolidated financial statements in the reporting
period in which the change occurs.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Contingent assets and contingent liabilities
(Continued)

Contingent liabilities

A contingent liability is a present obligation arising
from past events but is not recognised because
it is not probable that an outflow of resources
embodying economic benefits will be required to
settle the obligation or the amount of the obligation
cannot be measured with sufficient reliability.

Where the Group is jointly and severally liable for
an obligation, the part of the obligation that is
expected to be met by other parties is treated as
a contingent liability and it is not recognised in the
consolidated financial statements.

The Group assesses continually to determine
whether an outflow of resources embodying
economic benefits has become probable. If
it becomes probable that an outflow of future
economic benefits will be required for an item
previously dealt with as a contingent liability,
a provision is recognised in the consolidated
financial statements in the reporting period in
which the change in probability occurs, except in
the extremely rare circumstances where no reliable
estimate can be made.

Financial instruments
Financial assets and financial liabilities are

recognised when a group entity becomes a party to
the contractual provisions of the instrument.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial assets and financial liabilities are initially
measured at fair value except for trade receivables
arising from contracts with customers which are
initially measured in accordance with HKFRS 15.
Transaction costs that are directly attributable to
the acquisition or issue of financial assets and
financial liabilities (other than financial assets
or financial liabilities at FVTPL) are added to or
deducted from the fair value of the financial assets
or financial liabilities, as appropriate, on initial
recognition. Transaction costs directly attributable
to the acquisition of financial assets at FVTPL are
recognised immediately in profit or loss.

The effective interest method is a method of
calculating the amortised cost of a financial asset
or financial liability and of allocating interest
income and interest expense over the relevant
period. The effective interest rate is the rate that
exactly discounts estimated future cash receipts
and payments (including all fees and points
paid or received that form an integral part of the
effective interest rate, transaction costs and other
premiums or discounts) through the expected life
of the financial asset or financial liability, or, where
appropriate, a shorter period, to the net carrying
amount on initial recognition.

Financial assets

All regular way purchases or sales of financial
assets are recognised and derecognised on a trade
date basis. Regular way purchases or sales are
purchases or sales of financial assets that require
delivery of assets within the time frame established
generally by regulation or convention in the market
place concerned.

All recognised financial assets are measured
subsequently in their entirety at either amortised
cost or fair value, depending on the classification
of the financial assets.
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continueq)
Financial assets (Continued)

Classification and subsequent measurement of
financial assets

Financial assets that meet the following conditions
are subsequently measured at amortised cost:

° the financial asset is held within a business
model whose objective is to collect
contractual cash flows; and

o the contractual terms give rise on specified
dates to cash flows that are solely payments
of principal and interest on the principal
amount outstanding.

Financial assets that meet the following conditions
are subsequently measured at FVTOCI:

o the financial asset is held within a business
model whose objective is achieved by both
selling and collecting contractual cash flows;
and

o the contractual terms give rise on specified
dates to cash flows that are solely payments
of principal and interest on the principal
amount outstanding.

All other financial assets are subsequently
measured at FVTPL.

A financial asset is classified as held for trading if:

o it has been acquired principally for the
purpose of selling in the near term; or

° on initial recognition it is a part of a portfolio
of identified financial instruments that the
Group manages together and has a recent
actual pattern of short-term profit-taking; or

o it is a derivative, except for a derivative that
is a designated and effective as a hedging
instrument.

In addition, the Group may irrevocably designate
a financial asset that are required to be measured
at the amortised cost or FVTOCI as measured
at FVTPL if doing so eliminates or significantly
reduces an accounting mismatch.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial assets (Continued)

Classification and subsequent measurement of
financial assets (Continued)

(i)

Amortised cost and interest income

Interest income is recognised using the
effective interest method for financial assets
measured subsequently at amortised cost.
Interest income is calculated by applying
the effective interest rate to the gross
carrying amount of a financial asset, except
for financial assets that have subsequently
become credit-impaired (see below). For
financial assets that have subsequently
become credit-impaired, interest income is
recognised by applying the effective interest
rate to the amortised cost of the financial
asset from the next reporting period. If the
credit risk on the credit-impaired financial
instrument improves so that the financial
asset is no longer credit-impaired, interest
income is recognised by applying the effective
interest rate to the gross carrying amount of
the financial asset from the beginning of the
reporting period following the determination
that the asset is no longer credit impaired.

Equity instruments designated as at FVTOCI

Investments in equity instruments at FVTOCI
are subsequently measured at fair value with
gains and losses arising from changes in fair
value recognised in other comprehensive
income and accumulated in the FVTOCI
reserve; and are not subject to impairment
assessment. The cumulative gain or loss will
not be reclassified to profit or loss on disposal
of the equity investments, and will continue to
be held in the FVTOCI reserve.

Dividends from these investments in equity
instruments are recognised in profit or
loss when the Group’s right to receive the
dividends is established, unless the dividends
clearly represent a recovery of part of the cost
of the investment. Dividends are included in
the “Investment and other income” line item in
profit or loss.
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Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)
Financial assets (Continued)

Classification and subsequent measurement of
financial assets (Continued)

(iii) Financial assets at FVTPL

Financial assets that do not meet the criteria
for being measured at amortised cost
or FVTOCI or designated as FVTOCI are
measured at FVTPL.

Financial assets at FVTPL are measured at fair
value at the end of each reporting period, with
any fair value gains or losses recognised in
profit or loss. The net gain or loss recognised
in profit or loss excludes any dividend or
interest earned on the financial asset and is
included in the “Other gains and losses” line
item.

Impairment of financial assets

The Group performs impairment assessment
under expected credit loss (“ECL”) model on
financial assets (including loan receivables, trade
receivables, deposits and other receivables and
bank balances), and other items (including finance
lease receivables and financial guarantee contract)
which are subject to impairment assessment under
HKFRS 9. The amount of ECL is updated at the end
of each reporting period 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 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 end of the reporting
period as well as the forecast of future conditions.

The Group always recognises lifetime ECL for
trade receivables without significant financing
component.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial assets (Continued)

Impairment of financial assets (Continued)

For all other instruments, the Group measures the
loss allowance equal to 12-month ECL, unless
when there has been a significant increase in credit
risk since initial recognition, the Group recognises
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.

(i)

Significant increase in credit risk

In assessing whether the credit risk has
increased significantly since initial recognition,
the Group compares the risk of a default
occurring on the financial instrument as at
the reporting period with the risk of a default
occurring on the financial instrument as at
the date of initial recognition. In making
this assessment, the Group considers both
quantitative and qualitative information that
is reasonable and supportable, including
historical experience and forward-looking
information that is available without undue
cost or effort.

In particular, the following information is taken
into account when assessing whether credit
risk has increased significantly:

° an actual or expected significant
deterioration in the financial instrument’s
external (if available) or internal credit
rating;

. significant deterioration in external
market indicators of credit risk, e.g. a
significant increase in the credit spread,
the credit default swap prices for the
debtor;

o existing or forecast adverse changes
in business, financial or economic
conditions that are expected to cause a
significant decrease in the debtor’s ability
to meet its debt obligations;
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial assets (Continued)

Impairment of financial assets (Continued)

(i)

Significant increase in credit risk (Continued)

o an actual or expected significant
deterioration in the operating results of
the debtor; and

° an actual or expected significant adverse
change in the regulatory, economic, or
technological environment of the debtor
that results in a significant decrease
in the debtor’s ability to meet its debt
obligations.

Irrespective of the outcome of the above
assessment, the Group presumes that the
credit risk has increased significantly since
initial recognition when contractual payments
are more than 180 days past due, unless
the Group has reasonable and supportable
information that demonstrates otherwise.

For financial guarantee contracts, the date
that the Group becomes a party to the
irrevocable commitment is considered to be
the date of initial recognition for the purposes
of assessing the financial instrument for
impairment. In assessing whether there has
been a significant increase in the credit risk
since initial recognition of financial guarantee
contracts, the Group considers the changes in
the risk that the specified debtor will default
on the contract.

The Group regularly monitors the effectiveness
of the criteria used to identify whether there
has been a significant increase in credit risk
and revises them as appropriate to ensure
that the criteria are capable of identifying
significant increase in credit risk before the
amount becomes past due.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY

INFORMATION (Continued)
Financial instruments (Continued)

Financial assets (Continued)

Impairment of financial assets (Continued)

(ii)

(iii

Definition of default

For internal credit risk management, the
Group considers an event of default occurs
when information developed internally or
obtained from external sources indicates that
the debtor is unlikely to pay its creditors,
including the Group, in full (without taking into
account any collaterals held by the Group).

Irrespective of the above, the Group
considers that default has occurred when
(i) a trade receivable is more than 240 days
past due unless the Group has reasonable
and supportable information to demonstrate
that a more lagging default criterion is more
appropriate, and (ii) the credit quality of a loan
receivable is classified as significant increase
in credit risk or credit-impaired in accordance
with the Group’s credit rating system.

Credit-impaired financial assets

A financial asset is credit-impaired when
one or more events of default that have a
detrimental impact on the estimated future
cash flows of that financial asset have
occurred. Evidence that a financial asset is
credit-impaired includes observable data
about the following events:

° significant financial difficulty of the issuer
or the borrower;

° a breach of contract, such as a default or
past due event;
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Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)
Financial assets (Continued)

Impairment of financial assets (Continued)

(i

(iv)

Credit-impaired financial assets (Continued)

° the lender(s) of the borrower, for
economic or contractual reasons relating
to the borrower’s financial difficulty,
having granted to the borrower a
concession(s) that the lender(s) would
not otherwise consider;

° it is becoming probable that the borrower
will enter bankruptcy or other financial
reorganisation; or

° the disappearance of an active market for
that financial asset because of financial
difficulties.

Write-off policy

The Group writes off a financial asset when
there is information indicating that the
counterparty is in severe financial difficulty
and there is no realistic prospect of recovery,
for example, when the counterparty has been
placed under liquidation or has entered into
bankruptcy proceedings, or in the case of (i)
trade receivables, when the amounts are over
270 days past due, (ii) loan receivables, when
the credit quality are classified as credit-
impaired in accordance with the Group’s
credit rating system, and (iii) other receivables,
when the other receivables become credit-
impaired financial assets, whichever occurs
sooner. Financial assets written off may still
be subject to enforcement activities under
the Group’s recovery procedures, taking into
account legal advice where appropriate. A
write-off constitutes a derecognition event.
Any subsequent recoveries are recognised in
profit or loss.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial assets (Continued)

Impairment of financial assets (Continued)

(v)

Measurement and recognition of ECL

The measurement of ECL is a function of the
probability of default, loss given default (i.e.
the magnitude of the loss if there is a default)
and the exposure at default. The assessment
of the probability of default and loss given
default is based on historical data adjusted
by forward-looking information. Estimation
of ECL reflects an unbiased and probability-
weighted amount that is determined with the
respective risks of default occurring as the
weights. The Group uses a practical expedient
in estimating ECL on trade receivables using
a provision matrix taking into consideration
historical credit loss experience, adjusted
for factors that are specific to the debtors,
general economic conditions and forward-
looking information, including time value of
money where appropriate, that is available
without undue cost or effort..

Generally, the ECL is the difference between
all contractual cash flows that are due to the
Group in accordance with the contract and
the cash flows that the Group expects to
receive, discounted at the effective interest
rate determined at initial recognition.

For a financial guarantee contract, the Group
is required to make payments only in the event
of a default by the debtor in accordance with
the terms of the instrument that is guaranteed.
Accordingly, the ECL is the present value
of the expected payments to reimburse the
holder for a credit loss that it incurs less any
amounts that the Group expects to receive
from the holder, the debtor or any other party.

For ECL on financial guarantee contracts
for which the effective interest rate cannot
be determined, the Group will apply a
discount rate that reflects the current market
assessment of the time value of money and
the risks that are specific to the cash flows
but only if, and to the extent that, the risks are
taken into account by adjusting the discount
rate instead of adjusting the cash shortfalls
being discounted.
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 BE—E_-_RF+=-H=+—HIFE

3. MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial assets (Continued)

Impairment of financial assets (Continued)

(v)

Measurement and recognition of ECL (Continued)

Lifetime ECL for trade receivables are
considered on a collective basis taking into
consideration past due information and
relevant credit information such as forward-
looking macroeconomic information.

For collective assessment, the Group takes
into consideration the following characteristics
when formulating the grouping:

° Past-due status;

° Nature, size and industry of debtors; and

o External credit ratings where available.

The grouping is regularly reviewed by
management to ensure the constituents of
each group continue to share similar credit
risk characteristics.

Interest income is calculated based on the
gross carrying amount of the financial asset
unless the financial asset is credit impaired,
in which case interest income is calculated
based on amortised cost of the financial
asset.

The Group recognises an impairment gain
or loss in profit or loss for all financial
instruments by adjusting their carrying
amount, with the exception of loan
receivables, trade and other receivables where
the corresponding adjustment is recognised
through a loss allowance account.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)
Financial assets (Continued)
Derecognition/modification of financial assets

The Group derecognises a financial asset only
when the contractual rights to the cash flows from
the asset expire, or when it transfers the financial
asset and substantially all the risks and rewards of
ownership of the asset to another entity.

On derecognition of a financial asset measured at
amortised cost, the difference between the asset’s
carrying amount and the sum of the consideration
received and receivable is recognised in profit or
loss.

On derecognition of an investment in equity
instrument which the Group has elected on initial
recognition to measure at FVTOCI, the cumulative
gain or loss previously accumulated in the FVTOCI
reserve is not reclassified to profit or loss, but is
transferred to accumulated losses.

A modification of a financial asset occurs if
the contractual cash flows are renegotiated or
otherwise modified.

When the contractual terms of a financial asset are
modified, the Group assesses whether the revised
terms result in a substantial modification from
original terms taking into account all relevant facts
and circumstances including qualitative factors. If
qualitative assessment is not conclusive, the Group
considers the terms are substantially different if the
discounted present value of the cash flows under
the new terms, including any fees paid net of any
fees received, and discounted using the original
effective interest rate, is at least 10 per cent
different from the discounted present value of the
remaining cash flows of the original financial asset,
after reducing gross carrying amount that has been
written off.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)
Financial assets (Continued)

Derecognition/modification of financial assets
(Continued)

For non-substantial modifications of financial
assets that do not result in derecognition, the
carrying amount of the relevant financial assets will
be calculated at the present value of the modified
contractual cash flows discounted at the financial
assets’ original effective interest rate (or credit-
adjusted effective interest rate for purchased
or originated credit-impaired financial assets).
Transaction costs or fees incurred are adjusted to
the carrying amount of the modified financial assets
and are amortised over the remaining term. Any
adjustment to the carrying amount of the financial
asset is recognised in profit or loss at the date of
modification.

Financial liabilities and equity instruments
Classification as debt or equity

Debt and equity instruments issued by a group
entity are classified as either financial liabilities
or equity instruments according to the substance
of the contractual arrangements entered into and
the definitions of a financial liability and an equity
instrument.

Equity instruments

An equity instrument is any contract that evidences
a residual interest in the assets of an entity after
deducting all of its liabilities. Equity instruments
issued by the Company are recognised at the
proceeds received, net of direct issue costs.

Repurchase of the Company’s own equity
instruments is recognised and deducted directly
in equity. No gain or loss is recognised in profit or
loss on the purchase, sale, issue or cancellation of
the Company’s own equity instruments.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial liabilities and equity instruments
(Continued)

Financial liabilities

All financial liabilities are subsequently measured at
amortised cost using effective interest method or at
FVTPL.

Financial liabilities at FVTPL

Financial liabilities are classified as at FVTPL when
the financial liability is (i) contingent consideration
of an acquirer in a business combination to which
HKFRS 3 applies, (ii) held for trading or (iii) it is
designated as at FVTPL.

A financial liability is held for trading if:

o it has been incurred principally for the purpose
of repurchasing it in the near term; or

° on initial recognition it is part of a portfolio of
identified financial instruments that the Group
manages together and has a recent actual
pattern of short-term profit-taking; or

° it is a derivative, except for a derivative that is
a financial guarantee contract or a designated
and effective hedging instrument.

A financial liability other than a financial liability
held for trading or contingent consideration of
an acquirer in a business combination may be
designated as at FVTPL upon initial recognition if:

° such designation eliminates or significantly
reduces a measurement or recognition
inconsistency that would otherwise arise; or

o the financial liability forms part of a group
of financial assets or financial liabilities or
both, which is managed and its performance
is evaluated on a fair value basis, in
accordance with the Group’s documented
risk management or investment strategy, and
information about the grouping is provided
internally on that basis; or
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial liabilities and equity instruments
(Continued)

Financial liabilities at FVTPL (Continued)

° it forms part of a contract containing one or
more embedded derivatives, and HKFRS 9
permits the entire combined contract to be
designated as at FVTPL.

For financial liabilities that are designated as at
FVTPL, the amount of changes in the fair value of
the financial liability that is attributable to changes
in the credit risk of that liability is recognised in
other comprehensive income, unless the recognition
of the effects of changes in the liability’s credit risk
in other comprehensive income would create or
enlarge an accounting mismatch in profit or loss.

Financial liabilities at amortised cost

Financial liabilities including trade payables,
deposit received, accruals and other payables,
bank borrowings, other borrowings, lease liabilities,
guaranteed secured notes, amounts due to
associates and amounts due to directors are
subsequently measured at amortised cost, using
the effective interest method.

Financial guarantee contract

A financial guarantee contract is a contract that
requires the issuers to make specified payments to
reimburse the holder for a loss it incurs because a
specified debtor fails to make payment when due
in accordance with the original or modified terms
of a debt instrument. Financial guarantee contract
liabilities are measured initially at their fair values.
It is subsequently measured at the higher of:

o the amount of the loss allowance determined
in accordance with HKFRS 9; and

° the amount initially recognised less, where
appropriate, cumulative amortisation
recognised over the guarantee period.

During the years ended 31 December 2025 and
2024, no customer contributed 10% or more to the
Group’s revenue.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)

Financial liabilities and equity instruments
(Continued)

Derecognition/modification of financial liabilities

The Group derecognises financial liabilities
when, and only when, the Group’s obligations
are discharged, cancelled or have expired.
The difference between the carrying amount
of the financial liability derecognised and the
consideration paid and payable is recognised in
profit or loss.

When the contractual terms of a financial liability
are modified, the Group assess whether the revised
terms result in a substantial modification from
original terms taking into account all relevant facts
and circumstances including qualitative factors.
If qualitative assessment is not conclusive, the
Group considers that the terms are substantially
different if the discounted present value of the
cash flows under the new terms, including any
fees paid net of any fees received, and discounted
using the original effective interest rate, is at least
10 per cent different from the discounted present
value of the remaining cash flows of the original
financial liability. Accordingly, such modification of
terms is accounted for as an extinguishment, any
costs or fees incurred are recognised as part of the
gain or loss on the extinguishment. The exchange
or modification is considered as non-substantial
modification when such difference is less than 10
per cent.

For non-substantial modifications of financial
liabilities that do not result in derecognition, the
carrying amount of the relevant financial liabilities
will be calculated at the present value of the
modified contractual cash flows discounted at the
financial liabilities’ original effective interest rate.
Transaction costs or fees incurred are adjusted
to the carrying amount of the modified financial
liabilities and are amortised over the remaining
term. Any adjustment to the carrying amount of the
financial liability is recognised in profit or loss at
the date of modification.
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MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Financial instruments (Continued)
Derivative financial instruments

Derivatives are initially recognised at fair value at
the date when derivative contracts are entered into
and are subsequently remeasured to their fair value
at the end of the reporting period. The resulting
gain or loss is recognised in profit or loss.

A derivative is presented as a non-current asset
or a non-current liability if the remaining maturity
of the instrument is more than 12 months and it is
not due to be realised or settled within 12 months.
Other derivatives are presented as current assets
or current liabilities.

Offsetting a financial asset and a financial
liability

A financial asset and a financial liability are offset
and the net amount presented in the consolidated
statement of financial position when, and only
when, the Group currently has a legally enforceable
right to set off the recognised amounts; and
intends either to settle on a net basis, or to realise
the asset and settle the liability simultaneously.

ETERNITY INVESTMENT LIMITED
Annual Report 2025

EXRSTHERESR (&)

$RIA(E
TESBT A

MTETREANSEITERNI LA 2R
FEHER HERARNBSHEGERE
ZRFEEHGTE EEZRBEHERE
BIBF 5 28 RIERD ©

HOTE TR 2 RIRHRER12(E8 - B

SIRFERBEENFRBEM - HADT
ATEBTFRIBRBHEEIRBEE -

BHTHEEREMAE

EHEEAEEBNAS AT ABIHNIT
WEANKFECEISHE  BRRIFES
EYRBEREERFHEHEER &
EEHESHMEEREIEE  AEFEARN
RERBIRRKRES



Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Related parties transactions
A party is considered to be related to the Group if:

(@) A person or a close member of that person’s
family is related to the Group if that person:

(i) has control or joint control over the
Group;

(i)  has significant influence over the Group;
or

(i) is a member of the key management
personnel of the Group or the Group’s
parent.

(b) An entity is related to the Group if any of the
following conditions applies:

(i) the entity and the Group are members of
the same group (which means that each
parent, subsidiary and fellow subsidiary
is related to the others);

(i) one entity is an associate or joint venture
of the other entity (or an associate or
joint venture of a member of a group of
which the other entity is a member);

(iii) both entities are joint ventures of the
same third party;

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

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

(vij the entity is controlled or jointly
controlled by a person identified in (a);

(vii) a person identified in (a)(i) has significant
influence over the entity or is a member
of the key management personnel of the
entity (or of a parent of the entity); or
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For the year ended 31 December 2025 BE—E_-_RF+=-H=+—HIFE

3.

MATERIAL ACCOUNTING POLICY
INFORMATION (Continued)

Related parties transactions (Continued)

(b) An entity is related to the Group if any of the
following conditions applies: (Continued)

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

A related party transaction is a transfer of
resources, services or obligations between
the Group and a related party, regardless of
whether a price is charged.

Close members of the family of a person are
those family members who may be expected
to influence, or be influenced by, that person
in their dealings with the entity.

CRITICAL ACCOUNTING ESTIMATES AND
JUDGEMENTS

In the application of the Group’s accounting
policies, which are described in note 3, the
directors are required to make judgements,
estimates and assumptions about the carrying
amounts of assets and liabilities that are not readily
apparent from other sources. The estimates and
associated assumptions are based on historical
experience and other factors that are considered
to be relevant. Actual results may differ from these
estimates.

The estimates and underlying assumptions are
reviewed on an on-going basis. Revisions to
accounting estimates are recognised in the period
in which the estimate is revised if the revision
affects only that period, or in the period of the
revision and future periods if the revision affects
both current and future periods.

Critical judgements in applying accounting
policies

The followings are the critical judgements, apart
from those involving estimations (see below), that
the directors have made in the process of applying
the Group’s accounting policies and that have the
most significant effect on the amounts recognised
in the consolidated financial statements.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

CRITICAL ACCOUNTING ESTIMATES AND
JUDGEMENTS (Continued)

Deferred taxation on investment properties

For the purposes of measuring deferred tax arising
from investment properties that are measured using
the fair value model, the directors have reviewed
the Group’s investment property portfolios and
concluded that the Group’s investment properties
are not held under a business model whose
objective is to consume substantially all of the
economic benefits embodied in the investment
properties over time. Therefore, in determining the
Group’s deferred taxation on investment properties,
the directors have determined that the presumption
that the carrying amounts of investment properties
measured using the fair value model are recovered
entirely through sale is not rebutted. The Group
has not recognised any deferred tax on changes in
fair value of investment properties located in Hong
Kong as the Group is not subject to any income
taxes on the fair value changes of the investment
properties located in Hong Kong on disposal.

Principal versus agent consideration (principal)

The Group engages in trading of jewelry products.
The Group reassessed whether the Group should
continue to recognise revenue on gross basis
based on the requirements in HKFRS 15. The Group
concluded that the Group acts as the principal for
such transactions as it controls the specified good
before it is transferred to the customer after taking
into consideration indicators such as the Group is
primarily responsible for fulfilling the promise to
provide the goods and the Group has inventory
risk.
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CRITICAL ACCOUNTING ESTIMATES AND
JUDGEMENTS (Continued)

Key sources of estimation uncertainty

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

Estimated impairment of property, plant and
equipment, right-of-use assets and intangible
asset

Property, plant and equipment, right-of-use
assets and intangible asset are stated at costs
less accumulated depreciation and impairment, if
any. In determining whether an asset is impaired,
the Group has to exercise judgement and make
estimation, particularly in assessing: (1) whether
an event has occurred or any indicators that may
affect the asset value; (2) whether the carrying value
of an asset can be supported by the recoverable
amount, in the case of value in use, the net present
value of future cash flows which are estimated
based upon the continued use of the asset; and (3)
the appropriate key assumptions to be applied in
estimating the recoverable amounts including cash
flow projections and an appropriate discount rate.
When it is not possible to estimate the recoverable
amount of an individual asset (including right-of-
use assets), the Group estimates the recoverable
amount of the CGU to which the assets belong,
including allocation of corporate assets when a
reasonable and consistent basis of allocation can
be established, otherwise recoverable amount
is determined at the smallest group of CGUs,
for which the relevant corporate assets have
been allocated. Changing the assumptions and
estimates, including the discount rates or the
growth rate in the cash flow projections, could
materially affect the recoverable amounts. Details
of the impairment of property, plant and equipment,
right-of-use assets and intangible assets are
disclosed in note 24.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

CRITICAL ACCOUNTING ESTIMATES AND
JUDGEMENTS (Continued)

Key sources of estimation uncertainty
(Continued)

Fair value of investment properties

Investment properties are stated at fair value
based on the market values, being the estimated
amount for which properties could be exchanged
on the date of valuation between a willing buyer
and a willing seller in an arm’s length transaction
or the valuation performed by an independent
valuer. In determining the fair value, the valuer
has based on method of valuation which involves
certain estimates and assumptions. In relying
on the valuation report, the management has
exercised their judgement and is satisfied that
the method of valuation is reflective of the current
market conditions. Should there be any changes in
assumptions due to change of market conditions,
the fair value of the investment properties will be
adjusted accordingly.

Provision of ECL for financial assets

The Group makes loss allowance on receivables
based on various factors including the aging of
the receivables, historical write-off experience and
forward-looking information. The identification
of impairment of receivables requires the use of
judgement and estimates. Where the expectations
are different from the original estimates, such
differences will impact the carrying amounts
of receivables and the allowance for ECL on
receivables is recognised in the years in which
such estimates have been changed. See note 55
for further discussion.
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186

OPERATING SEGMENTS

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

(@) Property
investment

Leasing of rental
properties and property
management

(b) Sale of financial Sale of financial assets at

assets FVTPL

() Money lending Money lending

(d) Sale of jewelry Design and sale of jewelry

products products
(e) Golf club Golf club operation
operation

An analysis of the Group’s reportable segment
revenue, results, assets, liabilities and other
selected financial information for the years
ended 31 December 2025 and 2024 by operating
segments are as follows:
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5. OPERATING SEGMENTS (Continued) 5. K& (E
Segment revenues and results PR R EE
For the year ended 31 December 2025 BE_E_RAFf+-_A=+—HILFE
Sale of Sale
Property financial Money  of jewelry Golf club
investment assets lending products  operation Consolidated
g8
HE #HE ELES
NERE THEE =& KEER Ref ga

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FET FET TER FEx FET FER

Segment revenue 2E W 5,882 10,756 14,142 69,516 134,190 234,486
Segment (loss)/profit AB(EE) /B (268475 17,086 1,038 1,815 36,236 (212,300)
Interest income on bank deposits #1775 2 FE WA 183
Unallocated corporate income KB EZRA 284
Unallocated corporate expenses A2 EEEHR (14,423)
Finance costs HEER (90,623)
Share of results of associates ~ EEHEE DR EE 12
Loss before taxation BREAER (316,167)
Income tax expense FrEsm% (27,049)
Loss for the year EREE (343,216)
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5.

OPERATING SEGMENTS (Continued) 5. K& (&)
Segment revenues and results (Continued) DEBR R R A ()
For the year ended 31 December 2024 BE_F_NMFEf-_A=+—HIFE
Sale of Sale
Property financial Money of jewelry Golf club
investment assets lending products operation Consolidated
2E
HE HE ElES
NERE SREE f& KEER REff e
HK$'000 HK$°000 HK$'000 HK$'000 HK$'000 HK$'000
FiEx Tix THEx TEr FiEx TEr
Segment revenue 2 9,104 (7,637 21,046 69,284 132,176 223,973
Segment (loss)/profit AW(BE) /HF (278,118) (24818  (20,162) 432 14048 (308,618)
Interest income on bank deposits #1775 2 FE WA 292
Unallocated corporate income KB EZRA 459
Unallocated corporate expenses A2 EEEHR (27,438)
Finance costs HEER (71,863)
Share of results of associates ~ EfEE = A FIEE (869)
Loss before taxation BB AIER (408,037)
Income tax expense FrE®im % (7,662)
Loss for the year EREE (415,699)

Segment revenue reported above represents
revenue generated from external customers. There
were no inter-segment sales in both years.

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

ETERNITY INVESTMENT LIMITED
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Notes to the Consolidated Financial Statements
e MG HETMEE

For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

5. OPERATING SEGMENTS (Continued) 5. K& (&)
Segment assets and liabilities PTHEEREE
At 31 December 2025 R-BZH&F+=A=1+—-H
Sale of Sale
Property financial Money  of jewelry Golf club
investment assets lending products  operation Consolidated
g8
HE #HE ELES
NERE THEE =& KEER Ref g&

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FET FET TER FEx FET FER

Segment assets PHEE
- Hong Kong -5 201,887 55,552 179,260 65,142 - 501,841
- The PRC - 1,492,796 - - - 327,483 1,820,279
1,694,683 55,552 179,260 65,142 327,483 2,322,120

Unallocated corporate RABLELE

assets 11,956
Consolidated total assets A BEAE 2,334,076

Segment liabilities AHEE
- Hong Kong -B (128,517) (63,694) (7,853) (5,275) - (205,339)
- The PRC - e (489,349) - - - (357,223)  (846,572)
(617,866)  (63,694) (7,853) (5,275  (357,223)  (1,061,911)
Unallocated corporate liabilities & 2 Bt £ & & (543,231)
Consolidated total liabilities 44 & &A% (1,595,142)

KEHEMEEERAT
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Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

5. OPERATING SEGMENTS (Continued) 5. K& (&)
Segment assets and liabilities (Continued) ITHEEREE(E)
At 31 December 2024 R-EZWEF+=ZA=1+—H
Sale of Sale
Property financial Money  of jewelry Golf club
investment assets lending products operation Consolidated
2E
- e g&  BEX
NERE tREE &g HEER Refm e
HK$’000 HK$000 HK$’000 HK$’000 HK$’000 HK$000
A7 TiEr TiEn Tir A7 TiEr
Segment assets PHEE
- Hong Kong -58 284,481 64,337 214,946 66,985 - 630,749
- The PRC - HE 1,582,457 - - - 363,843 1,946,300
1,866,938 64,337 214,946 66,985 363,843 2,577,049
Unallocated corporate ROBEEERE
assets 22,274
Consolidated total assets A BEAE 2,599,323
Segment liabilities PHEE
- Hong Kong -5R (93,777) (97,985) (11,046) (13,152) - (215,960)
- The PRC - (505,447) - - - (334,840)  (840,287)
(599,224) (97,985) (11,046) (13,152)  (334,840)  (1,056,247)

Unallocated corporate liabiliies & 2 B4 % & &

Consolidated total liabilities 4 BEEE

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

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

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

ETERNITY INVESTMENT LIMITED
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R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

OPERATING SEGMENTS (Continued) 5. K& (&)
Other segment information Hith o WM&
For the year ended 31 December 2025 BE —_F_aF+-_A=+—HIFE
Sale of Sale
Property financial Money  of jewelry Golf club
investment assets lending products  operation Consolidated
g8
HE #HE BEX
NERE THEE =& KEER Ref g&

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FET FET TER FEx FET FER

Amountincluded inthe ;2 H (FB) /HHR
measure of segment AREEFTAZE
(loss)/profit and segment £

assets
Additions to property, plant FEWE - BERRE

and equipment 23,698 - - 50 522 24,270
Allowance for ECLon loan  EER v BHEESE

receivables B - - (12,733) - - (12,733)
Allowance for ECL ontrade EZERFERHEE

receivables EERE - - - (159) - (159)
Allowance for ECL on other HfttEWFEEHEE

receivables EERE (4,976) - - - (3,346) (8,322)
Amortisation of intangible ~ EFEEHH

assets (15,524) - - - (1,427) (16,951)
Depreciation of property, ~ #1¥ - BERREZHE

plant and equipment (11,825) - - (15) (12,274) (24,114)
Depreciation of right-of-use EFAEEEZIE

assets - - - (302) (5,737) (6,039)
Loss on disposals of niches &M 2 EiiE (292) - - - - (292)
Imputed interest income on  EWRERE 2L EFIE

finance lease receivables A 17,751 - - - - 17,751
Gain arising on change in fair R A FEH A Bk 2

value of financial assets at HEEATEZHE

FVTPL L) - 6,584 - - - 6,584
Loss arising on change in ~ RENEATEEHESE

fair value of investment BB

properties (37,954) - - - - (37,954)
Impairment loss on property, ¥1% + BERXEZHE

plant and equipment EE (111,928) - - - - (111,928)
Impairments loss on RRAREEZAERR

right-of-use assets (12,170) - - - - (12,170)
Impenitent loss on BYEEZHERE

intangible assets (64,859) - - - - (64,859)
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE
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OPERATING SEGMENTS (Continued) 5. K& (&)
Other segment information (Continued) Hitp BWER (F)
For the year ended 31 December 2024 B —_ZE-_MF+-_A=+—HILFE
Sale of Sale
Property financial Money of jewelry Golf club
investment assets lending products operation Consolidated
2E
HE HE ElES
NERE SREE f& KEER REff e
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FiEx Tix TEr TiEn FiEx TEr
Amountincluded inthe ;2 H (FB) /HHR
measure of segment AREEFTAZE
(loss)/profit and segment £
assets
Additions to property, plant FEN%  BERRE
and equipment 40,409 - - - 1,169 41,578
Allowance for ECLon loan  EER v BHEESE
receivables B - - (37,854) - - (37,854)
Allowance for ECL on trade Z3ENFEZRHEE
receivables EERE - - - (1,902) - (1,902)
Amortisation of intangible &/ & &
assets (15,634) - - - (1421)  (17,059)
Depreciation of property, 1%« BERREZTE
plant and equipment (13,429 - - (1) (13,177) (26,617)
Depreciation of right-of-use fEAEEEZHE
assets - - - (304) (5,757) (6,061)
Loss on disposals of niches &R 2 E#E (2,293) - - - - (2,293)
Gain on disposals of LEFEREALEL
residential serviced 6
apartments 6,295 - - - - 6,295
Imputed interest income on  EWBMERE 2 EEFIE
finance lease receivables KA 17,953 - - - - 17,953
Loss arising on change in fair 2 A FEit ABRE &
value of financial assets at BMEEAFELHE
FVTPL £ EE - (16,904) - - - (16,904)
Loss arising on changein ~ RENELFELHESE
fair value of investment 2518
properties (50,911) - - - - (50,911)
Impairment loss on property, Y% « BERREZHE
plant and equipment & (12,659) - - - - (12,659)

ETERNITY INVESTMENT LIMITED
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R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

OPERATING SEGMENTS (Continued)
Geographical information

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

ﬁ«( M pa ﬁB (/: = )
HEE R
AEBTERTBERTELE - XEH

BHENEI S REEIIETF 2WER
EBEFRBEEZERFINT

Revenue from external

customers Non-current assets

REYIINEF 2R ERBEE
2025 2024 2025 2024
“ECEF —EZE —ECEHF —ECE
HK$’000 HK$°000 HK$’000 HK$’000
FET FEx FET FET
Asia =M 754 361 - -
Australia EM 4,235 1,637 - -
Europe BUM 8,309 8,039 - =
Hong Kong &8 82,972 76,446 206,101 283,035
Middle East R 11 196 - -
North America b= 12 74 S =
The PRC == 7| 138,193 137,220 1,507,522 1,627,112
234,486 223,973 1,713,623 1,910,147

Note: btat

Non-current assets excluded deferred tax assets, equity
instruments at FVTOCI, financial assets at FVTPL and finance
lease receivables.

During the years ended 31 December 2025 and
2024, no customer contributed 10% or more to the
Group’s revenue.

IRBEEFBEELEHIEEE - ROFEFTA
Htt2EkFE v EEZTE - RAFEFABER
ZeRMEERERRERE

_-I- EIJJ:%F‘ *E%ﬁ%}g Fﬂzlﬁﬁ,
W ERI10% U L o

KIEREIZREGR AR
—E-REER
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Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

6. REVENUE

For the year ended
31 December

BE+-A=+—HLFE

2025 2024
—E-RE —E-NE
HK$’000 HK$’000
FET FExT
Disaggregation of revenue from ERAMBEREEAE 155
contracts with customers within HEARBEFEHZ
the scope of HKFRS 15 U 25 R 41
Disaggregated by types of goods and 1R&E R K REEE D IF
services
Sale of jewelry products HEREEM 69,516 69,284
Club activities SRR 65,499 65,529
Food and beverage 2 14,921 15,328
Membership fees SEEH 35,684 34,375
Property management VTR 1,526 1,723
187,146 186,239
Revenue from other sources B H AR = Wi
Sale of financial assets at FVTPL, net $§ERAFEFAEEZRZ2S
MEE  FH 10,756 (7,637)
Rental income HEWA 22,442 24,325
Interest income on loans ERFE WA 14,142 21,046
Total revenue w5 234,486 223,973
Timing of revenue recognition U 228 e 5 2 R
- a point in time - RE-RREE 149,936 150,141
— over time - R—EREBRA 37,210 36,098
Revenue from contracts with KEEFEHNZWEH
customers 187,146 186,239

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE
6. REVENUE (Continued) 6. Wz (&)
Revenue from sale of financial assets at FVTPL is HERATEFTABRRERZERMEEZ
recorded on a net basis, details of which are as WS BREEANE  FBOT -
follows:
For the year ended
31 December
BE+=-—A=+—BLEE
2025 2024
—E-FHF —ENE
HK$’000 HK$°000
FET FET
Proceeds from sale of financial assets RHEEERAFETABRER
at FVTPL ZERMEEZBRIER 26,121 11,242
Carrying amounts of financial assets at B&& AP ET AR BEve
FVTPL sold plus transaction costs REEZRABESNXZE
= (15,365) (18,879)
10,756 (7,637)
7. INVESTMENT AND OTHER INCOME 7. RERHMBA
For the year ended
31 December
BE+=-—A=+—BLEE
2025 2024
—E-EHE —E-NE
HK$’000 HK$°000
FET FET
Dividend income BEWA 284 459
Imputed interest income on finance ERmERE 2 E
lease receivables %lJ WA 17,751 17,953
Interest income on bank deposits TERZIEWA 183 292
Sundry income #EIEI%UK 340 396
18,558 19,100

KERMREBRAA
ZECRFFER
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

8. OTHER GAINS AND LOSSES 8. HWEREIE

For the year ended
31 December

BE+-A=+—HLFE

2025 2024
—EEHF —ENE
HK$’000 HK$’000
FET FET
Loss on disposals of niches HEEN ZEE (292) (2,293)
Gain on disposals of residential HEAERBEX 2B 2 G
serviced apartments - 6,395
Loss on modification of terms of BREEREFEBRERZ
guaranteed secured notes E] - (22,885)
Loss on modification of terms of other S EMERIER ZEE
borrowings (9,424) S
Gain on early termination for finance = IRAIAZILEWRERE 2 W&
lease receivables 4,919 -
Impairment loss on goodwill BEREEE - (189,029)
Gain/(loss) arising on change in fair BRAFEGTABRRZEME
value of financial assets at FVTPL EAFEEBHEEZ
W, (E1E) 6,584 (16,904)
Loss arising on change in fair value of REYE N FESBHEE 2B
investment properties B (37,954) (50,911)
Impairment loss on property, plant and #% - BERREZ
equipment REEE (111,928) (12,659)
Impairment loss on right-of-use FRAEEEZREEE
assets (12,170) -
Impairment loss on intangible assets  EFEE ZBERE (64,859) -
Written-off of property, plant and WM - MERRE
equipment (6) -
Loss on disposal of property, plant and HEW% - BERRE2EB
equipment - (19)
(225,130) (288,305)
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Notes to the Consolidated Financial Statements
REMBEHRERME

For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

OTHER GAINS AND LOSSES (Continued) 8. HiWkzmRERE (&)
Gain on disposals of residential serviced HEFERBEARAECRERFEEE
apartments is recorded on a net basis, details of ABR FBWOT :

which are as follows:

For the year ended
31 December

BE+-A=+—BHLFE

2025 2024
—E-FRE —E-E
HK$’000 HK$°000
FET FET
Discounted proceeds from disposals of HEXERER A EIRFTE
residential serviced apartments (net FIE (HIRRIBER)
of value-added tax) - 19,3083
Related assets of the relevant HERBEERERLAEZ
residential serviced apartments HEEE S AYE
recorded in property, plant and BERSEE BREEER
equipment, intangible assets, and FRHEEE
right-of-use assets disposed of - (12,908)
- 6,395
ALLOWANCE FOR EXPECTED CREDIT 9. TRIEEZHAHEEERRE

LOSSES ON FINANCIAL ASSETS

For the year ended
31 December

BE+-A=t—HLFE

2025 2024
el TS —ECWEF
HK$’000 HK$°000
FET FET
Allowance/(reversal of allowance) for EWERZEHREEERE
ECL on loan receivables: B (BERE)
- 12 months ECL - 128 AFEHEEEE - (330)
— lifetime ECL credit-impaired - EEBREz2HEREEE
i 12,733 38,184
12,733 37,854
Allowance for ECL on deposits and RE R HMEWRIE 2 A
other receivables SEEBBRE 8,322 -
Allowance for ECL on trade receivables Z ZEWFIBE 2 FAREEEE
B’ 159 1,902
21,214 39,756
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e MEmRME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

10. FINANCE COSTS

10. MEEH

For the year ended
31 December

BE+-A=+—HLFE

2025 2024
—E-RE —E-NE
HK$’000 HK$’000
FET FExT
Interest on amount due to an associate FE{T— R A TFIEZ & 519 676
Interest on amounts due to directors EBNEERBEBRALTRIEZ
and related party FE 3,910 5,567
Interest on bank borrowings RITERZFE 7,183 7,435
Interest on lease liabilities HEEEZFE 13,516 13,795
Interest on other borrowings HinER 2R E 34,937 24,099
Interest on others Hihz R 5 11
Interest on guaranteed secured notes HEAEXREBEHZE 2FE 24,352 7,155
Imputed interest on guaranteed ERRERAZEB2HEFE
secured notes 13,573 21,688
Interest on convertible bonds ABRESZFE 1,192 -
99,187 80,426
Less: interest on lease liabilities B ETAEEBREERAEAZE
capitalised in the cost of EXEEEERNR
qualifying assets (8,564) (8,563)
90,623 71,863

11. INCOME TAX EXPENSE

11. FIBHAX

For the year ended
31 December

BE+-A=+—BLFE

2025 2024
—E-HEF —B-NE
HK$’000 HK$’000
FET FET

The PRC Enterprise Income Tax PE SR
- current tax - RHAFL IE (7,774) (4,481)
Deferred tax expense IERERIERM (19,275) (3,181)
(27,049) (7,662)

ETERNITY INVESTMENT LIMITED
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Notes to the Consolidated Financial Statements

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

INCOME TAX EXPENSE (Continued)

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

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

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

The income tax expense for the year can be
reconciled to the loss before taxation per
consolidated statement of profit or loss and other
comprehensive income as follows:

11.

FeMBERRME
Fi8BLE ()

REBMRBFEHRGE  SEREE
EREAYE 2,000,000 8 JT)m F#§ 12 8.25%
AR B - MiEEH8 2,000,000 8 TiE R
#1216.5% B REB o FAFS M AR H
MNERRFIENEEER 2N S #EHE
1#16.5% 2 & — B REH ©

B AMEEE FBFNEHz2E
2,000,000 jT = i 57 FE 58 % & R LA
8.25% 5T &  Mi#i8 2,000,000 & Tt 21k
SHERBORRL16.5% 5T E o

MEPECERSHE(RERSEH
ENDREEREBEBRSRSG - EIM
BRARMEFEZHRD25% °

FRAEHAXREGAEEREMEE
WERRAZBRBATE IR IRAT

For the year ended
31 December

BE+-A=+—HLFE

2025 2024

—E-RE —E-NE

HK$’000 HK$’000

FET FET

Loss before taxation FREL AT 18 (316,167) (408,037)

Taxation at domestic income tax rate ~ LAE i Fr 88 Rt H (65,225) (83,603)
Tax effect of income not taxable for tax i EHBEZRBBA 2

purpose HEEE (2,289) (4,993)
Tax effect of expenses not deductible  Fi# L A A X =2

for tax purpose HEsEE 78,888 81,352
Tax effect of estimated tax losses not KR LETHIBEEEZ

recognised Mg 15,983 15,223

Utilisation of tax losses previously not  Ej A &I A~
recognised BIEEE (308) (317)
Income tax expense i 27,049 7,662

KEHEMREERA T
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

12. LOSS FOR THE YEAR 12. 2FEHHE
Loss for the year has been arrived at after charging/ REEBBLNR GEA)UTEER
(crediting): B/

For the year ended
31 December

BE+-A=+—BHLFE

2025 2024
—E-RE —E-E
HK$’000 HK$’000
FET FET
Amortisation of intangible assets B EEHE
(included in administrative expenses) (Rt ATEBEX) 16,951 17,055
Auditors’ remuneration: A2 -
- audit services - ERHE 1,000 1,100
- non-audit services - R 100 100
1,100 1,200
Cost of inventories sold BEETFEZRA 57,123 56,115
Depreciation of property, plant and ME -  BMERZEZITE
equipment 24,114 26,617
Depreciation of right-of-use assets FRAREEZINE 6,039 6,061
Net foreign exchange loss BE 5 8518 9 2R 92 116
Staff costs (including directors’ EIRK(BEESHE) -
emoluments):
- salaries and allowances - HERERL 59,655 70,523
— discretionary bonuses - BYBTEAL 300 262
- contributions to retirement benefits - R{REFIFH 2R
scheme 10,325 9,881
70,280 80,666
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e MG HETMEE

For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

13. DIRECTORS’ AND CHIEF EXECUTIVE 13. EERTHRAR ZHE

OFFICER’S EMOLUMENTS

The aggregate amounts of emoluments paid or FRENIENEARDNEERITHAR
payable to the directors and the chief executive 2 & 4585 1,638,000/ c (==Y
officer of the Company during the year was % :1,677,0005% Tt ) I 5t A 17 B BH
HK$1,638,000 (2024: HK$1,677,000) and was H o BE-B-_RER-—E_MFE+=
included in “administrative expenses”. The BA=+—HLFE FEERTHEHR
emoluments of each director and the chief ZHERBEER ELHRARESB QAR
executive officer for the years ended 31 December BTN T

2025 and 2024 disclosed pursuant to the applicable
Listing Rules and the Hong Kong Company
Ordinance are as follows:

Contributions

Salaries and Discretionary to retirement
Fees allowances bonuses benefit schemes Total
ik FeRER MEEL BREAGEMHI @it

2025 2024 2025 2024 2025 2024 2025 2024 2025 2024
“E-RE CZECNE CZB-RE C—ECNE -ZE-RE C-E-ME -ZE-RE CZE-ME -—E-RE -“E-ME
HK$'000  HK$'000  HK$'000  HK$'000  HK$'000  HK$'000  HK$'000  HKS'000  HK$'000  HK$'000
&7 TEn TEn &7 TEn &7 &7 Tén &7 TEn

Executive directors y7EE

Mr. Lei Hong Wai, TEREE
the chief executive (TRAZ)
officer - - - - - - - 15 - 15
Mr. Cheung Kwok Wai Elton 3REJf %4 - - - - - - - 15 - 15
Mr. Cheung Kwok Fan ~ REIBIAE 120 120 960 969 60 60 18 18 1,158 1,167
Mr. Tomasz Wojewoda ~ Tomasz
(appointed on 19 Wojewoda
September 2025) £E(R=
EZRER
AtheE%
%) - - - - - - - - - -

Mr. Raza Zaidi (appointed Raza Zaidi &
on 19 September 2025) £ (=%
ZIENA
ThREZ
) - - - - - - - - - -
Ms. Zhao Yan (appointed  #&5%+ (A=
on 19 September 2025) EZHEN

BthE%
Zf) - - - - - - - - - -
Independent non- BUHT
executive directors Bz
Mr. Wan Shing Chi FRELE 120 120 - - - - - - 120 120
Mr. Ng Heung Yan RELEE 120 120 - - - - - - 120 120

Mr. Wong Tak Chuen BEREE
(resigned on 1 July (R=%

2024) :Etﬁ
—A§f) - 60 - - - - - - - 60
Ms. Leung Man Yee Fanny 2E#%+ 120 120 - - - - - - 120 120

Mr. Law Kwok Ho Kenward BEIZ %4
(appointed on 1 July (R=%

2024) ZRELR
-REZ
f£) 120 60 - s - s - - 120 60
Total emoluments EY L 600 600 90 99 60 60 18 48 1.638 1677

KEERREERAT
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

13.

14.

DIRECTORS’ AND CHIEF EXECUTIVE
OFFICER’S EMOLUMENTS (Continued)

The executive directors’ and the chief executive
officer’s emoluments shown above were mainly for
their services in connection with the management
of the affairs of the Company and the Group. The
independent non-executive directors’ emoluments
shown above were mainly for their services as
directors.

During the year ended 31 December 2025 and
2024, Mr. Lei Hong Wai and Mr. Cheung Kwok
Wai Elton waived emoluments of HK$8,400,000
each. Except the above arrangement, there was
no arrangement under which a director or the chief
executive officer of the Company waived or agreed
to waive any remuneration during the year ended
31 December 2025 and 2024.

During the year ended 31 December 2025 and
2024, no emoluments have been paid by the Group
to any of the directors and the chief executive
officer as an inducement to join or upon joining the
Group as compensation for loss of office.

The executive directors and the chief executive
officer of the Company are entitled to bonus
payments which are determined based on their
duties and responsibilities in the Group.

During the year ended 31 December 2025, no
executive directors were granted share options
or awarded shares for their services to the Group
under the share schemes of the Company (2024:
Nil).

Details of the share option schemes are set out in
note 50.

TRANSACTIONS, ARRANGEMENTS OR
CONTRACTS IN WHICH DIRECTORS
OF THE COMPANY HAVE MATERIAL
INTERESTS

Save as disclosed in note 53, no transaction,
arrangement and contract of significance in relation
to the Group’s business to which the Company or
any subsidiaries of the Company was a party and
in which a director had a material interest, whether
directly or indirectly, subsisted at the end of the
reporting period or at any time during the reporting
period.
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

15. FIVE HIGHEST PAID EMPLOYEES 15. IEBEHMES
The five highest paid employees of the Group rEEFREERaS TN EEFEE—
during the year included one (2024: one) director, F(ZE-ZMF: —B)ES > HEZH
details of whose remuneration are set out in note MEFBEREISRE - A THAR(=ZF
13. Details of the remuneration for the year of the “ME:ME) AR QNREERITHE
remaining four (2024: four) highest paid employees HeBeFMEE 2FRFMFENT :

who are neither a director nor the chief executive
officer of the Company are as follows:

For the year ended
31 December

BE+-ZA=t—HLHFE

2025 2024
—EC-RE —E-ME
HK$’000 HK$°000
FHET FHET
Salaries and allowances e RER 6,726 10,747
Contributions to retirement benefits ~ EBIRERIFHEIHRR
scheme 72 29
6,798 10,776
The number of the highest paid employees who FHMNFUTERBZHEERARNESES
are not the directors of the Company whose FHESAEAT :
remuneration fell within the following bands is as
follows:
Number of employees
EEAH
2025 2024
—E-EHE —EomEF
HK$500,001 — HK$1,000,000 500,001 & T Z 1,000,000 & 7T 1 -
HK$1,000,001 — HK$1,500,000 1,000,001 &t £ 1,500,000 7T 1 -
HK$1,500,001 - HK$2,000,000 1,500,001 &t £ 2,000,000 JT 2 1
HK$2,500,000 - HK$3,000,000 2,500,000 /& 7t £ 3,000,000 & T - 2
HK$4,000,001 — HK$4,500,000 4,000,001 BT £ 4,500,0008 T - 1
During the year ended 31 December 2025 and REBE-Z-_AFR-ZF-_MNF+=A
2024, none of the non-director and the non-chief _'I' HIEFEFER > BMEIFEERIET
executive highest paid employee was granted share BEABRESHFEERBEARARRM TS
options or awarded shares for their services to the MEEHAEE 2 REERBRER R
Group under the share schemes of the Company. B A o
Details of the share option schemes are set out in RS 8 2 FBEMNMETES0 -
note 50.
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

16. LOSS PER SHARE

204

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

. BREE

RARFEEAREEBREARBEESE
TRIBAT 8BRS -

For the year ended
31 December

BE+-A=+—BHLFE

2025 2024
—E-ERE —EE
HK$°000 HK$°000
FHET FET
Loss for the purpose of basic and
diluted loss per share
Loss for the year attributable to owners AN B A A BN FEEEIR
of the Company (343,185) (415,699)

For the year ended
31 December

BE+t-ZA=+—HLFE

2025 2024
—B-EF C—ZoQE
’000 ‘000
F Fi
(Restated)
(LEH))
Number of ordinary shares ZEREE
Weighted average number of ordinary Rt EESREAR #EE 2
shares less weighted average number Pt Fi 22 3% 8 R hn e 2 35 8UR
of shares held for share award plan for FIR©H EEHEEEZRH
the purpose of basic and diluted loss  HN#EFHE
per share 370,645 369,530

The computation of diluted loss per share does not
assume the issuance of the Company’s outstanding
convertible bonds and share award since it would
result in a decrease in loss per share for the year
ended 31 December 2025 and 2024.

The weighted average number of ordinary shares
less weighted average number of shares held for
share award plan for the purpose of basic and
diluted loss per share has been adjusted for the
share consolidation effective on 20 June 2025.
Comparative figure have also been adjusted on the
assumption that the share consolidation had been
effective in the prior period.
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Notes to the Consolidated Financial Statements
REMBEHRERME

For the year ended 31 December 2025 B2 —EFE_-_AF+-H=+—HIFE

DIVIDENDS 17. RE
The directors do not recommend the payment of EEfERBKABZE-_Z-EF+=A
any final dividend for the year ended 31 December E+-HLFEZEARERE(ZF
2025 (2024: Nil). “POEF - |E) o
PROPERTY, PLANT AND EQUIPMENT 18. W% - BERFZE
Plant Furniture
Golf  Construction and Leasehold Office Motor and
Buildings courses in progress machinery  improvements equipment vehicles fixtures Total
EEARE EEIR  HERHE  RENEEE  BOIRG hE BARZE it

HKS 000 HK$000 HK$ 000 HK$000 HK$000 HK$ 000 HK$ 000 HK$ 000 HK$ 000
7 i i 7 Fin 7 i 241 A1

Cost it
At January 2024 H-3-mE-A-A 554,346 63,772 420,358 2314 40,643 2,544 2930 3,290 1,000,197
Additions RE - - 40,405 10 459 1l - 633 41,578
Disposals HE S e S (606) = 4] = () (613)
Written-off i - - - () - () 78 - 89)
Exchange alignment EigE (7.007) (131) 9,598) ) (624) (32 58) (29) (18,720)
At 31 December 2024 and -3
1 January 2025 tZR=t+-8R

“ECR%-R-A 547,319 62,461 451,165 1,732 40478 2516 2,79 3,889 1,112,354
Additions RE - - 23,698 484 2% 57 - 3 24,270
Written-off fiss - - - (167) - - - (30) (197)
Exchange alignment Enge 8,560 1,338 1,714 51 783 38 7 40 20,595
At 31 December 2025 R-E-EE

+zB=1-A 555,879 63,799 486,517 2,100 41,269 2611 2,865 3902 1,150,022
Accumulated depreciationand ~ E3HHTEREE
impairment
At1 January 2024 K-B-mE-A-A 106,158 23,101 - 1,601 23,903 222 2,701 1982 161,668
Charge for the year Epgd 19,071 3,101 - 81 4013 68 11 m 2,617
Eliminated upon disposal REERES - - - (587) - ] - 0] (594)
Eiminated upon witten-off i3 E ikt - = S 9 = 5) (78 - (68)
Impairment loss recognised ERIHESE 12,659 - - - - - - - 12,659
Exchange alignment EfgE (1,519) (541) - (28) (425) 28) (56) (15) (2.612)
At 31 December 2024 and 1.3
1 January 2025 tZR=+-8R

“ECR%-R-A 136,369 25,661 - 1,082 27,491 2,255 2578 2,234 197,650
Charge for the year Rt 18,005 5405 - 691 3,868 169 136 840 24114
Eliminated upon written-off i - - - (162) - - - 29) (191)
Impairment loss recognised EEZHERE 56,445 - 55,483 - - - = 8 111,928
Exchange alignment Ejge 2215 79 i 34 549 34 67 25 4,384
At 31 December 2025 R-ECRE

tzR=t-1 208,034 31,785 56,224 1,625 31,908 2,458 2,781 3,070 337,885
Carrying amounts REE
At 31 December 2025 R-EZEE

+ZR=t-A 347,845 32,014 430,353 475 9,381 153 84 832 821,137
At 31 December 2024 i 3

tZB=t-A 410950 36,800 451,165 670 12,087 21 216 1,65 914,704

KERBEEERAT
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18. PROPERTY, PLANT AND EQUIPMENT

(Continued)

During the year ended 31 December 2025, the
Group capitalised depreciation of right-of-use
assets and incurred interest expense on lease
liabilities of HK$2,917,000 (2024: HK$2,935,000)
and HK$8,564,000 (2024: HK$8,563,000)
respectively to construction in progress.

All of the Group’s buildings, golf courses and
construction in progress located in the PRC are
held on medium-term lease. The Group’s buildings
located in Hong Kong are also held on medium-
term lease.

The Group has pledged its buildings located in
Hong Kong with an aggregate carrying amounts of
HK$103,100,000 (2024: HK$145,100,000) to secure
the Group’s bank borrowings and other borrowings.

Impairment assessment

The management of the Group concluded there
was an indication for reversal of impairment and
conducted a fair value assessment on the Group’s
buildings located in Hong Kong.

The recoverable amounts of buildings located in
Hong Kong have been determined individually
based on their fair value less costs of disposal.
The Group uses direct comparison to estimate
the fair value less costs of disposal of the assets
which is based on the recent transaction prices
for similar properties adjusted for nature, location
and conditions of the property. The fair value
measurement is categorised into Level 2 fair
value hierarchy. Accordingly, impairment loss
of HK$111,928,000 (2024: HK$12,659,000) was
recognised in profit or loss during the year ended
31 December 2025.
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

18. PROPERTY, PLANT AND EQUIPMENT

(Continued)
Impairment assessment (Continued)

Property, plant and equipment relating to the
properties erected on a piece of 580 Chinese
acre land adjacent to the Club (the “Subject
Land”)

The Subject Land has been developed into
seven blocks of three-storey residential serviced
apartments comprising 279 residential serviced
apartments, together with two blocks of three-
storey office buildings. The residential serviced
apartments and the office buildings are offered for
lease out by the Group on a long-term or short-
term lease basis.

During the development stage, construction costs
are capitalised in construction in progress under
property, plant and equipment. Upon completion of
the development, the construction costs capitalised
in construction in progress are transferred to
buildings under property, plant and equipment.

The leasing of properties erected on the Subject
Land under long-term leases is treated as finance
leases as the committed lease term of the long-
term leases substantially covers the remaining
period of the operating rights in respect of the
Subject Land. The related property, plant and
equipment of the residential serviced apartments
are derecognised upon the commencement of the
long-term leases.

The leasing of properties erected on the Subject
Land under short-term leases is treated as
operating leases. The related property, plant and
equipment of these residential serviced apartments
are transferred to investment properties upon the
commencement of the short-term leases.

18. Y% - MERRHE (&)

B RE (&)

ERm B E AT 2 —iE Gt 580 BA 2 b 3R ([ £
Bl ) FEEZYERBIYE - BE
L]

TRMRCBRACLEZEEERBEX
NE BRE2IEAERBRALE » EFE
ME=EEFR - TERBEALCBERE
FREAFAEERRONEHHEHEEET
H e

REABRME  BENETERNCRBYWE
BERRBET ZERZTRE - RA#T
Z ERIREACWEERAKE
BEME BERRBEATZET -

RERMEEHETRHR EEEYX
HEARERSE DHRRMEED
AEAPARLERETRBREEE
ZRBFH - FRATERBARENY
X BERREARBEAERHBELL

f A
E

REEHEEHETRMR EEEYX
BEALLHE - AEZSEERBER
NBEBHRWE  BERKRKENEHEER
MEREBRERENE -

KERMIREERA T
“B-REFH

207



208

—— N —

Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 #Z=

19. RIGHT-OF-USE ASSETS

BEoAFFTZ A= —HIEFE

19. EAREE
The
Driving Staff Subject Office
range dormitory The Club Land premises Total
B WAE
®BE BIRE it R ES wst

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$000

Fér FEx FExT  FErT  TErT  TEr
At 1 January 2024 RZB-MFE-F—B 23,560 2,951 68,019 112,273 521 207,324
Depreciation charge TERX (3,344)  (2,931)  (2,413) (2,935 (304)  (11,927)
Exchange alignment R (454) (20)  (1,419)  (2,358) - (4,251)
At 31 December 2024 R-Z-ME
and 1 January 2025 TZA=+t—-HK
—E”_R¥-A-H 19,762 - 64,187 106,980 217 191,146
Additions hE - - - - 592 592
Depreciation charge MERX (3,332) - (2,405)  (2,917) (302)  (8,956)
Impairment loss recognised ~ ERERFERFE (1,099) - (4,124)  (6,947) - (12,170)
Exchange alignment R AR 440 - 1,534 2,571 - 4,545
At 31 December 2025 RZE-51fF
+=B=+-H 15,771 - 59,192 99,687 507 175,157

For the year ended
31 December

BE+ZA=t—HLHFE

2025 2024
—2-RF 2 WE
HK$’000 HK$’000
FET FET
Depreciation charge TERX 8,956 11,927
Less: depreciation capitalised inthe & - St AGEREERLRZ
cost of qualifying assets EERITE (2,917) (2,935)
depreciation charged to the SFAFEBAZITE
lessee - (2,931)
6,039 6,061

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

19. RIGHT-OF-USE ASSETS (Continued)

19. ERBEEE (&)

For the year ended
31 December

BE+t-A=+—BLFE

Expense relating to short-term leases EE@E?E*HEZF#J&
HEZREMHELE

Total cash outflow of leases

2025 2024
—E-HE —E-_E
HK$’000 HK$°000
FHET FET

301 160
18,075 19,258

For the years ended 31 December 2025 and 2024,
the Group leases (i) an office, (ii) the staff dormitory,
(iii) the driving range, (iv) the Club, and (v) the
Subject Land. Lease contracts are entered into for
fixed term of 2 to 50 years.

During the year ended 31 December 2025, the
Group entered into a new lease agreement for an
office in Hong Kong. The new lease agreement of
the office is entered into for a fixed term of 2 years.
Lease terms were negotiated on an individual
basis and contain a wide range of different terms
and conditions. In determining the lease term and
assessing the length of the non-cancellable period,
the Group applies the definition of a contract and
determines the period for which the contract is
enforceable.

During the year ended 31 December 2024, the
Group did not enter into any new lease agreement
in Hong Kong and the PRC.

Restrictions or covenants on leases

Lease liabilities of HK$272,204,000 (2024:
HK$269,128,000) are recognised with the related
right-of-use assets of HK$175,157,000 (2024:
HK$191,146,000) at 31 December 2025. The lease
agreements do not impose any covenants other
than the security interests in the leased assets that
are held by the lessor. Leased assets may not be
used as security for borrowing purposes.

_'I' Elltif ZF’*I*H‘E())#’D\E;
(BIEE; (i) BREZE; (VVEF
Rv)EgEiiR - HESHNREEFH
—ERTFFRAL e

REZ-ZE-_RAF+ZA=+—HLHF
ER AEBCAEETBENPLAERLH
HEBZR WLAENFHEHZENDRE
EEH2FFT - HE N RENEER
N UWEERSZTAEAGRARMGY, - RE
EEB KT A FE 2 B RR A
AEBEAEGHNESE  WETE ARG
TEHNZER-

BE_ZT_NME+_-_A=1t—HLHF
B AEEWEREBRFBETZEM
HAOEHER -

HE R B E

HE A BE272,204,0008 T(=ZF =M
F : 269,128,00078 7T ) K& 10 B8 fF F3 #&
& E 175,157,000 T (= = @ F :
191,146,000 8 T) ER=ZZE-HFE+=
A= + BHER - HEHREILEEME
A% HHBEAMBE2HEEEZ
?EHWEEBMI\ cHEEEYURTEAE
BRI o
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19. RIGHT-OF-USE ASSETS (Continued)

Impairment assessment

Details of impairment assessment of right-of-use
assets belonging to the CGU engaged in property
investment business and golf club operation
business in Beijing, the PRC, namely Smart Title,
including the staff dormitory, the driving range, the
Club, and the Subject Land, are disclosed in note
24.

Right-of-use asset in respect of the Subject
Land relating to the properties erected on the
Subject Land

The Subject Land has been developed into
seven blocks of three-storey residential serviced
apartments comprising 279 residential serviced
apartments, together with two blocks of three-
storey office buildings. The residential serviced
apartments and the office buildings are offered for
lease out by the Group on a long-term or short-
term lease basis.

The leasing of properties erected on the Subject
Land under long-term leases is treated as finance
leases as the committed lease term of the long-
term leases substantially covers the remaining
period of the operating rights in respect of the
Subject Land. The related right-of-use asset in
respect of the Subject Land of the residential
serviced apartments is derecognised upon the
commencement of the long-term leases.

The leasing of properties erected on the Subject
Land under short-term leases is treated as
operating leases. The related right-of-use asset
in respect of the Subject Land of the residential
serviced apartments is transferred to investment
properties upon the commencement of the short-
term leases.

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

19. EFEEE (&)
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

INVESTMENT PROPERTIES

The Group leases out certain office units in Hong
Kong under non-cancellable operating leases with
rentals receivables monthly. The leases run for a
period of 1 year (2024: 1 year) and do not contain
the unilateral rights to extend the leases at the end
of the leases.

The Group also leases out 5 (2024: 5) residential
serviced apartments erected on the Subject Land
under operating leases with rentals payable yearly.
The leases typically run for a period of three to five
years (2024: three to five years) and do not contain
the unilateral rights to extend the leases at the end
of the leases.

The Group is not exposed to foreign currency
risk as a result of the lease arrangements related
to certain office units in Hong Kong and the
residential serviced apartments erected on the
Subject Land, as all leases are denominated in the
respective functional currencies of group entities.
The lease contracts do not contain residual value
guarantee and lessee’s option to purchase the
leased properties at the end of lease term.

20. REWMHE

AEERBFAARBEEHEHEHERT
%.5,%;)#“*“14 ASAWEES - M

EAYP-—F(ZZE-_NmF: —F) XF
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A e
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

20.

INVESTMENT PROPERTIES (Continued)

During the year ended 31 December 2025 and
2024, no short-term leases relating to leasing
residential serviced apartments commenced. There
was no transfer from related assets in property,
plant and equipment in respect of the residential
serviced apartments erected on the Subject Land,
and right-of-use asset in respect of Subject Land
to investment properties.

The fair value of these residential serviced
apartments was determined based on a valuation
carried out by APAC Appraisal and Consulting
Limited (“APAC”).

20.

REWE (/&)

BE-_Z_AHFR_ZF-_NF+=-A
=+-BLFE GEAAEEERS
A NBHEANEHHECRKER - B
EERIBMRECEERBALE2
ME- - BERKBNEEUREEIE
HMRNEREEENEEREREYE -

ZEAERBAQXBZAFEDERE
AEEFERBEBARAIATEARE
EDETZHEEE -

Please refer to notes 18, 19, and 22 for details. BEFHE B2 E18 19Kk 220
2025 2024
—E-EHE —EE
HK$’000 HK$’000
FET FET
Fair value AFE
At 1 January m—A—H 192,185 261,698
Disposals HE (6,582) (17,215)
Transfer from finance lease receivables EREHEWRERE 22,636 =
Loss arising on change in fair value RERREIZATFEEE
recognised in profit or loss EEZEE (37,954) (50,911)
Exchange alignment E R 1,745 (1,387)
At 31 December R+=—HB=+-—H 172,030 192,185
Unrealised loss on change in fair FFAGREBRERHEMER
value of investment properties KERATEMRERERE ]
included in the “Other gains and HEZREMELATEEY
losses” line item in the consolidated BEEZRBREE
statement of profit or loss and other
comprehensive income (37,954) (50,911)
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

INVESTMENT PROPERTIES (Continued)

All of the Group’s properties’ interests held under
operating leases to earn rentals or for capital
appreciation purpose are measured using the fair
value model and are classified and accounted for
as investment properties.

20. REWX (&)

AEERFAUEEHSFERREAS A
HERBEZABNEERIRADF
EREAE  UBREARIIBRSRENE -

2025 2024
—EB-hF —EMEF
HK$’000 HK$’000
FET FET
Investment properties located in Hong {UREBUPEHENZIEZ
Kong held on medium-term lease BEWME 95,199 129,877
Investment properties located in the NAPEAPHENFEZ
PRC held on medium-term lease REYF 76,831 62,308
172,030 192,185

Investment properties located in Hong
Kong amounted to HK$86,800,000 (2024:
HK$116,000,000) have been pledged to secure the
Group’s bank borrowings and other borrowings.

11)3"%)%2&‘%%%3% 86,800,000 7T
—Z M4 : 116,000,000 & T) 2K H
RARBERTERREMERZER M@ o

KIERERERRAA

“ECHFER
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Notes to the Consolidated Financial Statements

e MEmRME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

20. INVESTMENT PROPERTIES (Continued)

Details of the Group’s investment properties are as
follows:

Location Existing use

b B RERAZ

20. REWE (&)

REBBREVEZFBRIIWT :

Tenure

£

Attributable
interest to the
Group

REEEGER

Whole of Unit Nos. 1201, 1202, Commercial
1212 and the corridor on ES
12th Floor, Shun Tak Centre,
West Tower, 168-200
Connaught Road Central,
Hong Kong
BB TFHET 168-2005%
EEPLEE12EER
R2E 1201 1202 %
1212

Rooms 206, 209, 303A and 306 of Residential
Block 1, Rooms 206 and 207 =
of Block 2, and Rooms 103, 206,

207, and 306 of Block 3,
Star-rated Club House Area,
Beihu No. 9 Golf Course,
Anwai, Lai Guang Ying Town,
Chaoyang District, Beijing, the
PRC*

FEl L R T EA R B 2R R 4
Z ML SR
SHEXERSHEE
1206 209 * 303A K 306 £ -

2206 X207 E -
& 3E 103~ 206 ~ 207 % 306 &

6 niches at Po Fook Hill Commercial

BRI 6EZREN CES

* For identification only

ETERNITY INVESTMENT LIMITED
Annual Report 2025

Medium-term lease

A

Medium-term Lease

A

Medium-term Lease

A

¥ EHREF

100%

100%

100%
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

21. FAIR VALUE MEASUREMENT OF
INVESTMENT PROPERTIES

(a)

Fair value hierarchy

The following table presents the fair value of
the Group’s investment properties measured at
the end of the reporting period on a recurring
basis, categorised into the three-level fair
value hierarchy as defined in HKFRS 13 Fair
Value Measurement. The level into which a
fair value measurement is determined with
reference to the observability and significance
of the inputs used in the valuation technique
as follows:

Level 1 valuations: Fair value measured
using only Level 1 inputs, i.e. unadjusted
quoted prices in active markets for
identical assets or liabilities at the
measurement date;

Level 2 valuations: Fair value measured
using Level 2 inputs, i.e. observable
inputs which fail to meet Level 1, and not
using significant unobservable inputs.
Unobservable inputs are inputs for which
market data are not available; and

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

21. REMEX A VEFE

(a)

DFEER

TREZERBBYBHMELAF 135
RAFEFERREN=F2FES
K 2INAEERBERREER
MEEXHEZREVELFE 1
FEENRR DB EZMHERME
RzB A BBz BREREREE
MEEE - BT

e E1RMEE:EEAE1REH
ABB(MHEREENEREHE
SFEAMRERT S 2 RER
BEE)TEZDVE:

o FE2HME:EAF2HRE|A
HEAAFEFIRER 2T
B A BEYEEHE
ARAABEEHARBAEZLD
FE - AABERABBED
SEBETTHZBARE &

o EIRMHE:EREXTTR
EMABBITEZAFE-

KIEEIIREERAD T
—E-nEfg
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

21. FAIR VALUE MEASUREMENT OF
INVESTMENT PROPERTIES (Continued)

(a)

Fair value hierarchy (Continued)

. REME 2D VEFEGE

DVFEER(F

Fair value measurement categorised into

ATEFEFER
Level 1 Level 2 Level 3 Total
BAK E2MR EIR et
HK$°000 HK$’000 HK$’000 HK$’000
FET FEr FET FEx
At 31 December 2025 R-T-FHF+=
A=+—8H
Recurring fair value — &E M A FEIE
measurement
Investment properties  URBBZREY
located in Hong Kong ¥ - 86,800 8,399 95,199
Investment properties U RFE 2 REY
located in the PRC E - - 76,831 76,831
- 86,800 85,230 172,030
At 31 December 2024 RZ-ZZBE-QFE+=
B=+—H
Recurring fair value — ZEM4AFEE
measurement
Investment properties  {UREBZIREY
located in Hong Kong E - 116,000 13,877 129,877
Investment properties  URAFREZEREY
located in the PRC ¥ - - 62,308 62,308
- 116,000 76,185 192,185

During the years ended 31 December 2025
and 2024, there were no transfers between
Levels 1 and 2, or transfers into or out of Level
3.

The Group’s investment properties were
measured at fair value at 31 December 2025
and 2024. For the year ended 31 December
2025, the valuations were carried out by
APAC. APAC has among its staff members
with appropriate qualifications and recent
experience in the locations and categories
of properties being valued. The directors
have discussion with APAC on the valuation
assumptions and valuation results when the
valuations were performed at the end of each
reporting period.

In estimating the fair value of the investment
properties, the highest and best use of the
investment properties is their current use.

ETERNITY INVESTMENT LIMITED
Annual Report 2025

REBE-ZE-_AFR-FT-_0NF
+ZBA=+—BLEFEER F1K
R o B e - 5 3 AR
|EASEL o

AEEZREVENR-Z-_AFK
—E_ME+ZA=+T—BRAF
B2 - BE-ZFT-_HF+=-A
=+t—BLEEFE HEHZKREE
FR nmAEENBEREHEEE
BURFEEYENER BRI
BRICHIKE - REWMFHRETH
B BESEHRMAEBRRRMLES
%gﬁiﬁj{ﬁ?;&'ﬂ'njnﬂﬂ °

R RENMEZAFEE - RE
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

21. FAIR VALUE MEASUREMENT OF
INVESTMENT PROPERTIES (Continued)

(b) Valuation techniques and inputs used in

(c)

Level 2 fair value measurements

The fair value of investment properties located
in Hong Kong is determined using market
comparison approach by reference to the
recent sales price of comparable properties
on a price per square foot basis using market
data which is publicly available. The market
price per square foot is positively correlated
to the fair value measurement.

Information about Level 3 fair value
measurement

Valuation technique

fhE R
Investment Direct comparison
properties in approach
Hong Kong HEREA
EEBZREWE
Investment Income approach
properties in the W ASE
PRC
EFREZIREYE

The fair value of the investment properties
located in Hong Kong is determined by using
direct comparison approach based on market
observable transactions of similar properties
and adjusted to reflect the floor level,
orientation and locations of the investment
properties.

21. REMEZAVEFNE(EF

F2MAFEFERAZ GERN
STPN ¢

UREBBZRENMEZ DN FEDE
RmSLEE - AT QM
mSHE  RETYHTREREES
ZUELEMEIHEEEE -
BYAFRHELRFETEREL °

(b)

(c) FEIRATVEFAENESH

Significant unobservable inputs

EXTBRRAYE

Adjusted sales prices ranging from HK$1,341,000
to HK$1,458,000 (2024: HK$1,188,000 to
HK$1,289,000

A SHEERNF 1,341,000 BT E 1,458,000 8 7T
(ZZE /4 : 1,188,000& 7t £ 1,289,000& T)

Monthly rent ranging from RMB293 to RMB323
(2024: RMB279 to RMB346) per square meter
BRAEENFETHIRARKE 293 TEARKE323 T

—E-NF  AR¥®279nE AR 346 7T)

Expected rental growth rate of 2% (2024: 3%)
FFHESERERR2% (ZEZF : 3%)

Discount rate of 8.25% (2024: 7.7 %)
BRI EB25% (ZE-MF : 7.7%)

UREBBZREMEZXIFEIR
BELUMEZTSUBEIZER
HELBGEMEBEEWETHAREUR
RIREMEZYERRE - TURK
E o

KEHEMREERA T
—E-nEfg
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

21.

FAIR VALUE MEASUREMENT OF
INVESTMENT PROPERTIES (Continued)

(c)

Information about Level 3 fair value
measurement (Continued)

The fair value of the investment properties
located in the PRC is determined by using
an income approach based on a discounted
cash flow generated from the investment
properties covering a 36-year period for the
year ended 31 December 2025 (2024: 37-year
period), representing the remaining period of
the operating rights of the Subject Land. The
valuation takes into account the signed leases
in respect of the investment properties and the
expected rental growth rate. The discount rate
used has been adjusted for the type, quality,
and location of the investment properties. The
fair value measurement is positively correlated
to the monthly rent and the expected rental
growth, and negatively correlated to the
discount rate.

The movements during the years in the balance
of this Level 3 fair value measurements are as
follows:

21. REWMEXZAVEFE(E

(c)

EIMAFETENER (&)

BE-B-HEF+-A=+—AL
EEARPEZRENEZDT
BT RIE R AR R 36T (=
B 37 £ ) (MABEMY
BeCEEZNBEN) BRRS
REEBUIEMETE « (EEEZ
BRANKNESAORADES
mEE - FERNMAECRIER
SMENED HERGBERTH
2. AVENBRAMSRANE
SHEMEL - RERERRLL -

AEEEIMATENBEGZS
BT -

2025 2024

—2-RE 2 NE

HK$’000 HK$°000

FET FET

At 1 January m—A—H 76,185 97,998
Loss arising on change in fair value REEZER 2 A FEEBHEE

recognised in profit or loss 2B (8,754) (3,211)

Disposal HE (6,582) (17,215)

Transfer from finance lease EREENRMEREE

receivables 22,636 -

Exchange alignment PE 5 s % 1,745 (1,387)

At 31 December Rt+t=-—A=+—8H 85,230 76,185

ETERNITY INVESTMENT LIMITED
Annual Report 2025
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

22. INTANGIBLE ASSETS

22, BLEE

Operating Operating
rights in rights in Software
respect of the respect of and
Subject Land the Club licenses Total
BB ABERY \
iR 2 R Sy BURER o)
HK$°000 HK$°000 HK$’000 HK$°000
FET FET FET FET
Cost AR
At 1 January 2024 R-Z_m&E-A—-H 725,946 52,527 36 778,509
Exchange alignment i SRR (15,533) (1,123) (1) (16,657)
At 31 December 2024 and R=F =
1 January 2025 +=H=+—H
R=ZE-A%-fA—H 710,413 51,404 35 761,852
Exchange alignment fE R 17,947 1,298 1 19,246
At 31 December 2025 R-Z-RfF
+ZBA=+—-H 728,360 52,702 36 781,098
Accumulated Rt BERRE
amortisation and
impairment
At 1 January 2024 R-ZE_MF—-HA—H 127,588 11,696 36 139,320
Charge for the year FRXH 15,641 1,414 = 17,055
Exchange alignment fE R (2,964) (271) (1) (3,236)
At 31 December 2024 and R=F =%
1 January 2025 T=A=+-—-H
K—EB-RF—-HA—H 140,265 12,839 35 153,139
Charge for the year ERAxE 15,546 1,405 - 16,951
Impairment loss ERARERR
recognised y 60,785 4,074 - 64,859
Exchange alignment fE N R 4,563 397 1 4,961
At 31 December 2025 H-B_RF
+tZA=+—H 221,159 18,715 36 239,910
Carrying amounts RREE
At 31 December 2025 R-Z-RfF
+=-A=+-H 507,201 33,987 - 541,188
At 31 December 2024 NZBZME
+ZA=+—-H 570,148 38,565 - 608,713
KIERBIREBRAT

—EChFER
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22. INTANGIBLE ASSETS (Continued)

The above intangible assets have finite useful lives.
Such intangible assets are amortised on a straight-
line basis over the following periods:

Operating rights in respect 47 years
of the Subject Land

Operating rights in respect of the Club 37 years

Software and licenses 3 years

Operating rights in respect of the Subject Land

The operating rights in respect of the Subject Land
were acquired through a business combination
completed on 6 October 2015. The operating rights
represent (i) the rights to develop and operate the
Subject Land, and (ii) the rights to manage the
properties erected on the Subject Land up to 30
January 2062. The operating rights in respect of
the Subject Land were granted to dtZit NS5
¥ BEAMR QT (Beijing Bayhood No. 9 Business
Hotel Company Limited, “Bayhood No. 9 Co.”),
a wholly-owned subsidiary of the Company,
under the cooperation construction and operating
agreements. The cost of the operating rights of
HK$938,061,000 represents the fair value of such
assets as at 6 October 2015, being the completion
date of the business combination.

The operating rights in respect of the Subject Land
are stated at cost less accumulated amortisation
and impairment losses, if any.

Amortisation charge for the year is included in
the “Administrative expenses” line item in the
consolidated statement of profit or loss and other
comprehensive income.

The Subject Land has been developed into
seven blocks of three-storey residential serviced
apartments comprising 279 residential serviced
apartments, together with two blocks of three-
storey office buildings. The residential serviced
apartments and the office buildings are offered for
lease out by the Group on a long-term or short-
term lease basis.

ETERNITY INVESTMENT LIMITED
Annual Report 2025
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

BREE (&)

LB EERRRAUCHAFEY - 2%
BREENESERUT HREETE#E

FEERER 2 EER 47 £
BHEm2KEE 7F
R HER 35
TEERiR R E

EREBAHNBERIEMRE K8
BAZZE-FF+AARNBRER ZEE
BEBE-_ZEXZF—A=1THZA)
MRRSL TR ERN & (i) SIE
FTEMR ECEYE RN TR
REECREBESEERRELHER
FAABREZEWB AT BIERD
BBEIEARAT (MoK AT ] - R=
Z-—AE+ANB (EESHZTRA
H) » iS22 K 4<938,061,00058 7T
EEBEEZAFE-

BT 2 EERTERAR R
BENBERR (WH) 25 -

REEZHEERT AGSBERRAM
EEWERAMTHRAX]EE -

TRHMRCBRALEZEEERBEX
NE > BRE2ZVEEERBRAET  EF
ME=EBEFE - TERBALCBERE
FREHASERRBFEHEEREER
i e
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

22. INTANGIBLE ASSETS (Continued)

Operating rights in respect of the Subject Land
(Continued)

The leasing of properties erected on the Subject
Land under long-term leases is treated as finance
leases as the committed lease term of the long-
term leases substantially covers the remaining
period of the operating rights in respect of the
Subject Land. The related operating rights in
respect of the Subject Land of the residential
serviced apartments are derecognised upon the
commencement of the long-term leases.

The leasing of properties erected on the Subject
Land under short-term leases is treated as
operating leases. The related operating rights
in respect of the Subject Land of the residential
serviced apartments are transferred to investment
properties upon the commencement of the short-
term leases.

Operating rights in respect of the Club

The operating rights in respect of the Club were
acquired through a business combination as
completed on 6 October 2015. The operating
rights represent the rights to construct and operate
the club facilities of the Club up to 31 December
2051. The operating rights in respect of the
Club were granted to Bayhood No. 9 Co. under
another cooperation construction and operating
agreements. The cost of the operating rights of
HK$57,948,000 represents the fair value of such
assets as at 6 October 2015, being the completion
date of the business combination.

The operating rights in respect of the Club are
stated at cost less accumulated amortisation and
impairment losses, if any.

Amortisation charge for the year is included in
the “Administrative expenses” line item in the
consolidated statement of profit or loss and other
comprehensive income.

Particulars of the impairment testing on the
operating rights in respect of the Club are disclosed
in note 24.

22.

BVEE (&)
1 CES b At 6

RERMEEHETRHME ECEZYXE
BESBEEE  DHRARBESHA
AR LERETBHREER
RerFEH - FRATERBA B2
R 2 KERNRBEERBRALLE

N
L7

REEHEAEHETRME ECEZYX
HEREEHE - BEAEERBEALE
TR KERNEHEERBR
BREREWE -

FREmoRER

EREXASHUBERSF2ESERER
—E-RE+TANAER ZEEREIE
BE-_ZEh—F+-BA=+—HzZHZ
BREESM o EREER - ZEAT
LEEHCRES A EERRREE
TR FAMIELT - R=ZE—HET
BAB(AEXEHMH2ERBE) » Z&
BRE 2 R Z<57,948,0008 TIEEBEEE
ZDNFE o

BREM 2 EE R IRB AR Rt 8 8
KmERIE (E) 25 -

REECHBEERGT AGERARRAM
E2HWHEXA[{THEHX]ER -

FHE 2 RER2RERNHAF TN
2445 -

KERMIREERA T
“B-REFH
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

22. INTANGIBLE ASSETS (Continued) . BEEE (&)
Software and licenses BHYRER
Software and licenses were acquired through a BHEREREBR=_F—-AF+HAXA
business combination as completed on 6 October TR ZEBE OIS °
2015.
Software and licenses are stated at cost less BUREBZEEANZFTEHERBES
accumulated amortisation and impairment losses, B(BE)FER -
if any.
23. GOODWILL 23. HE
Total
et
HK$’000
FETT
Cost A
At 1 January 2024 R-ZZBE-FE—H—H 315,050
Exchange alignment e (6,741)
At 31 December 2024, 1 January 2025 EA:§:@¢+_H =t+-—8-
and 31 December 2025 “E-RF-A-HRK
—EC-HRF+ZHA=1+—H 308,309
Accumulated impairment losses RiFBEEE
At 1 January 2024 R-Z2E-_MNE—-—HA—H 124,773
Impairment loss recognised in the year FRERIAZRERE 189,029
Exchange alignment BE 5 5% (5,493)
At 31 December 2024, 1 January 2025 and A=Z=-_ME+=-A=+—H -
31 December 2025 —E-HF-A-HRK
—E-REF+ZB=+—H 308,309
Carrying amounts FREE
At 31 December 2025 R=-ZB-HEF+=A=+-—H -
At 31 December 2024 R-ZZF-_WFE+-A=1+—H -
Particulars of impairment testing on goodwill are AERERNH ZFERIE24 K E -

disclosed in note 24.

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

24. IMPAIRMENT TESTING ON PROPERTY,

PLANT AND EQUIPMENT, RIGHT-OF-
USE ASSETS, INTANGIBLE ASSETS AND
GOODWILL

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

The carrying amounts of right-of-use assets
relating to the driving range, the staff dormitory, the
Club, and the Subject Land, intangible assets in
respect of the operating rights, and goodwill (net of
accumulated impairment losses) belonging to the

24. Y¥  BERRE SFHEEE -

BREERBERENR

MRZFE=-=FMA=H - Smart Titlel
AEMEERABAABRNR-ZE-_=ZF+
BFERAARILIEREEHRENREAB
He RAZZE-_=ZFE+AEBRBEKL
% Smart Title B R BFITEEREES
i ERESEXIRSMEEEK -

BRAEAHRILARSYEREELERS
BMAREMEEEXEFRNBESELEEN
Smart Title 2 EBEERRBE - ETTH
> EfRIEMB o FRAESE B
HAREECEFEEREE (JIKREFR

CGU engaged in property investment business and BEEE) ZRABNT :
golf club operation business in Beijing, the PRC,
namely Smart Title, are as follows:
2025 2024
—E-FRE —E-OE
HK$’000 HK$’000
FET FETT
Right-of-use assets ERAREE
- driving range - BIRRE S 15,771 19,762
- the Club - g 59,192 64,187
- the Subject Land - E iR 99,687 106,980
Intangible assets BRERE
— operating rights in respect of the -EBEEEMR KR
Subject Land 507,201 570,148
— operating rights in respect of the -EHEEmzRER
Club 33,987 38,565
715,838 799,642

REiEREEE BEXEERBE
S BEEBRERENYE BERRE
B ARPEILRRESYEREXZB R
SHEAREREEXBNRASELEN
B BUETTIRERT(E ©

In addition to right-of-use assets, intangible assets,
and goodwill above, property, plant and equipment
that generate cash flows are also included in the
CGU engaged in property investment business and
golf club operation business in Beijing, the PRC for
the purpose of impairment assessment.

KIEEMREERAT
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 BE—E_-_RF+=-H=+—HIFE

24. IMPAIRMENT TESTING ON PROPERTY,
PLANT AND EQUIPMENT, RIGHT-OF-
USE ASSETS, INTANGIBLE ASSETS AND
GOODWILL (Continued)

At 31 December 2025 and 2024, the recoverable
amount of the CGU engaged in property investment
business and golf club operation in Beijing, the
PRC, was determined based on the value in use
calculations of the property investment business
of the Subject Land and the golf club operation
business of the Club.

(a)

Property investment business of the
Subject Land

The value in use calculation of the property
investment business of the Subject Land for
the year ended 31 December 2025 has been
determined with reference to a valuation
prepared by APAC. The calculation uses cash
flow projection based on the financial budget
approved by management covering a 36-year
period (2024: 37-year period) for the property
investment business on the Subject Land.
The budget period represents the remaining
period of the rights to develop and operate
the Subject Land, pursuant to the signed
cooperation construction and operating
agreements. The pre-tax discount rate used
for property investment business is 16%
(2024: 16%).The pre-tax discount rate used
reflects the estimated weighted average cost
of capital, stage of development, and specific
risks relating to the operations. Cash flow
projection during the budget period for the
property investment business of the Subject
Land is based on the budgeted revenue,
gross margin, operating expenses, capital
expenditures incurred, and expected inflation
during the budget period, which has been
determined based on the signed agreements
and leases, and management’s expectations
for the future performance and market
development with reference to the industry
and macro-economic data.

ETERNITY INVESTMENT LIMITED
Annual Report 2025

24. Y¥  BMERRXE  HFHESE -
BEEENEERENR (&

n =

E_AER-_E-_WE+ZA

=+—B  RABLERENPERER
BREMAREMEEXR REEE
BNz REEBECRETBILIE 2
EREXBREMzoMRREREE
EBzEREEEMEE

(a)

EFRURIMEREEHR

HEAE TR EREETE
REZ-E-_AF+=-HA=+—H
tEEZFABERBFIEZ2EZDLK
EEMERR s —BEERERE - &5t
EFEAREEEEMERRE36F
HE(ZE-WF :37FH[8) =
BN EREEBNY HESE
BHWESRETED - FBEHAR
BETYEEERREE W= B
BRI T 2R 2 88T ER
Bo ARYMEREEKNFAIER
EE16% (ZEZHFE : 16%) ° Ff
FAZB AR R R BREFTE A
FEEIORA  FHEEREREE S
EREM c TR EREER
ZHEEHARESRERNIREREE
HRZEERA s BER=E - KL
Y FEEZEARRERBHER
Z, NIRBEIILHERES - U
LEBEZSETERZBKERE
BHZAREERTHREHREM
BE -
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

24. IMPAIRMENT TESTING ON PROPERTY,
PLANT AND EQUIPMENT, RIGHT-OF-
USE ASSETS, INTANGIBLE ASSETS AND
GOODWILL (Continued)

(a)

Property investment business of the
Subject Land (Continued)

The key assumptions for the value in use
calculation are as follows:

(i)

(ii)

(iii)

(vi)

Rental income per square meter of
residential serviced apartments is based
on the signed leases, with a 3% annual
increment in 2026 and 2027 for long-term
leases (2024: with a 5% annual increment
in 2025 and 2026) and a 6% increment
in every three years for short-term leases
(2024: 10%).

Rental income per square meter of office
premises is based on the current market
rate for comparable properties nearby,
with a 3% annual increment (2024: 4%).

Building management fee income per
square meter of residential serviced
apartments and office premises based on
the current charge rate, with a 3% annual
increment (2024: 4%).

Rental income of restaurants area and car
parks are based on the current market
rate for comparable properties nearby,
with a 3% annual increment (2024: 4%).

Operating expenses are based on
management’s estimation, with a 3%
annual increment (2024: 3%).

Development costs are budgeted to
be RMB730,000,000 (equivalent to
HK$808,220,000) (2024: RMB730,000,000
(equivalent to HK$788,305,000)).

24. V¥ BERRE SFHEEE -
BREENBERENR (&)

(a)

TR ZMEREXK (F)

SAEEAEENBERERRUT

(i)

(ii)

(iii)

(iv)

(vi)

FTEREXLEZBF LKA
SWADBRBEETHE  ®
RHEEMESA-ZTAFER
CEAEEZNMBEIR (=
E_NMFE: RZE-HFRZ
BEIXREZMBESY) 21E1F
FREHREEmSE=4%3M
6% (ZEZMHF : 10%) 21
IBEEE °

MAEMEZEFLHRKELK
ATDREHANELBEYE
BERMEBKE ZMEEI%
(ZEZWE  4%) 2 EigE
F:_ o

EERBAABRPLEWE
ZEBYRABFTERBERAT
REENREKFIMEEF
3% (ZZEZMEF : 4%) Z2E1R
BE -

EEERFEESZHEWAT
REBIALITELBRIEZER
MHEKFEMEBFIR(=ZF
T 4%) ZIBIRETE ©

REFXDBRBEERRE 2 M5
MEEBFIR(ZEBE=-MWEF:
3%) ZIBRETE °

HEBERABEAEARE
730,000,000t ( #H % R
808,220,00087T) (===
£ : AR#730,000,0007T (18
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24. IMPAIRMENT TESTING ON PROPERTY,
PLANT AND EQUIPMENT, RIGHT-OF-
USE ASSETS, INTANGIBLE ASSETS AND
GOODWILL (Continued)

(b)

Golf club operation business of the Club

The value in use calculation of the golf club
operation business of the Club for the year
ended 31 December 2025 and 2024 has been
determined with reference to a valuation
prepared by APAC. The calculation uses cash
flow projection based on the financial budget
approved by management covering a 26-year
period (2024: 27-year period) for operating
and managing the Club by Smart Title itself.
The budget period represents the remaining
period of the rights to construct and operate
the club facilities of the Club, pursuant to the
signed cooperation construction and operating
agreements. The pre-tax discount rate used
for golf club operation business is 13% (2024:
17%). The pre-tax discount rate used reflects
the estimated weighted average cost of capital
and specific risks relating to the operations.
Cash flow projection during the budget period
for the golf club operation business of the
Club is based on the budgeted revenue,
gross margin, operating expenses, capital
expenditures incurred, and expected inflation
during the budget period, which has been
determined based on the past performance of
the Club operated and managed by the lessee
and management’s expectations for the future
performance and market development with
reference to the industry and macro-economic
data.

The key assumptions for the value in use
calculation are as follows:

() Revenue is based on the past
performance of the Club operated with
a 5% in 2026 and 2% afterwards (2024:
7%) annual increment.

(i) Operating expenses are based on the
past performance of the Club operated
with a 2% (2024: 2%) annual increment.

(iii)  Annual capital expenditures are based on
management’s estimation.

ETERNITY INVESTMENT LIMITED
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IMPAIRMENT TESTING ON PROPERTY,
PLANT AND EQUIPMENT, RIGHT-OF-
USE ASSETS, INTANGIBLE ASSETS AND
GOODWILL (Continued)

At the end of the reporting period, the directors
performed impairment tests for the right-of-use
assets, intangible assets, goodwill, and property,
plant and equipment belonging to the CGU
engaged in property investment business and golf
club operation business in Beijing, the PRC, with
reference to the valuations prepared by APAC.
As the carrying amount of the CGU engaged
in property investment business and golf club
operation business in Beijing, the PRC, exceeded
its recoverable amount, an impairment loss on
goodwill, property, plant and equipment, right-
of-use assets and intangible assets of HK$Nil,
HK$111,928,000, HK$12,170,000, HK$64,859,000
(2024: HK$189,029,000, HK$Nil, HK$Nil, HK$Nil)
was recognised in the “Other gains and losses” line
item respectively in the consolidated statement of
profit or loss and other comprehensive income.

The impairment loss for the year ended 31
December 2025 and 2024 arose from (i) the
removal of the residential serviced apartments
delivered under long-term leases (being treated as
disposals for accounting purposes) from the value
in use calculation, with the correspondence gain on
disposals being recognised in the “Other gains and
losses” line item in the consolidated statement of
profit or loss and other comprehensive income, and
(ii) the use of longer delivery dates for residential
serviced apartments and office premises in the
value in use calculation to reflect the prevailing
market conditions and management’s latest
estimation.

The estimated recoverable amount of the CGU
engaged in property investment business and
golf club operation business in Beijing, the PRC,
exceeded its carrying amount by HK$15,485,000
(2024: HK$Nil), any adverse change in the key
assumptions used in the calculation of recoverable
amount would result in further impairment losses.

24.
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25.

INTERESTS IN ASSOCIATES

25. REE QT 2R

2025 2024
—E-REF 11 3
HK$°000 HK$’000
FHET FET
Listed shares in Hong Kong EBLFTRG
- China Healthwise Holdings Limited - REIEAEREZERERLQF
(“China Healthwise”) (THEEsERE] - -
Unlisted shares in Hong Kong BERELTRSG
- China Hong Kong Money Limited -HBERRLAR(HEBE]D
(“China Hong Kong Money”) 590 590
— Elite Prosperous Investment Limited - Elite Prosperous
(“Elite Prosperous”) Investment Limited ([ Elite
Prosperous ) 3,521 2,809
4,111 3,399
Cost of investments in associates REEE D "TZE’%EXZIK 58,944 58,944
Amount due from an associate FEUW — BB E A R FIR 38,437 38,437
Share of post-acquisition loss, other ~ FE{GUKIEEZEE - Hitt 2 HER
comprehensive expense, net X BWREFEREE
dividends received and reserve (93,270) (93,982)
4,111 3,399
Market value of listed shares EHRATE
- China Healthwise - PEIERERE 22,990 26,202
At the end of the reporting period, the Group had RIS 3E AEBRUTEE ARF
interests in the following associates: HEERER

Country/place of

Proportion of
ownership interest

Principal place and voting power

Name of entity incorporation of business held by the Group Principal activities
AEBERAEESR
R AMRIER Y FEEEHY RRERELA IEEH
2025 2024
“EZEF ZEIOE
China Healthwise (Note ()  Cayman Islands Hong Kong 21,94% 21.94% Sales of Chinese health
HREIE AR (M2 () HERE B8 products, money lending
business and investment
in financial instruments
HETERRBER  WEF
BREEEMIA
China Hong Kong Money Hong Kong Hong Kong 30% 30% Dormant
hEE &B B TEe
Elite Prosperous (Note (ij)) ~ British Virgin Islands Hong Kong 49% 49% Investment Holding
(H&z (i) RBRLHES B8 RELZR

ETERNITY INVESTMENT LIMITED
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25.

Notes to the Consolidated Financial Statements

R e MEHmRMEE
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INTERESTS IN ASSOCIATES (Continued)

Notes:

@

(i)

At 31 December 2025, the Group held 163,342,024
shares (2024: 169,042,824 shares) in China Healthwise
of which, with a fair value of HK$22,215,000 (2024:
HK$25,318,000), have been pledged to secure the
secured other borrowing - securities margin financing
facility granted to the Group.

On 31 August 2017, the Group subscribed for 49
ordinary shares which represent 49% equity interests
in Elite Prosperous at a consideration of US$49. Elite
Prosperous is an investment holding company.

On 5 September 2017, the Group and the other
shareholder of Elite Prosperous, an independent third
party, as lenders entered into the shareholders’ loan
agreement with Elite Prosperous as borrower. Pursuant
to the shareholders’ loan agreement, the Group has
agreed to provide a shareholder’s loan in the amount
of US$4,900,000 equivalent to HK$38,421,000, to
Elite Prosperous, being the Group’s pro rata share
of the shareholders’ loan in the principal amount of
US$10,000,000, equivalent to HK$78,410,000, in
aggregate to be provided by all of the shareholders
of Elite Prosperous. The shareholders’ loan of
US$10,000,000 is solely for the purpose of financing
Elite Prosperous’ operating and investment needs. The
shareholders’ loan of US$10,000,000 is unsecured,
non-interest bearing, and repayable on demand. On
the same date, the Group made the shareholder’s
loan of US$4,900,000 to Elite Prosperous. The Group
classified the shareholder’s loan of US$4,900,000
to Elite Prosperous as “interests in associates”. The
maximum amount of the shareholder’s loan outstanding
to the Group during the year ended 31 December 2025
was HK$38,437,000 (2024: HK$38,437,000).

25. RE DR 2 Em (&)

R-Z-HAF+=ZA=+—B » AE@EE

BEREEAEMEE163,342,024 R B (=
T PY 5 169,042,824 R IR 19 ) - H

NFEH22,215000/8 T (=B WF :
25,318,00038 7T) ZHﬁfﬁE}Eﬁﬁﬁ%ﬁ'%ZK

EEZEERAHMER — HeMH
mEZIKEmR o
RZZE-—+tFNA=+—R80 > KXEEAU

{ 1849 % Jt W B8 Elite Prosperous 2 49
BEBR BERHE49%K % - Elite
Prosperous &— B EZER AT °

R=ZZ—tFhhAEA AEBEKElte
Prosperous 3 —ERR(—BBILE=7)
(fEBHE AN ) B Elite Prosperous (fE& 15
MA)FTLRRERWZ - RERRER
%% - A% E 2 & = [ Elite Prosperous
Bt & % 54,900,000% T (MW FH R
38,421,000 T) 2RRER > DHR
Elite Prosperous 2 B R R Gt 2 R K
EHA£4%510,000,000E T (HER
78,410,0008 7T) Z R L HIEIEF 2 o Ut
£10,000,000 £ T 2 RERERET AR
Z Elite Prosperous 2 EE R BREFE -
1tk #10,000,000 3% T Z B R & 7 5 & K
A -GEREREREEZ -RH  ~&H
[6] Elite Prosperous #2 4,900,000 & 7t 2
REE X o A& @S [0 Elite Prosperous
R ZBIRE 4,900,000 X TES B TR
BENRzER | RBE-_T-_HF+=
B=+—-BLFER > REMEEENR
RERZEAFKIEAE38,437,0008 T (=
Z 94 : 38,437,000 T) °
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25. INTERESTS IN ASSOCIATES (Continued)

All of the associates are accounted for using
the equity method in the consolidated financial

statements.

Summarised financial information of material

associates

Summarised financial information in respect of the
Group’s material associates is set out below. The
summarised financial information below represents
amounts shown in the associates’ financial
statements prepared in accordance with HKFRSs.

25.

REE N Tz (F)

FEBEA RN AGEHBHEEE
RN o

EEBENR CMBERME

FRAEEEERENA Y BERE
BEHIRTX - LTHHEHPERMRR
REEBYBBRELEARRIBEDQT
MBMRTTEHE -

China Healthwise B E B2 BE
2025 2024
—E-FRE —E-E
HK$’000 HK$’000
FET FET
Non-current assets ERBEE 6,827 8,796
Current assets REBEE 118,380 113,250
Current liabilities RBEE (143,436) (72,998)
Non-current liabilities FRBEE (2,763) (67,428)
For the For the
year ended year ended
31 December 31 December
2025 2024
BZE HE
—E-RE —E-NE
+=A +=A
=+—H =+—H
IEFE IEFE
HK$’000 HK$’000
FET FEIT
Revenue for the year FRKA 99,564 113,575
Loss for the year FREIE (2,606) (40,281)
Other comprehensive (expense)/income FREMEE (X)) IKZH
for the year (6) 3
Total comprehensive expense for the  FRAZHEB X%
year (2,612) (40,278)
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

INTERESTS IN ASSOCIATES (Continued)

Summarised financial information of material
associates (Continued)

China Healthwise (Continued)

Reconciliation of the above summarised financial
information to the carrying amount of the interest
in the associate recognised in the consolidated
financial statements:

25. RE DR 2 Em (&)

EEBENRCMBERBE (&)

& REREE (7))

LB ER B ERRS M RE R
BRRZBE LT 2 BB REEZER

2025 2024
—E-EHE —EOE
HK$’000 HK$°000
FET FiET
Net liabilities of China Healthwise TESERE2EETFE (20,992) (18,380)
Proportion of the Group’s ownership AEERFEESEREREEZ
interest in China Healthwise FEZ Eb 21.94% 21.94%
The Group’s share of net liabilities of ~ ANEBEELPREEREZ
China Healthwise BEFEE - =
Carrying amount of the Group’s interest ZN&EBER B REMEE 2
in China Healthwise ZiREE - -
EQUITY INSTRUMENTS AT FAIR VALUE . RAFESFAHMEEZE KRG 2R
THROUGH OTHER COMPREHENSIVE TH
INCOME
2025 2024
—E-HF —EOE
HK$’000 HK$°000
FET FET

Unlisted equity securities

JF L RARE 5

The above unlisted equity securities represent
the Group’s equity interests in two private entities
incorporated in the British Virgin Islands and Hong
Kong, which are engaging in trading and supply of
tea and food-related products. The directors of the
Company have elected to designate this investment
in unlisted equity securities as at FVTOCI as the
Group’s strategy of holding these investments is for
long-term purposes and realising their performance
potential in the long run.

LM LETRAFBLEESNEEAREBE
ZHERBBTMA I MELELEE
HIRE ZEERTERSENREMIE
HERZESRHEE -BARAEEAR
HENBEEZSEREIRPEREXSEA
BHRERE AUEAQRABREEDEER
HWIEF LFTRABSREEEAR AT
B AHEMEERE -

KIEERIREERAT
—Eonggg 200
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26.

27.

28.

232

EQUITY INSTRUMENTS AT FAIR VALUE
THROUGH OTHER COMPREHENSIVE
INCOME (Continued)

The fair value measurement of the unlisted equity
securities at 31 December 2024 was classified
under Level 3 of the fair value hierarchy and was
based on the valuation performed by Access
Partner Consultancy and Appraisals Limited
(“Access Partner”), an independent firm of
professional valuers, using income approach.
Details of the fair value measurement of the
unlisted equity securities at 31 December 2024 are
set out in note 55.

During the year ended 31 December 2025, all
the equity instruments at fair value through other
comprehensive income have been disposed with
consideration of HK$2,000.

. BAVEFARMEEZERE 2 ERS
TA(E)

R-ZZE-_NFE+-A=+—HZ¥kLD
BRAZES 2 A FETERIEREIRD
FESE DER-—BBILEXMGEERM
DREEERFEERAB([ERE]
ERBRAEETHHETE BERZ
E_ME+ZA=+t—HZFLHERA
HHZ AP ETENFIEHNMEESS

REE-B-RE+=A=+—ALF
B OEHEATER AR E RS2
MR TAE2REE  REH2,000%
7[;0

INVENTORIES 27. BE&
2025 2024
—E-EHE —EOE
HK$’000 HK$’000
FET FET
Raw materials R 7,630 7,315
Work-in-progress T8 1,510 751
Finished goods SR @ 19,478 22,402
28,618 30,468
LOAN RECEIVABLES 28. ERER
2025 2024
—E-F1F —EWE
HK$’000 HK$’000
FET FET
Loans to customers BEFRMHZER 929,868 929,868
Accrued interest receivables FEURFERT R B 60,603 55,652
990,471 985,520
Less: accumulated allowance for ECL  j&f - 2t FEHEEEERE (829,975) (813,704)
160,496 171,816

ETERNITY INVESTMENT LIMITED
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28. LOAN RECEIVABLES (Continued)

All loans are denominated in Hong Kong dollars.
The loan receivables carry effective interest ranging
from 8% to 20% per annum (2024: 8% to 20% per
annum). Loans contain a repayable on demand
clause and are classified under current assets.
A maturity profile of the loan receivables (net of
accumulated allowance for ECL) at 31 December
2025 and 2024, based on the maturity date is as
follows:

28. BB (&)

FFEEREUEBRFTE - BKERZE
BMERENF8% E20% (ZF=QF :
FREEUE20%) c ERMEERER
BEKR Y2 EARBEE RZIE
—EFERZE-NF+ZA=1+—8H"
ZEBAE S 2 EWER (FIBREFHFER
FEEERE) ZHBERNT ¢

2025 2024

—E-F1F —ENE

HK$’000 HK$°000

FET FET

Within one year —F R 160,496 171,816

During the year ended 31 December 2025,
an net allowance for ECL on loan receivables
of HK$12,733,000 was recognised (2024:
HK$37,854,000).

At 31 December 2025, 4 loans (2024: 4 loans)
in the aggregate outstanding principal amount
of HK$343,518,000 (2024: HK$343,518,000)
are secured by corporate guarantees, 3 loans
(2024: 3 loans) in the aggregate outstanding
principal amount of HK$210,101,000 (2024:
HK$210,101,000) are secured by corporate
guarantees and a pledge over the right of use for
the 4,000 ancestral tablets in Hong Kong, 1 loan
(2024: 1 loan) in the outstanding principal amount
of HK$165,000,000 (2024: HK$165,000,000) is
secured by a corporate guarantee, a share charge
of a private company, and a share pledge over
certain participating shares of a closed-end private
fund, and 1 loan (2024: 1 loan) in the outstanding
principal amount of HK$10,957,000 (2024:
HK$10,957,000) is secured by a share charge.

Included in the carrying amount of loan receivables
at 31 December 2025 is an accumulated
allowance for ECL of HK$829,975,000 (2024:
HK$813,704,000).

Details of ECL assessment of loan receivables for
the years ended 31 December 2025 and 2024 are
set out in note 55.

REZ-ZE-_AF+=-BA=+—HIE
ER CEREVER2TEHEEERE
BB EEA12,733,000 8B (=2 =0
£ : 37,854,000387T) ©

343,518,000/ ) 2 EX
BH =2 (ZE-TF:
REHEEH 210,101 000;%71:(—7—@
£ :210,101,000/8 70) 2 E LD T HE
{%1’HEEWEEE¢E,%E'J4 000 & k&1 2 15 F
*Eﬁ'ﬁﬂfH:IZ £ —E(ZE2EWF : —

)*1“‘;@21&%%3;%165,000,000;‘%7‘5(:
& — 4 : 165,000,000 7T ) 2 B L
D aERERK T —Faﬁ%AA/ATZHQﬁ
HERHRARXAAESETSEHROW
ROEHRERE R—F(ZEWF :
—E)XREEBELAEL£EA10,957,00058 T
(ZZ - : 10,957,0008 L) 2B
AR A7 SR EC/E IR 38 o

3%343 518, 000,% (= g -
LA

BERERNR-E-—"E+-A=+—
ArEEERERIANEEFAR
%829,975,0008 t( = & = 4 F:

813,704,000 7T) ©

BE_ZFZ_AFR-ZF-_NF+=-A
=+-RLFE BREXZBRHEE
BRI EE 55 -
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29. TRADE RECEIVABLES

234

29. B RWFIR

2025 2024

—E-REF 11 3

HK$’000 HK$’000

FETT FET

Trade receivables B 5 EWFIE 40,021 39,646
Less: accumulated allowance for ECL & @ 25t EEEEE (3,049) (2,890)
36,972 36,756

The following is an aging analysis of trade
receivables (net of accumulated allowance for ECL)
at the end of the reporting period presented based
on the invoice dates:

BEZAH2IRKEHPR2EZRK
RE(HREBAHEREESEER) 2K
BONMT

2025 2024

—E-RE —E-NE

HK$’000 HK$’000

FET FExT

0-30 days 0Z30H 6,371 5,036
31-60 days 31£60H 5,113 6,795
61-90 days 61290H 5,060 6,628
91-120 days 91£120H 5,726 4,103
121-180 days 121 2£180H 9,008 10,052
Over 180 days 180 Bk 5,694 4,142
36,972 36,756

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

During the year ended 31 December 2025,
an allowance for ECL on trade receivables of
HK$159,000 was recognised (2024: HK$1,902,000).

Included in the carrying amount of trade receivables
at 31 December 2025 is an accumulated allowance
for ECL of HK$3,049,000 (2024: HK$2,890,000).

Details of ECL assessment of trade receivables for
the years ended 31 December 2025 and 2024 are
set out in note 55.

ETERNITY INVESTMENT LIMITED
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30. BE - ANRERAEMEKRRE

30. DEPOSITS, PREPAYMENTS AND OTHER
RECEIVABLES

2025 2024
—E-H&E C—T-NE
HK$’000 HK$’000
FET FET
Deposits ®we 7,260 7,260
Prepayments FESIE 34,284 34,820
Other receivables H it FEWFRIE 88,844 73,481
130,388 115,561

Less: accumulated allowance for ECL it - IRE& R HMEKRFEZZ

on deposits and other SFEBEEEERE

receivables (31,892) (22,935)
98,496 92,626

Details of ECL assessment of other receivables for
the years ended 31 December 2025 and 2024 are
set out in note 55.

Movements in the accumulated allowance for ECL
on deposits and other receivables during the year

HE-S-HEFR-B-ME+=f
St—BLEE  HeERREZES
£ E AR TS BB TR L 55 -

FARERHBERRERFARABEE
BEBEHE2EBOT ¢

are as follows:

2025 2024

—E-ERE —EUE

HK$’000 HK$’000

FHET FET

At 1 January nw—A—H 22,935 23,436
Allowance for ECL recognised FRAEI2BNEESERE

during the year 8,322 -

Exchange alignment (R 635 (501)

At 31 December R+=ZHA=+—H 31,892 22,935

KERBIRERRDA

—EChFER
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31.

FINANCIAL ASSETS AT FAIR VALUE 3. ROV EFABERZEMEE
THROUGH PROFIT OR LOSS
2025 2024
—B-HE —B-NE
HK$’000 HK$’000
FHET FHET
Key management personnel life FEEBABASRE
insurance policy - 10,135
Listed equity securities in Hong Kong & FmRAE % 55,542 64,323
55,542 74,458
Less: key management personnel life & - DEAFERBEEZTE
insurance policy classified as EEABASRE
non-current asset - (10,135)
55,542 64,323

The Group entered into a life insurance policy with
an insurance company to insure against the death
and permanent disability of an executive director.
Under the policy, the beneficiary and policy holder
are a wholly-owned subsidiary of the Company,
namely Max Winner Investments Limited, and the
total insured sum is USD2,215,000. The contracts
will be terminated on the occurrence of the earliest
of the death of the key management personnel
insured or other terms pursuant to the contracts.
The total insurance premium paid at the inception
of the policy was USD1,284,700. The total initial
premium charge paid was USD77,000. The
Group may request a surrender of the contracts
at any time and receive cash back based on the
cash value at the date of withdrawal, which is
determined by the gross premium paid at inception
plus accumulated guaranteed interest earned and
minus insurance premium charged. The fair value
is based on account value quoted by the insurance
company. During the year ended 31 December
2025, the Group requested a surrender of the
contract.

ETERNITY INVESTMENT LIMITED
Annual Report 2025

AEBE-FRBEARAXT —HPASR
B A FBHTESHNEHRKARE
ERF - BEBEZRE TEARRRA
BEAATRZENBRARAINEZREER
DNEREBBEEH2215000%E T
BAABESHENEIEEEAEENW
BFREENRENEMER(URESE
BE)KRIE - REPUNIANERES
1,284,700 T - TN BREERA
FEA 77,0003t c AREBEUBERERE
R TREBEEFENRESEEESERS
RE  HESERBOIANEEREM
ERBANELBERBMNREERE
EeAFEERRBRAAMKVIREE
B RB8EZ=-F-AFf+=-RA=1+-—
HIEFE  REBERBBREN



31.

32.

Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

FINANCIAL ASSETS AT FAIR VALUE
THROUGH PROFIT OR LOSS (Continued)

Listed equity securities in Hong Kong were
measured at fair value at the end of the reporting
period. The fair value of the listed equity securities
in Hong Kong were determined with reference to
quoted market closing price.

During the year ended 31 December 2025, a
gain arising on change in fair value of financial
assets at FVTPL of HK$6,584,000 (2024: loss of
HK$16,904,000) was recognised in the “Other gains
and losses” line item in the consolidated statement
of profit or loss and other comprehensive income.

FINANCE LEASE RECEIVABLES

The Subject Land has been developed into
seven blocks of three-storey residential serviced
apartments comprising 279 residential serviced
apartments, together with two blocks of three-
storey office buildings. The residential serviced
apartments and the office buildings are offered for
lease out by the Group on a long-term or short-
term lease basis.

31.

32.
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 BE—E_-_RF+=-H=+—HIFE

32. FINANCE LEASE RECEIVABLES (Continued)

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

During the year ended 31 December 2025,
no finance leases (2024: 2 finance leases) relating
to residential serviced apartments erected on the
Subject Land commenced. The payment term of
the finance leases ranges from 5 to 15 years. The
inherent interest rates in the finance leases are
fixed at the contract date over the lease term. The
risk arising from the unguaranteed residual value
on the residential serviced apartments under the

leases is considered insignificant.

Minimum lease payments

32. EhmEMEE (&)

RERMEGHETRHME L EZYX

BESHEEE  DHRARBESHE
HEMANIOASI B ASE R
RIERFH o

RBE-Z-_AF+-A=+t—HLHF
Er SEEMEREEREEEE
ERBANEABANREHEE (ZZ=
F:WEBMEHEE) CERRM  BEHE
WAREBRASEISF - HEHRME
HEMSZAERENBAEE - HEH
THEERBALCENEERNGBEER
EENERERSFEA -

Present value of
minimum lease payments

BEEEMSR REBENHERE
2025 2024 2025 2024
—E-ERE =11 S —E-ERE e =11 -
HK$’000 HK$’000 HK$’000 HK$’000
FET FET FET FET
Finance lease receivables FEUNEIEMHE/RIE :
comprise:
Within one year —FR 38,751 35,945 30,704 26,319
In the second year REZF 32,050 35,290 15,993 15,727
In the third year RE=F 33,125 33,610 19,106 16,089
In the fourth year REME 34,200 34,736 22,705 19,262
In the fifth year RERF 35,274 35,863 26,731 22,938
After five years hFE%E 45,886 98,896 38,984 76,275
Gross investment inthe FHEIRELLE
lease 219,286 274,340 154,223 176,610
Less: unearned finance & © RERENELE WA
income (65,063) (97,730) - -
Present value of minimum E{KEWHEE[SFHER
lease payment &
receivables 154,223 176,610 154,223 176,610
Less: finance lease B ERmERED
receivables HAFRBE
classified as B
non-current assets (123,519) (150,291)
Finance lease receivables FEWRIEHEDES
classified as current REEE
assets 30,704 26,319
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

FINANCE LEASE RECEIVABLES (Continued)

Interest rates implicit in the above finance leases
are 13% (2024: 13%).

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

Details of ECL assessment of finance lease
receivables are set out in note 55.

PLEDGED AND RESTRICTED
BANK DEPOSITS/CASH AND CASH
EQUIVALENTS

32. EUmMEMEE (/&

LiimERENBENER13% (=F
ZIHE 13%)

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

RUBMEHERNEEERTGFER
RMIEESS5 °

33. ﬁﬁﬁ&ﬁﬁﬂﬂiﬂﬂﬁﬁ%ﬂ/fﬁﬁ&fﬁ

% E

2025 2024

—E-RF —E-mE

HK$’000 HK$ '000

FET FET

Cash at bank and on hand RITRFBRRE 32,126 30,345
Less: pledged and restricted bank AR R EPRFRITIER

deposits - (23)

Cash and cash equivalents ReRBREEEY 32,126 30,322

At the end of the reporting period, the cash and
cash equivalents of the Group denominated
in Renminbi (“RMB”) and United States dollar
(“USD”) amounted to HK$31,061,000 (2024:
HK$27,114,000) and HK$1,065,000 (2024:
HK$510,000) respectively.

The RMB is not freely convertible into other
currencies, however, under the PRC’s Foreign
Exchange Control Regulations and Administration
of Settlement, Sale and Payment of Foreign
Exchange Regulations, the Group is permitted to
exchange RMB for other currencies through banks
authorised to conduct foreign exchange business.

Bank balances earn interests at floating rates
based on daily bank deposit rates. The bank
balances are deposited with creditworthy banks
with no recent history of default.

At 31 December 2025, no bank deposits (2024:
HK$23,000) were pledged to secure the bank
borrowings.

RBEHR Z"EBUARBTAR
BMNEERTERTDFEZRERERS
ZEBYHHIE31,061,0008 T (==
% : 27,114,000 7T ) & 1,065,000 /& JT
(ZZ2 =M% : 510,00087T) °

ARBFAITEHABAEHMER - R
e RBEPENIEERRIIREER
EERNEERATE AEEEEEBR
ERERARMEXEBL 2RITHARER
BEHMER -

RITEBRBBREBERTAFRNRAEZ
FENRGE c RITHEBREFERNEER
¥ B BRI 4B W RC SR 2 SRAT o

RZZE-RF+ZA=1+—-0  HEME
MRITER(ZFZMF : 23,0008 7T)
EAERRITERZIER -

KIEEIIREERAD T
—E-nEfg

239



A —

240

Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

33.

34.

PLEDGED AND RESTRICTED
BANK DEPOSITS/CASH AND CASH
EQUIVALENTS (Continued)

Details of bank borrowings at 31 December 2025
and 2024 are set out in note 39.

For the years ended 31 December 2025 and 2024,
the Group performed ECL assessment on bank
balances and concluded that the probability of
defaults of the counterparty banks are insignificant
and accordingly, no allowance for ECL is provided.
Details of ECL assessment of bank balances for the
years ended 31 December 2025 and 2024 are set
out in note 55.

ASSETS CLASSIFIED AS HELD FOR SALE

The Subject Land has been developed into
seven blocks of three-storey residential serviced
apartments comprising 279 residential serviced
apartments, together with two blocks of three-
storey office buildings. The residential serviced
apartments and the office buildings are offered for
lease out by the Group on a long-term or short-
term lease basis.

The leasing of properties erected on the Subject
Land under long-term leases is treated as finance
leases as the committed lease term of the long-
term leases substantially covers the remaining
period of the operating rights in respect of the
Subject Land. The related property, plant and
equipment, right-of-use asset in respect of the
Subject Land, and operating rights in respect of the
Subject Land of the residential serviced apartments
are derecognised upon the commencement of the
long-term leases.

ETERNITY INVESTMENT LIMITED
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

34. ASSETS CLASSIFIED AS HELD FOR SALE

(Continued)

During the year ended 31 December 2024, two
long-term leases relating to leasing residential
serviced apartments entered in the prior year
commenced respectively. Accordingly, the related
property, plant and equipment, right-of-use asset
in respect of the Subject Land, and operating rights
in respect of the Subject Land of these residential
serviced apartments of HK$12,908,000 were
derecognised upon the commencement of these
long-term leases.

At 31 December 2025, 1 long-term lease (2024:
1 long-term lease) relating to leasing residential
serviced apartments had yet to commence. These
long-term leases were expected to commence
within 12 months. The related property, plant and
equipment, right-of-use asset in respect of the
Subject Land, and operating rights in respect of
the Subject Land of these residential serviced
apartments amounted HK$13,868,000 (2024:
HK$13,527,000).

34.

PTERFFEHEZEE(E

BE-E-_NF+ZA=+—-—BLF
E MRBEFEFTUNHEEETEZERE
XAERENMORPEES 2 HIFSA
AW EHL FEETRBENYE K
EREZH HRAEEE URBEZ
ZEERBRAABE2 IR MRNLSERE
12,908,000 8 tE RZERAEERRK
BRI TERR o

R-ZB-FEF+=-HA=+—H HEHHEE
FEREXLCERBEN—HRPBAE (=
Z_NFE: —pRAEE) HKRBESA &
ERPEEESEE12EBARKB - B
Xt EEYE  BRERKE -
FRAEEE UREBEZSEERER
NEZ TR LR A 13,868,000
BT (ZEZME ¢ 13,527,000/85T)
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

34. ASSETS CLASSIFIED AS HELD FOR SALE

(Continued)

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

The major classes of assets related to residential
serviced apartments, which have been presented

34.

TERFFEHEZEE(E

HE SRR FER (HBREBES) 8 H
HEBIERABFHECEENKREF

18 - B ERDRERSE -

FERBAABHBAEE 2 TZHF (R
REMBRRREBZ2IN A D EREFE

separately in the consolidated statement of HEZEE)WMT :
financial position as assets classified as held for
sale, are as follows:
Property, plant Right-of-use Intangible
And equipment assets assets Total
Nx - BERRE ERAREE BREE #sct
HK$'000 HK$°000 HK$°000 HK$'000
FET FET FET FET
(note 18) (note 19) (note 22)
(Bt 18) (Hriz19) (Hrit22)
At 1 January 2024 R-Z-m&E-A—H 14,513 1,944 10,359 26,816
Disposal HE (6,986) (936) (4,986) (12,908)
Exchange alignment ERREGE (206) (28) (147) (381)
At 31 December 2024 and ~ RZZ-ME+Z=A
1 January 2025 =+-8k
—Z-Hf-A-H 7,321 980 5,226 13,527
Exchange alignment R 185 25 131 341
At 31 December 2025 R-ZB-HF+=A
=+-H 7,506 1,005 5,357 13,868
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

35. SHARE CAPITAL 35. [R4&
Number of Share
shares capital
BEEE [}
‘000 HK$’000
FiR FET
Ordinary shares of HK$0.1 each BREE1IBIZERBR
Authorised: EE
At 1 January 2024, R-ZE-_MFE-AF—8 -
31 December 2024 —E-_WE+=-B=+—H
and 1 January 2025 E=B-HFE—H—H 10,000,000 100,000
Share consolidation B 10 & fF (9,000,000) -
At 31 December 2025 NR-E-_HF+=-HF=+—H 1,000,000 100,000
Issued and fully paid: EBTRHE :
At 1 January 2024, R-ZE-_MFE—-/A—H8 -
31 December 2024 —E-_NE+=-A=+—H
and 1 January 2025 E—ZB-_HFE—H—H 3,819,606 38,196
Share consolidation B4 6 (3,437,645) -
Conversion of convertible bonds EB TR ES (e 45)
(Note 45) 896 90
At 31 December 2025 HR_E_HAFE+_B=+—H 382,857 38,286

On 20 June 2025, the Company consolidated
every ten (10) issued and unissued ordinary share
in the share capital of the Company of par value
of HK$0.01 each into one (1) ordinary share of

HK$0.10 each in the share capital of the Company. AR o

RZBEZRAFEARAZ+H  X2FHRK
AERAFEF+T(10) REREEO0.018
TRZEBBIRABTEEREGHALRA
ARAF— (1) REREECI0BTZE

M BHMIREERA T
“E-REER
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE
36. TRADE PAYABLES 36. EZEGRIE
2025 2024
—E-RHEF —ET-ME
HK$°000 HK$’000
FEXT FET
Trade payables g 5 B FIE 34,148 43,006

The following is an aging analysis of trade payables

BERZAM2INBERR2EZEN

at the end of the reporting period presented based MIEZREDWAT :
on the invoice dates:

2025 2024
—E-RHF —E-mEF
HK$°000 HK$’000
FET FET
0 - 30 days 0Z30H 2,019 1,555
31 - 60 days 31E60H 1,476 3,084
61 - 90 days 61£90H 1,653 726
91 - 120 days 91&120H 357 84
Over 120 days 120 Bk 28,643 37,557
34,148 43,006

BEEMMRE2FHEERAE1208 -
AEBCERVERREERRK  UE
REBENREBRGEEREEERNEE -

The average credit period on purchase of goods
and services is 120 days. The Group has financial
risk management policies in place to ensure that all
payables are settled within the credit time frame.
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

37. DEPOSITS RECEIVED, ACCRUALS AND 37. ERE  EFEARHEMENR
OTHER PAYABLES 1|
2025 2024
—B-EF C—B-ME
HK$’000 HK$’000
FHET FHET
Deposits received g2z 185 391
Accruals FEst & A 108,592 80,529
Contract liabilities EHERE 111,933 105,389
Other payables HAth B FRIB 83,921 81,086
304,631 267,395
Less: deposits received and other W P BAFRBAEBZER
payables classified as RERHEMENATIR
non-current liabilities (72,906) (72,503)
231,725 194,892

As at 1 January 2024, contract liabilities amounted
to HK$104,415,000.

The following table shows how much of the revenue
recognised relates to carried-forward contract
liabilities and how much relates to performance
obligations that were satisfied in prior periods.

R-ZZ_ME-A—-R GHEESR
104,415,000 & 7T °

TRIRFEANZTESESNEE
TRz RRENBEBNBERTZE
HNETXEBZEE -

2025 2024
—E-ERE —EWE
HK$’000 HK$°000
FET FET
Membership income recognised by AEBFERFTAFENEYN
the Group that was included in the BEABRZEERA
contract liabilities balance at the
beginning of the year 29,586 28,900

M BHMIREERA T
“E-REER
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

38. RECEIPTS IN ADVANCE

38. EWFMIEA

2025 2024
—E-RHEF —ET-ME
HK$°000 HK$’000
FET FET
Rental in respect of the properties T EOEYE
erected on the Subject Land 28 33,342 34,750
Others Hith 9,513 21,803
42,855 56,553
39. BANK BORROWINGS 39. WITERK
2025 2024
—E-RHF —EolF
HK$’000 HK$°000
FET FET
Secured bank borrowings 2EABITER 87,405 137,825
Carrying amounts that contain a EEREREEFRREBAERU
repayable on demand clause (shown — TEEEZEZREE (GFAR
under current liabilities) but repayable: B&&) :
Within one year —FR 5,313 6,208
More than one year, but not —FEEBREBRE
exceeding two years 5,215 6,588
More than two years, but not MELN - ETBBAE
exceeding five years 17,708 22,301
Over five years EFUE 59,169 102,728
87,405 137,825
Less: amounts shown under current B T ARBBEZFIE
liabilities (87,405) (137,825)

Amounts shown under non-current
liabilities

FFAERBABEZRIEA

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

39. BANK BORROWINGS (Continued)

At 31 December 2025 and 2024, the Group had the
following bank borrowings:

(@)

a secured installment loan of HK$87,405,000
(2024: HK$91,971,000), which is interest-
bearing at 3% (2024: 1.5%) per annum
over one-month Hong Kong Interbank
Offered Rate (“HIBOR”), secured by (i) a
first legal charge over the Group’s buildings
and investment properties located in Hong
Kong with an aggregate carrying amount of
HK$189,900,000 (2024: HK$261,100,000), (ii)
a charge over a bank deposit of HK$Nil (2024:
HK$23,000) of a wholly-owned subsidiary
of the Company, namely Max Winner
Investments Limited, (iii) a charge/mortgage
over the structured investment products,
stocks, and other securities with a fair value
of HK$Nil (2024: HK$15,384,000) held by Max
Winner Investments Limited, and (iv) a charge/
mortgage over the key management personnel
life insurance policy with a fair value of HK$Nil
(2024: HK$10,135,000) held by Max Winner
Investments Limited, guaranteed by the
Company and two wholly-owned subsidiaries
of the Company, namely K E Group Limited
and Om Gem Limited and repayable by 147
equal monthly installments ending on 18
March 2038;

as at 31 December 2024, a secured term loan
of HK$36,361,000, which is interest-bearing
at 1.5% per annum over one-month HIBOR,
secured by (i) the first legal charge over the
Group’s buildings and investment properties
located in Hong Kong with an aggregate
carrying amount of HK$261,100,000, (ii) the
charge over a bank deposit of HK$23,000
of Max Winner Investments Limited, (iii)
the charge/mortgage over the structured
investment products, stocks, and other
securities with a fair value of HK$15,384,000
held by Max Winner Investments Limited,
and (iv) a charge/mortgage over the key
management personnel life insurance policy
with a fair value of HK$10,135,000 held by
Max Winner Investments Limited, guaranteed
by the Company, K E Group Limited and Om
Gem Limited and repayable by 207 equal
monthly installments ending on 10 March
2042; and

39.

RITRER (&)

.

E_hAERZ-ZE-NE+ZA

=t—H  AREBUATRITENR :

(a)

— % 587,405,000 t (=& =g
£ :01,971,0008 T) 2 BEIK# D
HER NDER—ERHPEBEBRTE
X[/ E (Fé;ﬁiﬂﬁﬂﬁ?ﬁéj)m
FHANRI%B(ZEBEZME :1.5%)
R K ()Zk‘ilﬂﬁﬁ,mﬁ;%
189,900,000 t (= & = 4 & :
261,100,000/ 7T) 2V REBEB2E
FRIREMEZFE—SEEHL - (i)
KABEZEMBATNEZRERR
AEEBIT(ZZFZMMF : 23,000
/%n)ziﬁdﬂ? X2 RS (|ii)s.JL7—
REERATDFEEAFTEAS
T(ZBoME wampw%m)
CEBEREER RERHEME
EH2WK,/ BB R(ivVIERES
RARFEBEEAFEEEEB (=
= U4 : 10,135,000 ) 2 £
g IEAEA?'f% Zﬁana/hl}g
EIKIH > AAQBERAATME R
ENMBLAR(MEEEEERAAA
% Om Gem Limited) 12 it & 1% -
D1ATHR R HEZEEE TR _-F
=NE=Z/AF+N\BEH;

RZEBE-_WE+=-A=+—8" —
% 536,361,000 T 2 BB E
BER NE—EAHEBRITE
EIREMEFNR15%E - LL()
AEBIRMEA ﬁé%.zmnoo,ooo,%
ﬁZfﬁ%%i&Z%?&?&ﬁ#@%Z
—EEHRER wmfhﬁﬁm“
723 0008 T 2 RITIEFRR Z I -
(i EREBRATBMBFELTF
B4 15,384,000 T2 &R MHIRE
En BRERHEMISZ2HL IR
B RWVIEZREERLAME
BEAFEA10,135,000 B T2 T E
EBEABASREZHT REBE
KH > AAQF - BEEEAERLD
T&Om Gem Limited 12 L &% -
D7THHRHEREEE UR=-ZZ
I_¢_H+EI 2H; &

KIEREIREBRD A
“ECREFR
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39. BANK BORROWINGS (Continued)

(c) as at 31 December 2024, a secured term
loan of US$1,219,000 (equivalent to
HK$9,493,000), which is interest-bearing
at 1.5% per annum over one month DBS
Bank (Hong Kong) Limited’s cost of funds
on the outstanding amount, secured by
(i) the first legal charge over the Group’s
buildings and investment properties located
in Hong Kong with an aggregate carrying
amount of HK$261,100,000, (ii) the charge
over a bank deposit of HK$23,000 of Max
Winner Investments Limited, (iii) the charge/
mortgage over the structured investment
products, stocks, and other securities with
a fair value of HK$15,384,000 held by Max
Winner Investments Limited, and (iv) a
charge/mortgage over the key management
personnel life insurance policy with a fair
value of HK$10,135,000 held by Max Winner
Investments Limited, guaranteed by the
Company, K E Group Limited and Om Gem
Limited and repayable by 212 equal monthly
installments ending on 25 August 2042.

The secured term loans have been repaid during
the year ended 31 December 2025.

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

All bank borrowings are denominated in Hong Kong

39. SRITHEM (&)

(c)

R-ZE_NME+-A=+—8"
— % B£1,219,000% (8 % RH
9,493,000/8 5t ) o BRI E B £
R NER—ERHERBIT(FE)
ERABRNESEESKAMER
R15%3E - () ANEEEEAE
£261,100,000 8 T 2 U REB 2
BFEREBREYEZE—EEHT
(il EZH/EBR D 723,000 T
ZETERZERE ) ()HERER
FRABFTIFE A FEA 15,384,000
BIZEBEEREER RER
HiFH o, 2B K(v)sl
ZREERLAAFMEBEELATES
10,135,000 B T2 X EEB A B
ASREZHRE RIBEERE - A
AKAwE - BEEEBER AT KOM
Gem LimitediI2 £ & - 2212 Hf
BHEHEEZ IR -ZTETE=-FEN
B=-+EHBZIHE -

REARRENERERBE-E-H
F+-A=+—ALFEHRE-

HRABRAIBERRBRFEHER
BEAREREERY  AUAEKED
HERRERFEHERZBRTEHE
BIMERBELE ©

FRBRITEFRIGBTEHE -

dollars.
40. OTHER BORROWINGS 40. HAbfER

2025 2024
—E-ERE —EE
HK$’000 HK$°000
FHET FHET

Secured other borrowings - BIEAHEMMER -
securities margin financing facilities BHERESHKERE 36,150 49,388

Secured other borrowings — borrowings A& # E &5k -
from finance companies EEyEFNEIEEE 274,689 -
Unsecured other borrowings IR R E AR 16,868 203,148
327,707 252,536
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40. OTHER BORROWINGS (Continued)

As at 31 December 2025, the securities margin
financing facilities of HK$36,150,000 (2024:
HK$33,386,000) granted by a securities brokerage
firm, which are interest bearing at prime rate plus

3% per annum and secured by (i) the Group’s
listed equity securities in Hong Kong held in the
margin securities trading account with a fair value
of HK$67,548,000 (2024: HK$61,103,000), of which
HK$45,333,000 (2024: HK$47,751,000) is related
to the Group’s financial assets at FVTPL and
HK$22,215,000 (2024: HK$13,352,000) is related to
part of the Group’s listed investments in associate,
and (i) a personal guarantee given by Mr. Lei Hong
Wai, the Chairman of the board of directors and an
executive director.

As at 31 December 2024, the securities margin
financing facility of HK$16,002,000 granted by a
securities brokerage firm, which is interest bearing
at a fixed rate of 6% per annum and secured by (i)
the Group’s listed equity securities in Hong Kong
held in the margin securities trading account with
a fair value of HK$13,154,000, which is related to
the Group’s financial assets at FVTPL, and (ii) a
personal guarantee given by Mr. Lei Hong Wai.

Loan covenants breached

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

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

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

40.

HA g (&)

R-E_RAFE+-A=+—H>H—

ﬁ%%ﬁﬁ@ﬂ&m?%ﬁ%é#ﬁ
B & 36,150,000 T( = & = [ £ :
33,386,000 7T) * Hza—fﬁmﬂzmiﬂ
R3% B WUOHEAEBRRZS

LSEERFEBEATES 67,548,000
BT (ZEZ-ME : 61,103,00087T) 2
HB LW RAES(HF45,333,0008
T (ZE -4 : 47,751,000 jt ) EAZX
EERAFTEFTABERZEHEEM
B8 M22,2150008 T (=& = M F :
13,352,00078 ) EEAREEREE N T2
i EHIREMER) s R\ ESSXER
HTEETHEELEE 2 EAERERR -

kl‘

R-ZE-_NME+_-_A=+—H BH—B
BEERLLNABRE " EB5RBEUH
A& 16,002,0008 7 UEIEFFZE6%
TR WU EAEERRBECRSFES
BREAMIEEATFEA13,154,0008 T2
EBLTRAES HAEERAFE
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EBREFRR#
RAEAFE BR-_ZFE-_HAF+=-A
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EEAEBERAIRR

R-ZB-RAF+=ZA=+—H  E—
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40. OTHER BORROWINGS (Continued)

Loan covenants breached (Continued)

As at 31 December 2025, the secured other
borrowing of HK$236,689,000 (2024: unsecured
other borrowing of HK$200,000,000) is interest-
bearing at 8% per annum for the period from the
date of the first drawdown to 31 March 2024, 10%
per annum from 1 April 2024 to 1 April 2025 and
14% from 2 April 2025, secured by (i) a second
legal charge over the Group’s buildings and
investment properties located in Hong Kong with
an aggregate carrying amount of HK$189,700,000;
(ii) deed of assignment over the right of use
for the 4,000 ancestral tablets located in Hong
Kong in favour of the Group; (iii) the post-dated
cheques drawn in favour of the finance company
for payment of the principal and the interests
stipulated under the loan agreement, and (iv) a
personal guarantee given by Mr. Lei Hong Wai,
and maturing on 1 April 2027. The secured other
borrowing contains a repayable on demand clause
and is denominated in Hong Kong dollars.

As at 31 December 2025, the outstanding balance
of a secured fixed loan of HK$38,000,000 granted
by a finance company, which is interest-bearing
at 14% per annum, secured by (i) a first legal
charge over the Group’s buildings and investment
properties located in Hong Kong with an aggregate
carrying amount of HK$61,300,000; and (ii) a
corporate guarantee given by the Company, and
maturing on 23 July 2026.

As at 31 December 2025, the outstanding balance
of the cash advance granted by an independent
third party amounted to HK$1,800,000 (2024:
HK$3,064,000), which is unsecured, interest-
bearing at a fixed rate of 4% per annum, and
maturing on 21 October 2026.
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41. LEASE LIABILITIES 41, HEEE
Present value
Minimum of minimum
lease payments lease payments
REHRENRK BREHESKRAE
2025 2024 2025 2024

—E-RE —E-WE —E-LEF —E-NE
HK$’000 HK$°000 HK$’000 HK$°000

FET FET FET FET
Lease liabilities payable: FE{JFHE & & :
Within one year —FR 17,822 16,852 4,976 4,123
More than one year, —FL L EBEREB
but not exceeding ME
two years 17,714 17,076 5,115 4,562
More than two years, RFL EETEE
but not exceeding HE
five years 54,598 52,467 16,259 15,101
Over five years HEEHE 498,238 503,821 245,854 245,342
588,372 590,216 272,204 269,128
Less: future finance B RRBEER
charge (316,168) (321,088) - -
Present value of lease FHE&EBHE
liabilities 272,204 269,128 272,204 269,128
Less: lease liabilities  jif - HEBESEA
classified as FREEE
non-current
liabilities (267,228) (265,005)
Lease liabilities HEEEIEARY
classified as current =N
liabilities 4,976 4,123
The incremental borrowing rates applied to lease ERAREHEEGBZEEBRIENF
liabilities range from 4.28% to 4.90% (2024: from 4.28% E£4.90% (ZEZMF : 4.90% &
4.90% to 6.78%). 6.78%) °
The lease liabilities are denominated in currencies HESBUTHEREE -
set out below:
2025 2024
—E-RE C—EoNE
HK$’000 HK$°000
FET FET
Hong Kong dollar BT 504 210
RMB AREE 271,700 268,918
272,204 269,128

KEEMREGRAT
—g—gneEyg 200
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42. GUARANTEED SECURED NOTES

252 ETERNITY INVESTMENT LIMITED

42. BEREHERE

2025 2024

—E-RHEF —ET-ME

HK$°000 HK$’000

FET FET

Guaranteed secured notes BERIEFERE 179,824 174,267

HK$°000

FET

At 1 January 2024 R-—B-—m&E—F—H 165,245

Imputed interest on guaranteed secured FEREAEB2HEFE

notes 21,688

Interest paid and payable BN RESFE (7,969)

Recognition of guaranteed secured notes HBRERREFZE 179,584

Derecognition of guaranteed secured notes X ILTERBERIKIFERE (168,694)
Loss on modification of terms of BREERERZRBERRZE

guaranteed secured notes B 11,995

Redemption e (27,582)
At 31 December 2024 R-ZZB-ZWE+Z=A=+—H

and 1 January 2025 E—E-_RF—A—H 174,267

Imputed interest on guaranteed secured ERRERAZBZHEFE

notes 13,573

Interest paid and payable 2N REMAFE (8,016)

At 31 December 2025 R-ZB-_RHFE+=-A=+—H 179,824
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42. GUARANTEED SECURED NOTES

(Continued)
Guaranteed Secured Notes due 2023

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

The Guaranteed Secured Notes due 2023 were
interest bearing at 17% per annum and payable
semi-annually in arrears, secured by a share charge
over 100% of the issued share capital in Eternity
Investment (China) Limited, guaranteed by Mr. Lei
Hong Wai and Mr. Cheung Kwok Wai Elton, and
maturing on 23 September 2023.

The effective interest rate of the Guaranteed
Secured Notes due 2023 was 17.85% per annum.

As at 1 January 2023, the outstanding principal
amount of the Guaranteed Secured Notes due 2023
was HK$197,000,000.

During the year ended 31 December 20283,
the Company made a partial redemption of
HK$1,000,000 of the Guaranteed Secured Notes
due 2023.

Upon the maturity of the Guaranteed Secured
Notes due 2023, the noteholders have agreed to (i)
extend the maturity date from 24 September 2023
to 23 September 2025 and (ii) modify the terms
relating to interest rate, interest payment dates,
and partial redemption of the Guaranteed Secured
Notes due 2023. Save and except for the above
modifications, all terms and conditions remain
unchanged and continue in full force and effect.

42. FERERERE (&)

—ECCFIMZARREARE

RZFE-_ZF+ZA=-thHAB' XA
A(ERBITA) THEXLERERERE
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&m?FI/E:Tﬁ}JJn& ’ ;Fvﬂ:t Z'K/A\—J%‘f-fﬁﬁ
RBARB-Z_=FIBREESBLER
197,000,000 8 T 2 BIERIEHEE (=
T_=FIHAZAERERAZEED o R
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—ECCFIHCEEREREER M
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BREAZEBZCAREBEREE N2
—ZF+ZA=thB AAFE[ER
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3FIJ717%#E  B¥FEHREXN -
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HEEEEERREELERMER
TR-BZ=FhLAZ-+=HEH-

CE_CFAPEEREREECE
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42. GUARANTEED SECURED NOTES

(Continued)
Guaranteed Secured Notes due 2023 (Continued)

As at 31 December 2023, the outstanding principal
amount of the guaranteed secured notes due on
23 September 2025 was HK$193,000,000 (the
“Guaranteed Secured Notes due 2025”), which
are (i) interest-bearing at 17% per annum for the
period from 24 September 2022 to 22 January
2024 and 10% per annum from 23 January 2024,
(i) secured by a share charge over 100% of the
issued share capital in Eternity Investment (China)
Limited, (iii) guaranteed by Mr. Lei Hong Wai and
Mr. Cheung Kwok Wai Elton, and (iv) repayable
by 18 partial redemptions during the period from
23 September 2023 to 23 March 2025 and final
redemption on 23 September 2025.

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

Guaranteed Secured Notes due 2025

Under the Guaranteed Secured Notes due 2025, the
Company covenants with the noteholders that from
the issue date and for so long as any Guaranteed
Secured Notes due 2025 are outstanding, (i) the
Group will not create any encumbrance upon
the whole or any part of its present or future
undertaking, assets or revenue of the Group to
secure any present or future indebtedness incurred
or to secure any guarantee or indemnity in respect
of any guarantee or indemnity in respect of (subject
to the exceptions as set out in the Guaranteed
Secured Notes due 2025), and (ii) the Company will
ensure the consolidated tangible net worth of the
Group will not be less than HK$850,000,000. The
Company complied with the covenant throughout
the period from 29 December 2022 to 31 December
2023.

With the extension of the maturity date for two
years, the Guaranteed Secured Notes due 2025
were measured at fair value at modification date
with reference to a valuation prepared by Grant
Sherman using the discounted cash flow method.
Based on the valuation, the outstanding principal
amount of the Guaranteed Secured Notes due
2025 of HK$196,000,000 exceeded its fair value
by HK$33,445,000. Accordingly, the Company
recognised the gain on modification of terms of
guaranteed secured notes of HK$33,445,000
in the “Other gains and losses” line item in the
consolidated statement of profit or loss and other
comprehensive income.
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42. GUARANTEED SECURED NOTES

(Continued)

Guaranteed Secured Notes due 2025 (Continued)

During the year ended 31 December 2023,
the Company made partial redemptions of
HK$3,000,000 of the Guaranteed Secured Notes
due 2025.

The Company had the option to repay the
outstanding principal amount of the Guaranteed
Secured Notes due 2025 at any time before
the maturity date. The option was regarded as
embedded derivatives in the host contract. The
directors assessed the fair value of the option
with reference to the valuation performed by
Grant Sherman, which assessed the fair value of
the option using the discount cash flow method
and determined that the fair value of the option
was insignificant on initial recognition and at 31
December 2023. Accordingly, the option was not
recognised in the consolidated financial statements
for the year ended 31 December 2023.

During the year ended 31 December 2024, in
respect of guaranteed secured notes with a
carrying amount of HK$174,267,000 as at 31
December 2024, the Group breached certain of
the terms of the Guaranteed Secured Notes due
2025, which are primarily related to the default
clause of interest is not paid by the Group when
due. On discovery of the breach, the directors of
the Company informed the lender and commenced
a renegotiation of the loan with the relevant
financial provider. As at 31 December 2025, those
negotiations had not been concluded and interest
payable of HK$38,497,000 remained outstanding.
The loan has been classified as a current liability
as at both 31 December 2025 and 2024. Up to the
date of approval for issuance of the consolidated
financial statements, the negotiations are still in
progress. In any event, should the lender call for
immediate repayment of the loan, the directors
of the Company believe that adequate alternative
sources of finance are available to ensure that
there is no threat to the continuing operations of
the Group. The interest is calculated at 18% per
annum on the default payment from the date of
default until the sum is paid.
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43.

44,

AMOUNTS DUE TO ASSOCIATES

As at 31 December 2025, the outstanding balance
of amount due to an associate amounted to
HK$5,786,000 (2024: HK$7,426,000), which is
unsecured, interest-bearing at the prime rate plus
3% per annum, and maturing on 21 March 2026
(2024: 21 March 2025). The amount due to an
associate contains a repayable on demand clause.

As at 31 December 2025, the outstanding balance
of amount due to an associate amounted to
HK$1,959,000 (2024: HK$1,959,000), is unsecured,
non-interest bearing, and repayable on demand.

AMOUNTS DUE TO DIRECTORS AND
RELATED PARTY

43.

44,

FEfT Bt E R R FRIR
HA:?:£¢+_H_+—EI F& 15

—EHBELNTIRBEBZRAEBEELER S
5786000/%7E(—7—I7_11$ 7,426,000
B) BEER BRREZINEZ=MER
RI%FTE  RRZEZARE=ZA=+—
B(ZZEZ & : _7_£$ BZ+—
EI)"‘IJ,HH Ef—EEEATREEER

BEREEMRK ©

EA:7:£$+_HE+—EI P& 14
—EABELAREZREEERD
1,959,000,%75(_ = — P04 : 1,959,000
BL) REEF RERERERE

yom

Eo

ENEERBEBALTRE

2025 2024

—E-HF —E-NE

HK$’000 HK$’000

FET FET

Mr. Lei Hong Wai SHELE 1,003 12,945
Mr. Cheung Kwok Fan SREIEN ST A& 500 600
Mr. Cheung Kwok Wai Elton REIESTE - 7,481
Ms. Chan Mei Sau Teresina &zt 51,175 52,470
52,678 73,496

As at 31 December 2025 and 2024, the cash
advances from Mr. Lei Hong Wai are interest-
bearing at 21.60% per annum, unsecured, and
repayable on demand.

As at 31 December 2025 and 2024, the cash
advances from Mr. Cheung Kwok Fan are non-
interest bearing, unsecured, and repayable on
demand.

As at 31 December 2024, the cash advances from
Mr. Cheung Kwok Wai Elton are interest-bearing at
a one-month HIBOR quoted by Bank of China (Hong
Kong) Limited plus 1.3% per annum or 2.25% per
annum below the prime rate for Hong Kong dollars
quoted by Bank of China (Hong Kong) Limited,
whichever is lower, unsecured, and repayable on
demand.
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AMOUNTS DUE TO DIRECTORS AND
RELATED PARTY (Continued)

As at 31 December 2025 and 2024, the cash
advances from Ms. Chan Mei Sau Teresina, the
spouse of Mr. Cheung Kwok Wai Elton, are interest-
bearing at a one-month HIBOR quoted by Bank
of East Asia Limited plus 1.3% per annum or
2.50% per annum below the prime rate for Hong
Kong dollars quoted by Bank of East Asia Limited,
whichever is lower, unsecured, and repayable on
demand.

CONVERTIBLE BONDS

The Company issued 5% two-year convertible
bonds (the “Convertible Bonds 1”) with principal
amount of HK$4,000,000 on 23 December 2024 to
an independent third party. The Convertible Bonds
| was denominated in Hong Kong dollars. The
Convertible Bonds | entitled the holders to convert
them into ordinary shares of the Company at any
time between the date of issue of the convertible
bonds and the second (2nd) anniversary of the
date of issue at a conversion price of HK$0.774
per conversion share. An aggregate of 5,167,958
conversion shares of the Company may be allotted
and issued by the Company upon exercise of the
conversion rights attaching to the Convertible
Bonds | in full assuming full conversion of such
convertible bonds. If the Convertible Bonds | had
not been converted, they would be redeemed on
the maturity date at par. Interest of 5% per annum
would be paid annually in arrears up until the
settlement date.

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

At initial recognition, dated 6 January 2025, the
equity component of the Convertible Bonds |
was separated from the liability component of
Convertible Bonds I. The equity element was
presented in equity heading “convertible bonds
equity reserve”. The effective interest rate of the
liability component was 11.05% per annum.

44,
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R-ZE-_ZFR-FT_WE+_-A
_+ E REIEEE ZEBRME X
TRHENBESCBRERERITERLA
Frsk— 18 A &BRITEEF S MEFF =R
1.3% HREMITERABAFAHRETHRE
R RRF FI R 2.50% 71 2 (L/{E?&TEE%Z%
) - B RARERER

R E 3

AKAFR-ZE-NE+=-A=+=HMO
—EBBAUE=FH#ITAREE A 4,000,000
BBt ECMERTRKRES
(TR ESHI) - JRBREFIUET
FHE e JBEREFIEFIFEAERN > O
FT#&F%%ﬁE%Z%ﬁH%”—
(@LE%W BERS IS HEBRAARNT Z
BR BRREASRERRKHO0.77478
F“ﬁ@?#%ﬁ%%%%ﬁ%
W$QTM%% TERBRIRES | FTH 8
R T A B N B8 1T 5 3£ 5,167,958 iR
ARNTEBRRGD o T BRBRESIKEE
@’%Eﬂﬁuwaﬁﬁﬁﬁ@ BE

IR 5% 5B 2 FF SR EE B AR5t
% o
TRRES | EBHERARATEHA

—E_NE+=ZHAZ +EH&:$:£
F—AtHZAEREE -

RUOTHERE RZF :_:I':_LflE AR
=R —Hﬁ’ﬂxﬁﬁﬁgﬁﬁ* 2 AR AT B
BHIEBEHXIED - BERTI2NERENR
EEU%FW@HQE%*‘EEW‘%J BB
PREBFEFEE11.05% °

KIERBFREGRAR
—E-REER

257



258

45. CONVERTIBLES BONDS (Continued)

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

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

At initial recognition, dated 28 April 2025, the
equity component of the Convertible Bonds |l
was separated from the liability component of
Convertible Bonds Il. The equity element was
presented in equity heading “convertible bonds
equity reserve”. The effective interest rate of the
liability component was 16.02% per annum.

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

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

In subsequent periods, the Convertible Bonds | and
Convertible Bonds Il were measured at amortised
cost. Transaction costs relating to the issuance of
the Convertible Bonds | and Convertible Bonds I
were charged to profit or loss.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

CONVERTIBLES BONDS (Continued)

The Convertible Bonds | and Convertible Bonds
Il were measured at fair value using the Binomial
Option Pricing Model, at initial recognition.

The convertible bonds recognised in the
consolidated statement of financial position are
calculated as follows:

45.

R ES (E

AHRRE S | R AR R A 2 1R ) 46 FE R
BHEA-CEABREEEENZAFE

HE -

REEHMBRRREBRB 2 TRRES
ZETEWT :

HK$°000
FEIT
Equity component of the convertible NTHAZATRRES 2T
bonds as at the initial recognition 1,912
Conversion B (84)
Equity component of the convertible R-ZZE-HEF+-A=+—HABRES 2
bonds as at 31 December 2025 =R 1,828
Liability component of the convertible ¥SERZABRRESR 2EEHD
bonds as at the initial recognition 11,088
Interest expense FMERMX 1,170
Conversion i (416)
Liability component of the convertible R-ZZE_HF+-A=+—HATBKRESF=Z
bonds as at 31 December 2025 BEHD 11,842
DEFERRED TAX ASSETS/LIABILITIES 46. EEHBEE BE

For the purpose of presentation in the consolidated
statement of financial position, certain deferred
tax assets and liabilities have been offset. The
following is the analysis of the deferred tax
balances for financial reporting purposes:

REJNRNGEEHMBMRRAK  HFTELER
HEERGECD TUESE - M B®RS
5 UTHEERIRERRZ D4 -

2025 2024

—E-ERE —EWEF

HK$’000 HK$°000

FET FET

Deferred tax assets ELEFREEE 40,112 62,570
Deferred tax liabilities EERIEEE (180,146) (179,357)
(140,034) (116,787)

KIERHIRERRD A
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

46. DEFERRED TAX ASSETS/LIABILITIES 46. EERIBEE GE (&)
(Continued)
The followings are the major deferred tax assets ATHEIRCRIABLERAEEERER
and liabilities recognised and movements thereon: REHZE :
Fair value
adjustment on Allowance
Tax  acquisition Right-of-use Lease for
losses of subsidiaries assets liabilities ECL Total
KEHELR RHRE

REFR ZO0VERR  GREZE HEER FERE @t
HK$000 HK$000 HK$000 HK$000 HK$000 HK$'000
S S S S S S

At 1 January 2024 R-2-mE-p 73 (802 (66025 6951 55509 (117,135
Credited/(charged) ‘Wﬁﬁﬁ/ (BE& ?I]

orofit of loss - 4,609 1,439 (946) (6,28 (3,181)
Exchange alignment ERfE = 3,061 2,049 (1475) (106) 3,529
At 31 December 2024 and RZB-METZA=1-A

1 January 2025 KR=E-1%-A-H 738 (179,357) (52,538) 67,230 47140 (116,787)
Credited/(charged) HARE/ (BREEN)

profit or loss - 4,581 1,435 (990) (24,301) (19,275)
Exchange alignment B - (5,370) (409) 1,685 122 (3,972)
At 31 December 2025 R-B-EE+-A=t-A 7% (180,46 (51519 67,925 2961 (140,034)
At 31 December 2025, the Group had unused RIEBEZRAF+ZA=+—8  ~5H
estimated tax losses of HK$653,933,000 (2024: 75 5 B) F {4 5t B 18 /65 18 653,933,000 38
HK$567,415,000) available for offsetting against T(ZZF M :567,415,000/8 7T ) 7]
future taxable profits. A deferred tax asset has HIKEEBRERBER o ZI—‘%IEE‘JLEZ
been recognised in respect of HK$4,473,000 (2024: % E 184,473,000/ T (=& = 4 F :
HK$4,473,000) of such losses. No deferred tax 4,473,00078 T ) R IE L?R HEE-
asset has been recognised in respect of remaining B £ {5 5t B % 2R A ﬁﬂl#ﬁ%kﬁi&%
HK$649,460,000 (2024: HK$562,942,000) due to f% T 649,460,000/ T(Z & Z M &F :
the unpredictability of future profit streams. 562,942,000 8 T) FRIELRIEEE ©
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Notes to the Consolidated Financial Statements
REMBEHRERME

For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

47. STATEMENT OF FINANCIAL POSITION 47. AR TF 2B MR KRR FEEH
AND MOVEMENT OF RESERVES OF THE
COMPANY
(a) Statement of financial position of the (a) AATZHBERRE
Company
2025 2024
—E-EHE —E-FE
HK$’000 HK$’000
FET FET
ASSETS BE
Non-current asset FRBEE
Interests in subsidiaries R AR 2 Ex 1,253,229 1,523,324
Current assets REBEE
Prepayments FEARIE 58 518
Cash and cash equivalents ReRESEEY 3 188
61 706
Total assets EEHAE 1,253,290 1,524,030
EQUITY =
Capital and reserves attributable A2 F]#HE ABEGERER
to owners of the Company &
Share capital % A% 38,286 38,196
Shares held for share award plan ERMERTEEE RN (16,979) (24,455)
Reserves B 663,807 1,018,396
Total equity ExmE 685,114 1,032,137

KERBIRERRDA

—EChFER
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

47. STATEMENT OF FINANCIAL POSITION 47. ZFQ%ZE?%%%?R%E&%@@EJ
AND MOVEMENT OF RESERVES OF THE (#&)
COMPANY (Continued)
(a) Statement of financial position of the (@) LT ZBMBRRE (E)
Company (Continued)
2025 2024
—E-RE —E-NE
HK$’000 HK$’000
FET FET
LIABILITIES aE
Current liabilities REBEE
Accruals and other payable EtERARHEMEMRIE 45,510 18,192
Amounts due to subsidiaries iR ENGIE ¢ 34,464 19,445
Amounts due to directors and ENHEEREBEEHATRIE
related party 52,178 65,415
Amount due to an associate R —MEBE AT RIE 5,786 7,426
Other borrowings HAER 238,572 203,148
Guaranteed secured notes BEARIKMER 179,824 174,267
Convertible bonds AR ES 11,842 -
568,176 487,893
Non-current liability ERBEE
Other payable HA AT FRIR - 4,000
Convertible bonds iR ES - _
Total liabilities BEHE 568,176 491,893
Total equity and liabilities ERzkEERE 1,253,290 1,524,030
Net current liabilities B R EFE (568,115) (487,187)
Total assets less current liabilities EEZERABAEE 685,114 1,036,137
Approved and authorised for issue by the R-IEBE-ZRFE=ZA=+—HKES
board of directors on 31 March 2026 and SERSEENE  THATIAL
signed on its behalf by: REREE -
Lei Hong Wai Cheung Kwok Wai Elton
R REE
Director Director
EE EE

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

AND MOVEMENT OF RESERVES OF THE
COMPANY (Continued)

(b)

Reserve of the Company

47. X RRZHBRARRREZ D

=t

(#&

(b) ZEDBRME

Equity-
settled
share-
Shares held based  Convertible
for share Share  Contributed payment  bonds equity  Accumulated
award plan premium surplus reserve reserve losses Total
HhE
LES RE BB TERES
Sl v RiteE Lt XREE RERf 2ithR it
HKS'000 HKS000 HK$ 000 HK$000 HKS000 HKS'000 HKS 000
i1 i AT T i i i1
(Note 3) (Note b) (Note ¢)
(hita) (hito) (Hite)
At 1 January 2024 W_E-BE-F-B (24.455) 1,807,051 488,016 16,377 - (1,062,167) 1,234,822
Loss and total comprehensive  FREER2EE R4S
expense for the year - - - - - (241,686) (241,686)
Release for the lapse of share ~ #BB %2 BR#E
option - - - (16,377) - 16377 -
Recognition of equity-setted ~ EAMRELE ZRAEH
share-based payment - - - 805 - - 805
A3t December 2024and  W-B-BEZAZ-
1 January 2025 BR-E-RE-5-H (24.455) 1,807,051 488,016 805 - (1,277,476) 993,941
Loss and total comprehensive  EREERAEREE
expense for the year - - - - - (351,038) (351,038)
Recognition of equity-setted ~ ERAMRELE ZRAEH
share-based payment - - - 1,665 - - 1,665
Transfer of equity-settled ~ BRNREEE 2RAH
share-based payment 7476 - - (2,470) - (5,006) -
Recognition of equity EATERES BRTS
component of convertible
bonds - - - - 1912 - 1912
Redemption of convertible ~~ TARERER
bond - 32 - - (84) - 348
At 31 December 2025 W-BCRE
tZB=1-H (16,979) 1,807,483 488,016 - 1828 (1,633,520) 646,828

KERBEEERAT
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Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

47. STATEMENT OF FINANCIAL POSITION
AND MOVEMENT OF RESERVES OF THE
COMPANY (Continued)

(b)

Reserve of the Company (Continued)

Notes:

(a)

The Company’s shares purchased under the
share award plan and held by the trustee of the
share award plan are presented as “shares held
for share award plan” and deducted from total
equity.

Contributed surplus represents the net amount
transferred from share capital and share
premium to retained profits pursuant to the
special resolutions passed at the special general
meetings held on 22 August 2003, 30 April 2008
and 12 December 2011.

Under the Company Act 1981 of Bermuda (as
amended), the contributed surplus is available for
distribution. However, the Company cannot make
a distribution out of the contributed surplus if:
(i) it is, or would after the payment be, unable to
pay its liabilities as they become due; or (ii) the
realisable value of its assets would thereby be
less than its liabilities.

Equity-settled share-based payment reserve
represents the fair value of services estimated
to be received in exchange for the grant of the
relevant share options over the relevant vesting
periods, the total of which is based on the fair
value of the share options at grant date. The
amount for each reporting period is determined
by spreading the fair value of the share options
over the relevant vesting periods (if any) and is
recognised as staff costs and related expenses
with a corresponding increase in equity-settled
share-based payment reserve.

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

OPERATING LEASING ARRANGEMENTS
The Group as lessor

Rental income from investment properties earned
during the year amounted to HK$4,356,000 (2024:
HK$7,382,000). The investment properties are
expected to generate rental yields of 4.14% (2024:
4.14%) on an ongoing basis. The investment
properties have committed lessees from 2 years to
5 years (2024: the next four months to 3 years).

At the end of the reporting period, the Group had
contracted with lessees for the following future
minimum lease payments receivables under non-
cancellable operating leases which fall due as
follows:

. RERERH
FEEERHBEA

FRAREVERBDZ2EERAA
4,356,000/8 T (ZZE Y4 : 7,382,000
%75) o FHEAR B E T IF4 E$4 14%
(ZEZWE  414%) 2HERFB =R -
BREMENMEZERAF(ZE-MNE : X
RUEAZE=F)HIEHEEHEEF -

RIBEHK ZIKEIEAT—HEHM‘“%E
ETH TSR RREEENHKERRK
EEMEARTA - BERHERAOT

2025 2024

—E"HE —E-OE

HK$’000 HK$°000

FET FET

Within one year —FR 11,394 3,825
In the second to fifth year inclusive “EhE (BREEEWME) 4,645 1,255
16,039 5,080

CAPITAL COMMITMENTS

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

49, BAREKIE

RBERR - AEEBUTEIHNEL
RBEBZEREE -

2025 2024
—E-RF —ZTmEF
HK$’000 HK$’000
FET FET
Capital expenditures for the Subject FRiECEREX
Land 215,020 227,201

KEEMREERLT
—E-nEER
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For the year ended 31 December 2025 BE—E_-_RF+=-H=+—HIFE

50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS

Share option schemes

2011 Share Option Scheme

Pursuant to an ordinary resolution passed by the
shareholders on 12 December 2011, the Company
adopted a new share option scheme (the “2011
Share Option Scheme”) to replace the share
option scheme adopted on 21 January 2002.
Details of the 2011 Share Option Scheme are set
out in the Company’s circular dated 18 November

2011.

A summary of the 2011 Share Option

Scheme is as follows:

(@)

(b)

(c)

Purpose

The purpose of the 2011 Share Option
Scheme is to enable the Company to grant
share options to selected eligible participants
as incentives or rewards for their contribution
or potential contribution to the Group.

Participants

The eligible participants include directors,
employees, shareholders, business or joint
venture partners, customers, and suppliers
of the Group and any person who, at the
sole discretion of the board of directors, has
contributed or may contribute to the Group.

Total number of shares available for issue

As at the date of the annual report, the total
number of shares available for issue in respect
of the outstanding share options granted
under the 2011 Share Option Scheme was
171,760,000, representing 4.50% of the
Company’s shares in issue.

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS (Continued)

Share option schemes (Continued)

2011 Share Option Scheme (Continued)

(@)

(e)

()

(9)

Maximum entitlement of each participant

Unless approved by the shareholders, the
total number of shares issued and to be
issued upon exercise of the share options
granted to each eligible participant (including
both exercised and outstanding share options)
in any 12-month must not exceed 1% of the
Company’s shares in issue.

Any share options to a substantial shareholder
or an independent non-executive director
or any of their respective associates, where
the total number of shares issued and to be
issued upon exercise of all share options
granted or to be granted (including share
options exercised, cancelled, outstanding
share options) to such person in any 12-month
period exceed 0.1% of the Company’s shares
in issue and with an aggregate value in
excess of HK$5,000,000, are subject to the
shareholders’ approval.

Period within which the share options may be
exercised

The exercise period of the share options
granted is determined by the board of
directors, but in any event no later than ten
years from the date of the grant.

Vesting period

There is no specified minimum period for
which a share option must be held before it
can be exercised.

Amount payable on acceptance of the share
options and the period within which payments
must be made

The acceptance of an offer of a grant of share
options must be made within 30 days from
the date of the offer with a payment of a non-
refundable nominal consideration of HK$1 by
the grantee.

50. UREGEE2ROXRZRS (&)
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ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS (Continued)

Share option schemes (Continued)

2011 Share Option Scheme (Continued)

(h)

()

Basis of determining the exercise price

The exercise price of a share option to
subscribe for the Company’s shares shall be
not less than the highest of: (i) the closing
price of the shares as stated in the Exchange’s
daily quotations sheet on the date of the offer,
(i) the average closing prices of the shares
as stated in the Exchange’s daily quotations
sheets for the five business days immediately
preceding the date of the offer, and (iii) the
nominal value of the shares on the date of the
offer.

Remaining life

The 2011 Share Option Scheme expired on 11
December 2021. Upon its expiry, no further
share options can be granted under the 2011
Share Option Scheme, but the provisions of
the 2011 Share Option Scheme remain in full
force and effect in respect of the outstanding
share options granted before its expiry.

Details of specific categories of share options
granted under the 2011 Share Option Scheme are
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as follows:
Closing price of
shares prior
Share Performance to the date of
option type Date of grant Vesting date target Exercise period Exercise price grant
RitiBHAT2
BREER RiAH BEAH FRAR T8 & il Gl
2021 4 June 2021 100% of the share  Nil 4 June 2021 to HK$0.298 HK$0.290
b Sbk:3 “E--EXAMA options was i 3 June 2024 0.298 BT 0.290387
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50. EQUITY-SETTLED SHARE-BASED 50. UBREEEZ2RBIRZRS (&)
PAYMENT TRANSACTIONS (Continued)
Share option schemes (Continued) RS E (E)
2011 Share Option Scheme (Continued) Z—E——FERETE (E)
The following table discloses the movements for TREERBEZ-_ZFE-_MNFE+=-A
the 2011 Share Option Scheme during the year Et-HBLFER-Z——FERES
ended 31 December 2024: 28
Number of share options
BREHE
Outstanding Outstanding
As at Granted Exercised Cancelled Lapsed as at
1 January during during during during 31 December
Share option type BERESR 2024 the year the year the year the year 2024
RZEZRE RoE-mE
-fA-H tZA=t-H

HATE  REARE  RERTE  REREE  RERXN HATHE

2021 —E_-F 171,760,000 = = - (171,760,000) =

Exercisable attheend ~ RBEBRTFTE

of the reporting

period -
Weighted average MEFHTRE HK$0.298

exercise price 0.298 8T

KERBEEERAT
“g-nFfy 209
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50. EQUITY-SETTLED SHARE-BASED

270

PAYMENT TRANSACTIONS (Continued)
Share option schemes (Continued)
2011 Share Option Scheme (Continued)

The fair value of the share options granted during
the year ended 31 December 2021 was determined
based on the valuation performed by Grant
Sherman using a binomial option pricing model.
The inputs into the model were as follows:

50.

UREEE 2RO XA 2R 5 (&)

BRERTE (A
—E——FBKRESE(E)

BE_ZT_ -5+ _A=1t—-HLHF
B BHBREZQAFEDHPERA
“HEABREBEEEBENET 2 AEME
E o TREHENFTAEARE

Share

option type

B EER

2021

—E-—F

Grant date share price R BHRE HK$0.295
0.295& T

Exercise price T1EE HK$0.298
0.298 78T

Expected life FE HA F B 3 years
3F

Expected volatility FE AR iR 53.28%
Expected dividend yield FEHAR B =R 0%
Risk-free interest rate R e = 0.399%

Expected volatility was determined by using
the historical volatility of the Company’s share
price over the previous year. The expected life
used in the model has been adjusted, based
on the directors’ best estimate, for the effects
of non-transferability, exercise restrictions, and
behavioural considerations.

The binomial option pricing model has been used
to estimate the fair value of the share options.
The variables and assumptions used in computing
the fair value of the share options are based on
the directors’ best estimate. The value of a share
option varies with different variables of certain
subjective assumptions.
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50. EQUITY-SETTLED SHARE-BASED

PAYMENT TRANSACTIONS (Continued)
Share option schemes (Continued)
2021 Share Option Scheme

As the 2011 Share Option Scheme expired on 11
December 2021, the Company adopted a new
share option scheme (the “2021 Share Option
Scheme”) pursuant to an ordinary resolution
passed by the shareholders at the special general
meeting held on 15 December 2021. Details of
the 2021 Share Option Scheme are set out in the
Company’s circular dated 25 November 2021. A
summary of the 2021 Share Option Scheme is as
follows:

(a) Purpose

The purpose of the 2021 Share Option
Scheme is to enable the Company to grant
share options to selected eligible participants
as incentives or rewards for their contribution
or potential contribution to the Group.

(b) Participants

The eligible participants include directors,
employees, shareholders, business or joint
venture partners, customers, and suppliers
of the Group and any person who, at the
sole discretion of the board of directors, has
contributed or may contribute to the Group.

(c) Total number of shares available for issue

As at the date of the annual report, the total
number of shares available for issue under the
2021 Share Option Scheme is 381,960,648,
representing 10.00% of the Company’s shares
in issue.
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50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS (Continued)

Share option schemes (Continued)

2021 Share Option Scheme (Continued)

(@

(e)

()

(9)

Maximum entitlement of each participant

Unless approved by the shareholders, the
total number of shares issued and to be
issued upon exercise of the share options
granted to each eligible participant (including
both exercised and outstanding share options)
in any 12-month must not exceed 1% of the
Company’s shares in issue.

Any share options to a substantial shareholder
or an independent non-executive director
or any of their respective associates, where
the total number of shares issued and to be
issued upon exercise of all share options
granted or to be granted (including share
options exercised, cancelled, outstanding
share options) to such person in any 12-month
period exceed 0.1% of the Company’s shares
in issue and with an aggregate value in
excess of HK$5,000,000, are subject to the
shareholders’ approval.

Period within which the share options may be
exercised

The exercise period of the share options
granted is determined by the board of
directors, but in any event no later than ten
years from the date of the grant.

Vesting period

There is no specified minimum period for
which a share option must be held before it
can be exercised.

Amount payable on acceptance of the share
options and the period within which payments
must be made

The acceptance of an offer of a grant of share
options must be made within 30 days from
the date of the offer with a payment of a non-
refundable nominal consideration of HK$1 by
the grantee.
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50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS (Continued)

Share option schemes (Continued)

2021 Share Option Scheme (Continued)

(h)

()

Basis of determining the exercise price

The exercise price of a share option to
subscribe for the Company’s shares shall be
not less than the highest of: (i) the closing
price of the shares as stated in the Exchange’s
daily quotations sheet on the date of the offer,
(i) the average closing prices of the shares
as stated in the Exchange’s daily quotations
sheets for the five business days immediately
preceding the date of the offer, and (iii) the
nominal value of the shares on the date of the
offer.

Remaining life

The 2021 Share Option Scheme shall be valid
and effective for a period of ten years from
the date of adoption ending on 15 December
2031.

During the years ended 31 December 2024, no
share options were granted under the 2021 Share
Option Scheme.

On 15 August 2024, in view of the amendments to
Chapter 17 of the Listing Rules relating to share
scheme which came into effect on 1 January 2023,
the Company terminated the 2021 Share Option
Scheme.
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PAYMENT TRANSACTIONS (Continued)
Share option schemes (Continued)
2024 Share Option Scheme

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

(a) Purpose

The purpose of the 2024 Share Option
Scheme is to recognise and acknowledge
the contributions which the selected eligible
participants have made or may make to the
Group.

(b) Participants

The eligible participants include directors,
employees, suppliers, contractors,
distributors, agents, consultants and advisers,
provided that the board of directors may have
absolute discretion to determine whether or
not one falls within the above category. The
eligibility of each of the eligible participant
shall be determined by the board of directors
or a committee of the board of directors from
time to time and on a case-by-case basis

(c) Total number of shares available for issue

As at the date of the annual report, the total
number of shares available for issue under
the 2024 Share Option Scheme is 38,196,064,
representing 10.00% of the Company’s shares
in issue.
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50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS (Continued)

Share option schemes (Continued)

2024 Share Option Scheme (Continued)

(@)

(e)

()

Maximum entitlement of each participant

Unless approved by the shareholders, the
total number of shares issued and to be
issued upon exercise of the share options
granted to each eligible participant (including
both exercised and outstanding share options)
in any 12-month must not exceed 1% of the
Company’s shares in issue (excluding treasury
shares of the Company).

Any share options to a substantial shareholder
or an independent non-executive director
or any of their respective associates, where
the total number of shares issued and to be
issued upon exercise of all share options
granted or to be granted (including share
options exercised, cancelled, outstanding
share options) to such person in any 12-month
period exceed 0.1% of the Company’s shares
in issue (excluding treasury shares of the
Company), are subject to the shareholders’
approval.

Period within which the share options may be
exercised

The exercise period of the share options
granted is determined by the board of
directors, but in any event no later than ten
years from the date of the grant.

Vesting period

Save for the circumstances prescribed in the
Company’s circular dated 29 July 2024, the
share options must be held by the grantee for
at least twelve (12) months before the share
options can be exercised.
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50. EQUITY-SETTLED SHARE-BASED

PAYMENT TRANSACTIONS (Continued)
Share option schemes (Continued)
2024 Share Option Scheme (Continued)

(g) Amount payable on acceptance of the share
options and the period within which payments
must be made

The acceptance of an offer of a grant of share
options must be made within 30 days from
the date of the offer with a payment of a
nonrefundable nominal consideration of HK$1
by the grantee.

(h) Basis of determining the exercise price

The exercise price of a share option to
subscribe for the Company’s shares shall be
not less than the highest of: (i) the closing
price of the shares as stated in the Exchange’s
daily quotations sheet on the date of the offer,
(ii) the average closing prices of the shares
as stated in the Exchange’s daily quotations
sheets for the five business days immediately
preceding the date of the offer, and (iii) the
nominal value of the shares on the date of the
offer.

()  Remaining life

The 2024 Share Option Scheme shall be valid
and effective for a period of ten years from the
date of adoption ending on 15 August 2034.

During the years ended 31 December 2025 and
2024, no share options were granted under the
2024 Share Option Scheme.

Share award scheme

On 16 September 2021, the board of directors
resolved to adopt a share award scheme. At the
special general meeting of the Company held on
15 August 2024, certain amendments to be made
to the share award scheme to, among other things,
bring it in line to reflect the latest amendments to
the requirements under Chapter 17 of the Listing
Rules which took effect on 1 January 2023 was
approved by the shareholders of the Company.
Details of the share Option Scheme are set out
in the Company’s circular dated 29 July 2024. A
summary of the share award plan is as follows:
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50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS (Continued)

Share award plan (Continued)

(@)

(b)

(c)

Purpose

The purpose of the share award scheme is
(i) to recognise and reward the contribution
of certain eligible participants to the growth
and development of the Group and to provide
incentives in order to retain them for the
continual operation and development of the
Group, and (ii) to attract suitable personnel for
further development of the Group.

Participants

The eligible participants include directors,
employees, suppliers, contractors,
distributors, agents, consultants and advisers,
provided that the board of directors may have
absolute discretion to determine whether or
not one falls within the above category. The
eligibility of each of the eligible participant
shall be determined by the board of directors
or a committee of the board of directors from
time to time and on a case-by-case basis.

Total number of shares available for awards

The maximum number of shares which may be
awarded under the share award scheme shall
not exceed 10% of the total number of the
Company’s shares in issue from time to time.

The number of shares available for award
under the existing scheme mandate of the
share award scheme on 31 December 2024,
2025 and the date of the annual report was
34,396,064 shares (assuming the share
consolidation of the Company effective on 20
June 2025 had been effective).

(b)

(c)
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PAYMENT TRANSACTIONS (Continued)
Share award plan (Continued)

(d) Administration of the share award plan

50. UREGEE 2ROXRZRS (&)

IR 10 SR B =t & ()
(d) REREZEE

The share award scheme shall be subject to
the administration of the board of directors
whose decisions on all matters arising
in relation to the share award scheme or
its interpretation or effect shall be final,
conclusive and binding on all persons who
may be affected thereby, provided that such
administration shall not prejudice:

(A) the powers of the trustee as provided
under the trust deed, or

(B) the powers of the remuneration
committee of the board of directors (or
such committee or such sub-committee
or person(s) delegated with such power
and authority by the board of directors)
on recommending and/or deciding (on
and subject to the terms and conditions
provided under the share award scheme)
the selection of the selected participants,
the number of awarded shares to be
awarded to the respective selected
participants and other related matters
as expressly provided under the share
award scheme.

A selected participant shall ensure that
the acceptance, vesting and the holding
of any awarded shares under the share
award scheme and the exercise of all rights
attaching thereto are valid and comply with all
laws, legislation and regulations including all
applicable exchange control, fiscal and other
laws to which he/she is subject. The Board
may, as a condition precedent of making
an Award, require an Eligible Participant to
produce such evidence as it may reasonably
require for such purpose.
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50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS (Continued)

Share award plan (Continued)

(e)

Maximum entitlement of each selected eligible
participant

The maximum number of shares which may be
allotted and issued in respect of all awards to
be granted under the share award scheme and
any options and awards to be granted under
any other schemes to an eligible participant
shall not in aggregate exceed 10% of the total
number of shares in issue (excluding treasury
shares) as at the date of approval of the
share award scheme (i.e. 38,196,064 shares).
Notwithstanding that the group contribution
threshold may be sufficient to subscribe
or purchase such number of shares that is
greater than the scheme mandate limit, the
board of directors shall not instruct the trustee
(or SPV, if so established and subsisting and
authorised by the trustee) to subscribe or
purchase any shares for the purpose of the
share award scheme when such subscription
or purchase will result in the scheme mandate
limit, if any, being exceeded.

The maximum number of shares which may
be awarded under the share award scheme
and any other schemes to a service provider
shall not exceed 1% of the total number of
shares in issue (excluding treasury shares) as
at the date of approval of the shareholders
at a general meeting (i.e. 3,819,606 shares)
unless otherwise determined by independent
shareholders in general meeting. For the
avoidance of doubt, the service provider
sublimit is a sub-limit within and subject to the
scheme mandate limit.
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For the year ended 31 December 2025 BE—E_-_RF+=-H=+—HIFE

50. EQUITY-SETTLED SHARE-BASED
PAYMENT TRANSACTIONS (Continued)

Share award plan (Continued)

(e)

()

te),

Maximum entitlement of each selected eligible
participant (Continued)

The maximum number of shares issued or
to be issued in respect of all options and
awards granted to a selected participant at
any one time or in aggregate under the share
award scheme and all other share schemes
(excluding any options and awards lapsed in
accordance with the terms of the respective
share schemes) in any 12-month period up
to and including the date of such relevant
grant should not exceed 1% of the issued
share capital of the Company (excluding
treasury shares) i.e. the individual limit. Where
any grant to a selected participant may
result in exceeding the individual limit, the
Company shall not grant such shares unless
it is separately approved beforehand by the
shareholders in general meeting, with such
selected participant and his close associates
(or associates if the selected participant is a
connected person) abstaining from voting. The
number and terms of awards to be granted to
such selected Participant must be fixed before
the shareholders’ approval.

Vesting period

Save for the circumstances prescribed in the
Company’s circular dated 29 July 2024, the
vesting period shall not be less than twelve (12)
months.

Amount payable on acceptance of awards
No consideration is required to be paid by the

selected eligible participants on acceptance
of awards under the share award scheme.
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Notes to the Consolidated Financial Statements

e MR TRMEE
For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE
50. EQUITY-SETTLED SHARE-BASED 50. UREEEZRDIRZRS (&)
PAYMENT TRANSACTIONS (Continued)
Share award plan (Continued) B e B a8l (4F)
(h) Remaining life (h) FIErFH
Unless it is early terminated by the board of MRIAZESERAK L FRIRMGER

directors, the share award scheme shall be
valid and effective for a term of ten years
commencing on the date of adoption and
ending on 15 September 2031.

Movements of the Company’s shares held for the
share award scheme are as follows:

LU

Number of shares held
for share award scheme

BFEANERBA TS BEBEHA
HEE-Z=—FhA+THBL-

ARORBAESEZEARARDEH

Shares held for
share award scheme

ARMEBFEREEZ ARKERTEEEZ
KR B& 17
2025 2024 2025 2024
—EC-RE ol 11 —E-RE —E-IMEF
’000 ‘000 HK$’000 HK$’000
FiR Fig FET FET
At 1 January n—BA—H 124,310 124,310 24,455 24,455
Share consolidation &6t (111,879) - - -
Shares vested during FREB2ZRH

the year (3,800) - (7,476) -
At 31 December R+=ZB=+—H 8,631 124,310 16,979 24,455

During the year ended 31 December 2025 and
2024, the share award plan did not acquire any
shares of the Company.

The following table discloses movements in the
share awards granted under the Company’s share
award scheme adopted on 16 September 2021
(as amended on 15 August 2024) during the year
(assuming the share consolidation of the Company
effective on 20 June 2025 had been effective):

RBE-Z-_AFR-Z-_NF+=A
=+-BLFE  RORBEHER
BARRNBEMRE ©

T%T&Eﬁ*ﬁﬂéﬁﬂjﬁj\—%—_iﬂﬁ
TAREERMOBROERGTE(R-2=
“HENBTREBERT) RER MG EE
RERANESE (REEAQATR-ZEHF
NBZTHERZBRBEHEERN) -

Cancelled/ Unvested Closing price

Unvested as Granted forfeited Lapsed as at 31 Purchase  immediately

Name or category  Date of at1January  during the Vested during during the  during the December Vesting price of share  before the

of grantee grant 2025 year the year year year 2025 date awards date of grant

e k2 R=B-1f SERY

ERAZ -A-B R tZA=+-A UE REEN

#EAEH REEH HAER ERR ErGE 8%k ERER HAEE BEAN HEE W
Consultant

ER
Mr. Wong Chun Hung 4 September 3,800,000 - (3,800,000) - - - 4 September Nil HK$0.65
Hanson 2024 2025
EfRERE EIQE k.3 g 06557
hAMmA hAMmA
KIEREIZREGR AR

—E-REER
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

51.

RETIREMENT BENEFITS SCHEMES

With effect from 1 December 2000, the Group has
set up a defined contribution retirement scheme,
the MPF Scheme for all the eligible employees of
the Group. The Group did not provide retirement
benefits for its employees prior to set up of the
MPF Scheme.

Under the MPF Scheme, the employees are
required to contribute 5% of their monthly salaries
up to a maximum of HK$1,500 per employee and
they can choose to make additional contributions.
The employer’s monthly contributions are
calculated at 5% of each employee’s monthly
salaries up to a maximum of HK$1,500 (the
“Mandatory Contribution”). The employees are
entitled to 100% of the Mandatory Contribution
upon their retirement at the age of 65 years old,
death or total incapacity.

The employees of the Group’s subsidiaries in the
PRC are members of state-managed retirement
benefit schemes operated by the PRC government.
The subsidiaries are required to contribute
a specific percentage of payroll costs to the
retirement benefit scheme to fund the benefits. The
only obligation of the Group with respect to the
retirement benefits schemes operated by the PRC
government is made the specified contributions
under the schemes. The contributions are charged
to the consolidated statement of profit or loss and
other comprehensive income as incurred.

At 31 December 2025 and 2024, there was
no forfeited contribution under any defined
contribution retirement schemes available which
may be used by the Group to reduce the existing
level of contributions, nor any contribution under
any defined contribution retirement schemes was
forfeited by the Group during the year ended 31
December 2025 and 2024.
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—EEZFE+_A-HE AKEA
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8l — BEEEE - MR BESETE
ﬁ1$%§ﬁﬁ%ﬁ§ﬁﬁ&ﬂﬁ%%
A e

RIERESTE EEYERERFZ
5% (LLBREER%1,5008TER)E
HER o WA REEHEMERR - EE
BRAZHREBEZEERH 25% (LLEZ
1,500B T AR) & ([REIMEHERK]D -
BEURGSREEBR Hith T2 AET
ERE D IS 2 SRS HER -

AEERTEMBELR 2 EESHDE
BFRY 2 BREBRNBRE 2K
8 o ZE M B A B A MR KRR ETEME
HEHFEETAEI L MR EHRHE
BAZEE - REBEZSRMBA G BIE
HRERRBAEEYZ S8 21—
BEF-#HARELERRESREREM
2HEKE RN
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

52. PARTICULAR OF SUBSIDIARIES AND 52, B AR ZIEHILEBER 2FHB

CONTROLLED STRUCTURED ENTITY

ARAKBATNR-BE-HFE+ =5
=+—BZHERHIMT :

Details of the Company’s subsidiaries as at 31
December 2025 are set out as follows:

Class of Proportion of
Country/place of shares held/ ownership interest and Issued and fully
incorporation or registered voting power held by paid share capital/
Name of subsidiary operation capital the Company registered capital  Principal activities
HMALRLE 2 BERR/ KAABEZEERERR BRIRER
HWEARER A%/ 1% Rt L3 441 Rir/ SRR TEEK
2025 2024
ZECRE b S 113
% %
Adelio Holdings Limited British Virgin Islands Ordinary 100 100 US$1 Investment holding
ABELHE L& 1%7 REER
Angel Wish Group Limited British Virgin Islands ~ Ordinary 100 100 USS1 Investment holding
ABRLHE LB 1% REER
Bayhood No. 9 Co The PRC Registered 100 100 RMB50,000,000  Provision of recreational
HORAT i Rl AR#50,000,0007  and wellness services
through the management
of a membership-based
golf club and resort
ERERESHSEANE
FREEREAAERE
REERH
Best Season Holdings Corp. British Virgin Islands  Ordinary 75 75 US$100 Dormant
ABELHE L@ 100£7% gEex
Bluelagoon Investment Holdings ~ British Virgin Islands ~ Ordinary 100 100 US$1 Dormant
Limited KBEIEE L& 1% FEex
Eternity Finance Group Limited ~ British Virgin Islands  Ordinary 100 100 HK$100,000,000  Investment holding
K ENKEBERAT EBELHE L& 100,000,000  REZR
Eternity Investment (China) Hong Kong Ordinary 100 100 HK$1 Investment holding
Limited Bt LB 187 REER
XBRERE (RE)ERAT
Gainful Fortune Limited British Virgin Islands  Ordinary 100 100 HK$160,000,100  Dormant
ABELHE L 160,000,100 EmEX
Golden Stone Management British Virgin Islands ~ Ordinary 100 100 USS1 Investment holding
Limited XBETEE L& 1% REER

KIERHIRERRD A

—E_Rafy 203
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ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

52. PARTICULAR OF SUBSIDIARIES AND 52. HEBARRIZHERER ZHT
CONTROLLED STRUCTURED ENTITY (#&)
(Continued)

ARAMBLRANR-"FT_RF+=A

Details of the Company’s subsidiaries as at 31

284

December 2025 are set out as follows: (Continued)

=t—HZHBERINNOT - (&)

Class of Proportion of
Country/place of shares held/ ownership interest and Issued and fully
incorporation or registered voting power held by paid share capital/
Name of subsidiary operation capital the Company registered capital  Principal activities
HMAR LR LE 2 BERG/ RAAREZRERERR BRIRAR
1] PG B%/1b% HRBAER ZRLhl Rt/ EREE TEEK
2025 2024
S 3 ot 13
% %
Hong Kong Builders Finance ~ Hong Kong Ordinary 100 100 HK$2 Money lending
Limited 4 Bl 2B fEE
BENKERAR
K E G Limited British Virgin Islands ~ Ordinary 100 100 US$1 Investment holding
BEERAA ABRLHE LB 1% REER
K E Group Limited Hong Kong Ordinary 100 100 HK$10,000 Design and sale of jewelry
BEEEERAR BiE LB 10,000 87 products
R RBEREER
Legend Rich Limited British Virgin Islands ~ Ordinary 100 100 USS1 Investment holding
ABRLHE LB 1%7 REER
Max Winner Investments Limited Hong Kong Ordinary 100 100 HK$1 Property holdings
ARREERAR B LB 1871 and sale of financial assets
BENEREECREE
New Cove Limited British Virgin Islands ~ Ordinary 100 100 US$1 Investment holding
ABRLHE LB 1%7 REER
Nexora Blockchain Solution  Hong Kong Ordinary 100 100 HK$1 Investment holding
Limited BB LE 1871 REER
Om Gem Limited Hong Kong Ordinary 100 100 HK$10,000 Design and sale of jewelry
£ Efal 10,0007 products
R RFEREER
One Synergy Limited Hong Kong Ordinary 100 100 HK$1 Investment holding
& Bl 187 REER
Open Heart Investments Limited  British Virgin Islands ~ Ordinary 100 100 US$1 Investment holding
EBRLEE LB 1%7 REER
Rexdale Investment Limited Hong Kong Ordinary 100 100 HK$10,000,000 Property holdings
&t L& 10,000,000  HENE
Riche Advertising Limited British Virgin Islands  Ordinary 100 100 USS1 Sale of financial assets
ABELHE L& 1%7 HESREE

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

PARTICULAR OF SUBSIDIARIES AND 52. HEBARRIEZHERER ZFT
CONTROLLED STRUCTURED ENTITY (&)
(Continued)
Details of the Company’s subsidiaries as at 31 AARMBARIR-_ZE-_HEFE+=A
December 2025 are set out as follows: (Continued) =ET+—BZHFBERINOT : (&)
Class of Proportion of
Country/place of shares held/ ownership interest and Issued and fully
incorporation or registered voting power held by paid share capital/
Name of subsidiary operation capital the Company registered capital  Principal activities
HMRLREE 2 BERG/ RAAREZRERERR BRITRHR
WEBARER A%/ 1% RS ZRAl Rt/ EREE TEEK
2025 2024
S 3 “ECME
% %
RICHE (BVI) LIMITED British Virgin Islands  Ordinary 100 100 US$1,000 Investment holding
ABELHE L@ 1,000%7 REER
Riche Distribution Limited Hong Kong Ordinary 100 100 HK$1,000,000 Property holding
EXBTERAA &8 LR 1,000000%%  HEUE
Riche Multi-Media Limited Hong Kong Ordinary 100 100 HK$2 Dormant
EXLERERLA B LE 2B Eme¥
Riche Pictures Limited British Virgin Islands ~ Ordinary 100 100 US$1 Investment holding
ABRLEE L& 1% REER
Simple View Investment Limited  British Virgin Islands  Ordinary 100 100 US$1 Sale of financial assets
KBELHE L& 1% HECREE
Smart Field Management Limited Hong Kong Ordinary 100 100 HKS1 Investment holding
BRERARAT &k L& 187 REER
Smart Sphinx Limited British Virgin Islands  Ordinary 100 100 USS1 Investment holding
ABRLHE LE 1% REER
Smart Title British Virgin Islands ~ Ordinary 100 100 US$1 Investment holding
ABELHE L& 1% REER
Stable Income Limited Hong Kong Ordinary 100 100 HK$1,000,000 Dormant
BRARAA i el 1,000,000 g
Victory Peace Holdings Limited  British Virgin Islands ~ Ordinary 100 100 USS$1 Sale of financial assets
BEERARLT ABELHE L& 1% HESREE
Yuan Shun Investments Limited ~ British Virgin Islands ~ Ordinary 100 100 US$1 Investment holding
TERERRAT EBRLEE L& 1% REZR
Mgees (1 3) B8 BRAR * The PRC Registered 100 100 RMBS,657,085 Investment holding
e i ARM 6,657,050 REEZR

KIERHIRERRD A

—EChFER
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

52. PARTICULAR OF SUBSIDIARIES AND 52. HEBARRIZHERER ZHT
CONTROLLED STRUCTURED ENTITY (&)
(Continued)
Details of the Company’s subsidiaries as at 31 AARMBARIR-_ZE-_HEFE+=A
December 2025 are set out as follows: (Continued) ET—HZHFBERINAT - (&)
Class of Proportion of
Country/place of shares held/ ownership interest and Issued and fully
incorporation or registered voting power held by paid share capital/
Name of subsidiary operation capital the Company registered capital  Principal activities
ERAIHEEZ BERR/ FAABEZERERER  DRORER
1] PG B%/1b% HRBAER ZRLhl Rt/ EREE TEEK
2025 2024
—EC-RE —E-ME
% %
BEBAX R (1) ERAF * The PRC Registered 100 100 RMB100,000 Investment holding
e atf AR®100000r  REEK
TRRABRNEERARAT The PRC Registered 100 100 RMB10,000,000  Provision of property
el aff ARH10,000,000T  management services
RENFERRE
TR BRI ARAR The PRC Registered 100 100 RMB10,000,000  Investment holding
e atf AK%10,000,0007T REER
TR EE The PRC Registered 100 100 RMB10,000,000  Managing and operating
ERAR(88)° Gz i AR%10,000,0007  cultural forum and

related cultural activities
EEREE U RERIEE

At

i limited liability company (solely invested by Taiwan, # RHABRI 2 EREFEAR (ABREAE
Hong Kong or Macao legal person) established in the &) o
PRC.

v limited liability company (solely invested by legal b RABRI 2 BEREERT CEABE) °
person) established in the PRC.

B limited liability company (solely invested by foreign s RABER 2 BRETEAT (SERELE
owned enterprise) established in the PRC. BE) -

e other limited liability company established in the PRC. . RABER 2 HBREERT -

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

52. PARTICULAR OF SUBSIDIARIES AND
CONTROLLED STRUCTURED ENTITY
(Continued)

The Company directly holds the interest in RICHE
(BVI) LIMITED and Nexora Blockchain Solution
Limited. All other subsidiaries are indirectly held by
the Company.

None of the subsidiaries had issued any debt
securities at the end of the year or during the year.

The directors consider that Best Season Holdings
Corp., Gainful Fortune Limited and #§t, the
non-wholly owned subsidiaries that have non-
controlling interests, are not material to the
Group. Accordingly, the financial information of
Best Season Holdings Corp., Gainful Fortune
Limited and #5t is not separately presented in the
consolidated financial statements.

52. MIBARIRZEHERERZFE

(/IE

78 A 8] B $# % B RICHE (BVI) LIMITED
B’ Nexora Blockchain Solution Limited
2R e IEHMHWEBARMYIHEERRF
BEESE -

BEMNBLARACRFRRNFRBTEMN
BRES

E £ A Best Season Holdings Corp.
Gainful Fortune Limited & #%5t (&% A 3k
ERESZZFZENBAR) HAKEM
B IE K o [HItBest Season Holdings
Corp. * Gainful Fortune Limited % #% Bt
%Eﬁ%iﬁﬂﬁﬁ%ﬁéﬁﬁ%iﬁ%*ﬁﬁﬁ%
5l o

Details of the Company’s controlled structured AARZEFEBERBR _ZTE_-_1F
entity as at 31 December 2025 are set out as +=A E‘I‘ —H Z?TE%WUIIDT
follows:
Proportion of
Country/place of ownership interest and
Name of controlled incorporation or Class of voting power held by Issued and fully
structured entity operation shares held the Company paid share capital Principal activities
ERELE KARREZRARER
SEHEBERER BEZER /4% BERHER REZELA BRIRBERE FEEE
2025 2024
—EC-RE —ECME
% %
Victory Success Hong Kong Ordinary 100 100 HK$2 Purchases, administers
(Hong Kong) Limited Bk el 2B and holds the Company’s

The Company has the power to direct the relevant
activities of Victory Success (Hong Kong) Limited,
and it has the ability to use its power over Victory
Success (Hong Kong) Limited to affect its exposure
to returns. Therefore, Victory Success (Hong Kong)
Limited is considered as a controlled structured
entity of the Group.

shares for the benefit

of selected eligible

participants under the

share award plan
RERGZBHARETS

ROEENERE - %E&

BARLARSR

7K/ B) B FE#RIE Victory Success (Hong
Kong) Limited Z #H B E & - TR B BE D
## A ¥ Victory Success (Hong Kong)
Limited 2 ¥ h LB H BIFRE b o FH Lt -
Victory Success (Hong Kong) Limited
WRAREB 2 ZEHEBER

KIEREEIREGR AR
—E-REER
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ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

53. MATERIAL RELATED PARTY 53. EXBEEALIRS
TRANSACTIONS
During the years ended 31 December 2025 REZ-_ZE-_HFR-ZE-_NF+=A
and 2024, the Group entered into the following E+—HALEER AEEHEHEBEAL
transactions and balances with related parties: RIMUT RS R :
(a) Transactions/balances with associates (a) BEBEQAT2XRP EE
Amounts due from/(to) associates FEW () BEE A alsE
2025 2024
—E-RF —E-mE
HK$’000 HK$’000
FET FET
Amount due from an associate el — R Bk X B FRIE
(note 25) (K1aF25) 38,437 38,437
Amounts due to associates (note 43) FE{TE#E N TFRIE (Kt 43) (7,745) (9,385)
The amounts from/(to) associates do not FEW{(FEH)H%%’RE%’UEﬂﬁW:E
constitute connected transactions as defined ﬁ}t MR EVAEFIERZBEE
in Chapter 14A of the Listing Rules. R e
Income received/receivable from and EW/EW%?%Q ARARER
(expenses) paid/payable to associates FEBE LT ()

For the year ended
31 December

BE+ZA=t—HLHFE

2025 2024
—E-RE —E-mE
HK$’000 HK$°000
FET FET
Rental income received/receivable U Bk —RIEEZ A TFE
from an associate WA 360 1,540
Interest expense paid/payable to an B, B —BEEE D R
associate BERxX (519) (676)
The above transactions do not constitute LR ZAEAEH L HHRAE14A
connected transactions as defined in Chapter EffERCBEERS

14A of the Listing Rules.
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

53. MATERIAL RELATED PARTY 53. EXBEALRS (&)
TRANSACTIONS (Continued)
(b) Compensation for key management (b) FEEBAEHMH
personnel
The remuneration of executive directors FR - MTEERTHER (AEXE
and the chief executive officer, who are key EEBEAE)ZHMEWMT :

management, during the year was as follows:

For the year ended
31 December

BE+-ZA=t—HLHFE

2025 2024
—E-RE —E_E
HK$’000 HK$°000
FHET FHET
Short-term employee benefits EHEEREA 1,140 1,149
Post-employment benefits BEEL 2 1R A 18 48
1,158 1,197
Total remuneration is included in “staff costs” BT ATEIRE] (RHEE
(see note 12). 12) o
The remuneration of executive directors and BTESRITRARZMEIHE
the chief executive officer is approved by the EERFMEEECHEBERRS
board of directors on the recommendation of EZBAZBEERBERTSBEE
the Remuneration Committee having regard to #LfE o

the duties and responsibilities of individuals
and market trends.

KERMRAARAT
“EongER 209
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ReEMBEHRERME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

53. MATERIAL RELATED PARTY
TRANSACTIONS (Continued)

(c)

Transactions with the directors and
substantial shareholders of the Company

(i)

On 29 November 2018, Mr. Lei Hong Wai,
the Chairman of the board of directors and
an executive director, provided a personal
guarantee to secure the Company’s
repayment obligations under the loan
granted by a finance company with an
outstanding principal of HK$236,668,000
(2024: HK$200,000,000) as at 31 December
2025. No consideration was paid by the
Company to Mr. Lei Hong Wai for providing
the personal guarantee. No security over
the assets of the Group was provided for
the personal guarantee given by Mr. Lei
Hong Wai.

As at 31 December 2025 and 2024, the
provision of the personal guarantee by
Mr. Lei Hong Wai remained in full force
and effect.

On 9 March 2020, Mr. Lei Hong Wai
provided a personal guarantee to secure
the Group’s repayment obligations
under the securities margin financing
facility granted by a securities brokerage
firm with an outstanding balance of
HK$26,305,000 at 31 December 2025.
No consideration was paid by the Group
to Mr. Lei Hong Wai for providing the
personal guarantee. No security over the
assets of the Group was provided for the
personal guarantee given by Mr. Lei Hong
Wai.

As at 31 December 2025 and 2024, the
provision of the personal guarantee by
Mr. Lei Hong Wai remained in full force
and effect.

ETERNITY INVESTMENT LIMITED
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53. EXBMEALRE (&)

(c) BEQRAZESERIERRZRS

i) R=ZBE-NE+-—-—HB=+Hh
H EE2XIFERIATES
THELEAXQAR R
BHEATRAMREREZERME
AECERSTREEAL
R ZERR-E-_HF+=
A=t—BzhkEBA A
236,668,000 T ( = & = Y
£ : 200,000,000587T) o AR
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BEEZARE  THEMRS
BEEEREZEAABREMR
AEBEEFEAEF -

RZZEZHEFR-IZF-DF
T-A=1t—-8  FHEELE
BEZEAERESTRERD
KAER o

i)y A=ZFE-FEF=ZANA =
BEREEER -—BIEHFLLRD
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B=+-—-BXREEHE&H A
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

53. MATERIAL RELATED PARTY
TRANSACTIONS (Continued)

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

(iii)

On 22 October 2020, Mr. Lei Hong Wai
provided a personal guarantee to secure
the Group’s repayment obligations
under the securities margin financing
facility granted by a securities brokerage
firm with an outstanding balance of
HK$16,002,000 at 31 December 2024.
No consideration was paid by the Group
to Mr. Lei Hong Wai for providing the
personal guarantee. No security over the
assets of the Group was provided for the
personal guarantee given by Mr. Lei Hong
Wai.

As at 31 December 2024, the provision of
the personal guarantee by Mr. Lei Hong
Wai remained in full force and effect.
During the year ended 31 December
2025, a settlement agreement was
entered into with the abovementioned
securities brokerage firm. As at 31
December 2025, the provision of the
personal guarantee by Mr. Lei Hong Wai
have been released.

As at 31 December 2025 and 2024, the
provision of the personal guarantees by
Mr. Lei Hong Wai and Mr. Cheung Kwok
Wai Elton for guaranteed secured notes
remained in full force and effect.

53. EXBEALRE (&)

(c) BEQRAZESERIERRZRS

(&)

(iii)

(iv)

R-Z2ZZ2FTA=-+=H
z

BRELEMN -BEFLE
42 A PR it —7—@$
+:HE+—E$Eﬁ"ﬁ%

16,002,000/8 T2 EHRESE
FEmE v ERETREBEEA
EBR AEEHMEREHEABAA
BEROZHEELEIFRE
TEERTIEFELERBZE
?%ﬁﬁﬁ$%§ﬁé¢%ﬁ
Eﬁo

R-ZE-NE+=ZA=+—
B ZHELAERHZBEARE
REFTTERORER - RE
BEZE-HF+=ZHA=1+—8H
LEFEE AEECHEEMES
BENTFTLNERE - R=
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53. MATERIAL RELATED PARTY
TRANSACTIONS (Continued)

(c)

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

v)

On 18 August 2023, Mr. Lei Hong Wai
provided a personal guarantee to secure
the Group’s repayment obligations under
the securities margin financing facility
granted by the securities brokerage
firm mentioned in (ii) above, with an
outstanding balance of HK$9,844,000
(2024: HK$9,049,000) as at 31 December
2025. No consideration was paid by the
Group to Mr. Lei Hong Wai for providing
the personal guarantee. No security over
the assets of the Group was provided for
the personal guarantee given by Mr. Lei
Hong Wai.

As at 31 December 2025 and 2024, the
provision of the personal guarantee by
Mr. Lei Hong Wai remained in full force
and effect.

All of the above transactions also constitute
connected transactions as defined in
Chapter 14A of the Listing Rules. However,
these transactions are fully exempt from
the connected transaction requirements in
Chapter 14A of the Listing Rules under Rule
14A.90.
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54. CAPITAL RISK MANAGEMENT

The primary objectives of the Group’s capital
management are to safeguard the Group’s ability to
continue as a going concern and maintain healthy
ratios in order to support its business and enhance
shareholders’ value.

The Group manages its capital structure and
makes adjustments to it, in light of changes
in economic conditions. To maintain or adjust
the capital structure, the Group may adjust the
dividend payment to shareholders, return capital to
shareholders, issue of new shares or redemption of
existing shares as well as raise or repay debts. The
Group’s overall strategy remains unchanged from
prior years.

The Group monitors capital using a gearing ratio,
which is total debt divided by equity attributable
to owners of the Company. The Group’s policy
is to maintain the gearing ratio below 100%.
Debt includes interest bearing bank and other
borrowings, amounts due to directors and related
party, amounts due to associates, guaranteed
secured notes and convertible bonds. Equity
attributable to owners of the Company includes
share capital, retained profits and other reserves.
The gearing ratio as at the end of the reporting
periods was as follows:

54. EXEKBEE

REEEEEACTEZEERRRELE
BERHREKE R ILHEFBRIER )
XPFHEBRREARREE -

AEBERHEEAERBLRBEERR
SUEHAE - REFIRBBELRSE
B AEESREORRRBEZRE
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BOUREEHEEEK - BLFE
REBzBERBESTE o

REBEEREEEBLREREL » &%
L RZERBERUASNDTER AR
BEstE AEENBREREREES
B REN 100% - EHBET BRITE
AREMER  BNESKBEBEALN
B BNBELARE  AERERRE
BRABKRES ARAEEAEGRE
HEERAS - REBAREMER - B
BEMR2EERBLRNT :

2025 2024

—E-RE —E-NE

HK$’000 HK$’000

FET FHET

Total debt BEKEEE 667,201 647,509
Equity attributable to owners of the AATEEAEGER

Company 744,659 1,058,200

Gearing ratio EEEBRLR 90% 61%
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55. FINANCIAL INSTRUMENTS

55. €@t T A

Categories of financial instruments SRMIAZER
2025 2024
—E-ERE —EEF
HK$’000 HK$’000
FET FiET
Financial assets EWMEE
Amortised cost HEE R A 448,030 473,333
Financial assets at FVTPL BAFEFABERERZ
EHMEE 55,542 74,458
503,572 547,791
Financial liabilities A=Y=
Amortised cost A 1,166,251 1,121,649
1,166,251 1,121,649
At the end of the reporting period: REEEK -

(a)

(b)

loan receivables, trade receivables, deposits
and other receivables, finance lease
receivables, pledged bank deposits, restricted
bank deposits and cash and cash equivalents
are categorised as “amortised cost” under
financial assets; and

trade payables, deposits received, accruals
and other payables, bank borrowings, other
borrowings, amounts due to associates,
amounts due to directors and related party,
lease liabilities, and guaranteed secured notes
and convertible bonds are categorised as
“amortised cost” under financial liabilities.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies

The Group’s major financial instruments include
key management personnel life insurance policy
and listed equity securities in Hong Kong classified
at FVTPL, unlisted equity securities at FVTOCI,
loan receivables, trade receivables, deposits
and other receivables, finance lease receivables,
pledged bank deposits, restricted bank deposits,
cash and cash equivalents, trade payables,
deposits received, accruals and other payables,
bank borrowings, other borrowings, amounts due
to associates, amounts due to directors, lease
liabilities, guaranteed secured notes. Details of the
financial instruments are disclosed in respective
notes. The risks associated with these financial
instruments include market risk (foreign currency
risk, interest rate risk and equity price risk), credit
risk and liquidity risk. The policies on how to
mitigate these risks are set out below.

The management manages and monitors these
exposures to ensure appropriate measures are
implemented on a timely and effective manner.

Market risk
(a) Foreign currency risk

The Group’s operations are mainly in Hong
Kong and the PRC. An entity within the
Group is exposed to foreign currency risk
from commercial transactions and monetary
assets and liabilities that are denominated in
a currency that is not the entity’s functional
currency.

The Group engages in property investment
and golf club operation businesses in the
PRC through its local subsidiaries, which
use RMB as their functional currency. These
PRC subsidiaries are not exposed to foreign
currency risk as their commercial transactions
and monetary assets and liabilities are
denominated in RMB.

Several subsidiaries of the Group with Hong
Kong dollar as their functional currency have
commercial transactions and monetary assets
and liabilities that are denominated in USD,
Pound Sterling and Euro.

55.
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AEEZFECRMIABEIERIRD
FEFAEGERZEMEECTEEE
ABASREREBLTRARES &
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and

policies (Continued)

Market risk (Continued)

(a) Foreign currency risk (Continued)

The Group currently does not have a foreign
currency hedging policy. It manages its
foreign currency risk by closely monitoring
financial position and cash flow exchange risk
exposures and where considered appropriate
using financial instruments, such as forward
exchange contracts, foreign currency options
and forward rate agreements, to hedge the
foreign currency risk.

As at 31 December 2025, the Group’s
entities with functional currency of Hong
Kong dollar had the aggregate net monetary
assets denominated in USD amounted to
HK$2,940,000 (2024: HK$3,600,000). Given
that Hong Kong dollar are pegged to USD, the
directors consider that there is no significant
foreign currency risk exposure with respect to
USD.

As at 31 December 2025, the Group’s entities
with functional currency of Hong Kong dollar
had the aggregate net monetary assets
denominated in Pound Sterling and Euro
amounted to HK$83,000 (2024: HK$99,000).
Given that the aggregate net monetary assets
denominated in Pound Sterling and Euro is
less than 1.00% (2024: less than 1.00%) of
the Group’s net assets at 31 December 2025,
the directors consider that the net monetary
assets of Pound Sterling and Euro are not
significant to the Group at the end of the
reporting period. Accordingly, no sensitivity
analysis is prepared and disclosed.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Market risk (Continued)

(b)

Interest rate risk

The Group is exposed to cash flow interest
rate risk in relation to its bank borrowings,
amount due to an associate, amounts due
to directors and related party, an unsecured
other borrowing classified under “other
borrowings” and two of the securities margin
financing facilities classified under “other
borrowings” respectively with variable rates
(the “Borrowings”). The Group’s cash flow
interest rate risk is concentrated on fluctuation
of HIBOR and prime rate arising from the
above borrowings denominated in Hong Kong
dollar and United States dollar. The Group’s
certain other borrowings, an unsecured other
borrowing and guaranteed secured notes carry
fixed interest rates, which are not exposed to
cash flow interest rate risk.

A fundamental reform of major interest rate
benchmarks is being undertaken globally,
including the replacement of some interbank
offered rates (“IBORs”) with alternative nearly
risk-free rates. Details of the impacts on the
Group’s risk management strategy arising
from the interest rate benchmark reform
and the progress towards implementation of
alternative benchmark interest rates are set
out under “interest rate benchmark reform” in
this note.

The Group currently does not have an interest
rate hedging policy. It manages its interest
rate risk by closely monitoring the interest rate
movements and where considered appropriate
using financial instruments to hedge the
interest rate risk.

As at 31 December 2025, if interest rates
of the borrowings had been 50 basis points
(2024: 50 basis points) higher/lower, with all
other variables remain constant, the Group’s
loss and total comprehensive expense for the
year ended 31 December 2025 would have
increased/decreased by HK$765,000 (2024:
HK$1,117,000).
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Market risk (Continued)

(b)

(c)

Interest rate risk (Continued)

The sensitivity analysis above has been
determined based on the exposure to a
change in interest rates for the Borrowings at
the end of the reporting period. The analysis is
prepared assuming that the change in interest
rates had occurred at the end of the reporting
period and had been applied to re-measure
the Borrowings which expose the Group to
cash flow interest rate risk at the end of the
reporting period. The impact on the Group’s
loss and total comprehensive expense for the
year ended 31 December 2025 is estimated as
an annualised impact on interest expense of
such change in interest rates. The sensitivity
analysis is performed on the same basis for
2024.

Equity price risk

The Group is exposed to equity price risk
arising from listed equity securities in Hong
Kong held by it classified as financial assets
at FVTPL. The Group’s listed equity securities
in Hong Kong are listed on the Exchange.

The Group manages its equity price risk by
regularly monitoring equity portfolio to address
any portfolio issues promptly and spreading
price risk exposure by investing a number of
listed equity securities in Hong Kong.

The sensitivity analyses have been determined
based on the exposure to equity price risk at
the reporting date.

As at 31 December 2025, if the prices of
the listed equity securities in Hong Kong
with quoted market price held by the Group
had been 15% (2024: 15%) higher/lower,
with all other variables remain constant, the
Group’s loss for the year ended 31 December
2025 would have decreased/increased by
HK$6,957,000 (2024: HK$8,056,000).
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment

The credit risk of the Group mainly arises from
restricted bank deposits, pledged bank deposits,
bank balances, trade receivables, loan receivables,
other receivables and finance lease receivables.
The exposures to these credit risks are regularly
monitored on an ongoing basis by established
credit policies in each of the Group’s core
businesses.

(@)

(b)

Pledged bank deposits, restricted bank
deposits and bank balances

The Group’s exposure to credit risk arising
from pledged bank deposits and bank
balances is limited because the counterparties
are high-credit-quality banks and/or financial
institutions, for which the Group considers to
have low credit risk.

Trade receivables

Trade receivables arise from the Group’s sale
of jewelry products business. The Group
trades only with recognised and creditworthy
third parties. The Group allows credit period
ranging from 0 to 270 days to its customers.
Before accepting any new customer, credit
evaluation is performed by the responsible
executive director to assess the potential
customer’s credit quality and define its
credit limit. Credit evaluations are reviewed
regularly. Other monitoring procedures are
in place to ensure that follow-up action is
taken to recover overdue debts. In this regard,
the directors of the Company consider the
Group’s credit risk is significantly reduced.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(b)

Trade receivables (Continued)

The Group performs ECL assessment by
applying the HKFRS 9 simplified approach,
which uses lifetime ECL allowance as basis
for all trade receivables with reference to a
valuation on the allowance for ECL prepared
by Grant Sherman, an independent firm
of professional valuer. The ECL of trade
receivables is calculated as the product of
the three factors: gross credit exposure,
probability of default, and recovery rate
in case of insolvency in Hong Kong. The
probability of default is derived through the
application of a linear multiple regression
model, which estimates the statistical
relationship between a dependent variable
and multiple independent variables. To reflect
any current or forward-looking information
affecting the customers’ abilities to settle
the trade receivables, certain adjustments
have been made in the process of deriving
the appropriate probability of default. The
calculation reflects the probability-weighted
outcome, the time value of money, and
reasonable and supportable information that
is available at the end of the reporting period
about past events, current conditions and
forecasts of future economic conditions.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)
(b) Trade receivables (Continued)
The following table provides information

about the Group’s exposure to credit risk and
allowance for ECL on trade receivables at 31

55. SR TH (/&)
MERREREBERBE (&)

FEERR B EERTE (&)
(b) EZEKNIE (&)
TREH#EEAKSER-Z_-4F

R—Z-_NE+-A=+—HBHE
ZERREZEERBREREER

December 2025 and 2024: BEREZ2ER

2025 —E-HE
Gross Allowance Net
carrying for ECL carrying
Past due status BHRR ECL rate amount recognised amounts

HAEE RS

BRE REAE GEERER REFE
HK$’000 HK$’000 HK$’000
F% FA% Tz
Current (not past due) BDER (M fREER) 0.65% 37,181 (241) 36,940
1 - 30 days past due AH1Z30A 11.43% 35 4) 31
31 - 90 days past due AHITZE00H 50.00% 2 (1) 1
More than 90 days past due HEH#B0 A 100% 2,803 (2,803) -
40,021 (3,049) 36,972

2024 —E-NE
Gross Allowance Net
carrying for ECL carrying
Past due status AR ECL rate amount recognised amounts

RHEE EHAZES

FRZ FEAE GEFEER REFE
HK$°000 HK$°000 HK$°000
FET FET FET
Current (not past due) BPEA (3 AR ) 0.41% 36,058 (149) 35,909
1 - 30 days past due BH1Z230H 13.34% 742 (99) 643
31 - 90 days past due HH31ZE90H 14.47% 76 (11) 65
More than 90 days past due BB 90 A 94.98% 2,770 (2,631) 139
39,646 (2,890) 36,756
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and

policies (Continued)

Credit risk and ECL assessment (Continued)

(b) Trade receivables (Continued)

Movements in allowance for ECL on trade

55. €@ TR (&)

MHEMEEREREE (&)

FEERR B EERTE (&)
(b) EZEKNIE (&)

ESBWREZAMEEBERE

302

receivables: 28
Lifetime ECL  Lifetime ECL
(not credit- (credit-
impaired) impaired) Total
2HEH 2HES
FEFE FEFE
(REERE) (FEHE) st
HK$’°000 HK$’000 HK$’000
FET FET FET
At 1 January 2024 NZZE-mE
—A—H 988 - 988
Transfer to credit impaired EREEERE (798) 798 -
Allowance for ECL recognised ERAEHEEFRRE 116 1,786 1,902
At 31 December 2024 and R-ZZ-ME+=A
1 January 2025 =+-BR=E-RF
—A—H 306 2,584 2,890
Transfer to credit impaired EREEERE (124) 124 -
Allowance for ECL recognised ERIABNEEFERE 64 95 159
At 31 December 2025 RZBZHEFZA
=+-—H 246 2,803 3,049
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(b) Trade receivables (Continued)

()

Trade receivables are written off when there
is information indicating that the customer is
in severe financial difficulty and there is no
realistic prospect of recovery, e.g. when the
customer has been placed under liquidation or
has entered into bankruptcy proceedings, or
the trade receivables are over 270 days past
due, whichever occurs earlier.

Loan receivables

Loan receivables arise from the Group’s
money lending business.

The Group’s money lending business
only provides loan financing. The Group’s
customers principally include high net
worth individuals, private companies, or
listed companies introduced to the staff and
management of the Group through business/
personal networks or are referred to the Group
by its existing or former customers.

The Group has developed a credit policy and
procedures manual for its money lending
business. The credit policy and procedures
manual specifies the Group’s credit policy
towards its money lending business, the risk
management of the Group’s money lending
business, and the credit procedures for the
Group’s money lending business, which
include, among others, the loan application,
credit approval, loan closing, and monitoring
ongoing credit risk procedures. All customers
of the Group are subject to loan application
procedures, which include customer due
diligence, reference check for credit and
character, and financial background check.
The following internal control procedures are
put in place:

55. €M T A (&)
BRRAREEEERBEK (&

FEERR B EERTE (&)

(b)

(c)

B ZEWE ()

ERERERNEFAREVRRE
RARITEEEHS KD BER
B PIMEFERBERPHCELT
RERF  HEZEWFEGHE
Bo70R (UBMEBREERE) - B
WIS E R E 5 BUWKIER -

ERE
FEBEBEXBELRBER -

AEBZEEEREREERR
B - AEBFEEFEESFE
AT RACESBEBBER HEA
WERAEFETIREEENADR
HERARBAEFENEZAEE
ZLEmRAF -

AEBERAEBEXBHEFER
EREFFM - GERREEFF
M AAEEEBERLEEELNE
ERER AEEREEXBNEARE
BURAEEEEXBNEER
FoBE(EHhEE)REER =
Btk EREERERFERFE
BBERF - AEENRERFAR
BEENHFERF BREFERE
B -FERABRNESHERYH
ﬁ%%ﬁoEﬂERTW%E%E
¥ -

KERMIREERA T
“B-REFH

303



A —

304

Notes to the Consolidated Financial Statements
ReEMBEHRERME
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55. FINANCIAL |

NSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan rece

ivables (Continued)

(i) Credit risk assessment of customers

Prior
Grou

to grant of a loan to a customer, the
p carries out credit risk assessment

on the customer, taking into account,
among other things, the following factors:

(M

background and character of the
customer, if the customer is an
individual;

shareholders’ background, character,
and management capability, if the
customer is a company;

purpose of the loan;

source of repayment;

value of collateral and guarantee(s),
if any; and

the financial strength of the customer,
shareholder(s), and guarantor(s).

For renewal/extension of any granted
loans, the Group carries out an update
assessment on the customer. In addition,
the Group also considers the customer’s
repayment behavior in the past.

ETERNITY INVESTMENT LIMITED

Annual Report 2025

55. SR T H (/&)
MERREREBERBE (&)

FEERR B EERTE (&)
(c) EWEF (&
() FEFZEERRFMG
EOEFBERERA  AEH

HEFETFERRBIIHEE
B (AhEE) UTHEE :

(1) BEFz2ESERMEE(HE
FREA);

2 BESES . HEREELE
h(KEFRL%)

() EBRAR;

4) EBRRE;

G) EHEREEMERD
)R

6) HEF BRERRERAZ
MBED -

HWNEMESRHER &SR,
REY > AEEURFETEN
Arfd o b AEETEEE
EFBEZERTA -



Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

(i)

(iii)

Mechanism in determining loan terms

The terms of a loan are normally
determined following arm’s length
negotiation between the Group and the
customer, taking into account the factors
set out in (i) above. Normally, the Group
tends to grant loans under loan tenure
of not more than two years, subject to
renewals by mutual consent. The Group
expects the interest rate of a loan to be
not less than the best lending rate quoted
by The Hongkong and Shanghai Banking
Corporation Limited plus 3.00% per
annum. The Group would normally test
the customer’s willingness/reluctance
to provide collateral/guarantee to the
loan, but will take a pragmatic approach
in order to maintain flexibility and
competitiveness as compared to banking
institutions who can normally offer better
rates to the customer if they can provide
collateral/guarantee.

Approval process for granting loans, and
related checks and balances

The approval process for granting or
renewing loans is normally as follows:

(1) the Group would request the
customer to complete the Loan
Application Form, the Know Your
Customer Form, and the Personal
Financial Information Form;

(2) the Finance and Accounting
Department would seek to verify
the information provided by
the customer, collect supporting
documents, and complete the Loan
Recommendation Form on the
customer’s loan application and
submit to the responsible directors;
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk

management objectives and

policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

(iii) Approval process for granting loans, and
related checks and balances (Continued)

@)

the responsible directors would
review the recommendation from
the Finance and Accounting
Department, spot check the
supporting documents, and indicate
their approval (with or without
modification) or rejection of the loan
application;

the Finance and Accounting
Department will carry out
compliance procedures on all
loan applications approved by
the responsible directors. Under
the credit policy and procedures
manual, if the grant of a loan
does not constitute a notifiable
transaction under Chapter 14 of the
Listing Rules and the customer is
not a connected person, the grant
of the loan would only be required
to be approved by the responsible
directors;

if the grant of a loan constitutes
a notifiable and/or connected
transaction under Chapter 14 or
14A of the Listing Rules, the grant
of the loan would be required to be
submitted to the board of directors
for approval; and

the Finance and Accounting
Department would prepare the loan
documentation for signing, and
the announcement if the grant of a
loan constitutes a notifiable and/or
connected transaction.

ETERNITY INVESTMENT LIMITED

Annual Report 2025

55. @ TR (&)

MHEMEEBEREEK (&

FEERR B EERTE (&)
(c) EBREF (&)
BHHERZERREFUKREE

(iii)

Z BT (&
@) BECESEEMIBR
SIS ZEBER -

EEER AN WEEH
BE(TwmAERER)H
BRENHAF

B R e YEEaes
ZEBHECZIBERE
BEHTEIRER - BB
EBEREREFFM - fit
HERTER EHHEA
FUEREENEFLAM
X5  BEFIFEEEA
T BtHEREELEE
SESE

fARIE EmRAE14E
HE VAT HHERB
AT AMR,/ REEX
5 BHtHEREAZRE
st R

BB RETHPIEERE
A LAHEEE - it
ERBHAT MR, R
BREXS  AKERER
NG



Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

(iv)

Monitoring loan repayment

The following procedures are in place for
monitoring loan repayment:

(1)

monthly loan repayment and
interest payment schedules are
prepared by the Finance and
Accounting Department to enable
the responsible directors to
monitor the timely payment of each
customer. If a customer does not
make loan repayment or interest
payment in accordance with the
loan agreement, the Finance and
Accounting Department would
promptly report to the responsible
directors; and

the responsible directors conduct
the following loan monitoring
procedures twice a year for each
loan, which include: a review
of the pattern of credit usage,
contact with the customer, review
of periodic financial statements/
position of the customer, and
monitor compliance with existing
covenants or other conditions of the
loan. The conducting of semi-annual
loan monitoring not only enables
the responsible directors to identify
problematic loans on a timely
basis, but also serves as an input
for loan classification in calculating
the allowance for ECL on loan
receivables for financial reporting
purposes.
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For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

(v)

Actions for recovering delinquent loans

The actions taken for recovering
delinquent loans would normally include
the following:

(1) examine and evaluate the delinquent
loan situation;

(2) discuss with the customer of the
delinquent loan;

(3) discuss internally to formulate an
action plan of recovery; and

(4) recovery strategy can involve a wide
range of actions, which includes
the revising of the repayment
terms, adding of collaterals/
guarantees, reaching of settlement,
the commencement of legal
actions against the customer, and/
or enforcement on collaterals/
guarantees.

The directors of the Company consider
that the above internal control procedures
significantly reduce the Group’s credit
risk.

The board of directors is responsible to
ensure the credit policy and procedures
manual is appropriate to the market
need and the procedures as set out in
the manual are strictly followed and
carried out by the staff. The board of
directors has appointed Infinity Concept
Ripple Limited, an independent firm of
professional accountants, to conduct
independent review on adequacy and
effectiveness of the risk management and
internal control systems of the Group’s
money lending business.
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

55. €M T A (&)
BRRAREEEERBEK (&

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

FEERR B EERTE (&)
(c) BRE (&

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

The Group applies the general approach,
which is often referred to “three-stage
model”, under HKFRS 9, in which ECL of loan
receivable are determined based on (i) the
changes in credit quality of the loan receivable
since initial recognition, and (ii) the estimated
expectation of an economic loss of the loan
receivable under consideration.

Under the general approach, there are two
measurement bases for allowance for ECL:

(i) 12-months ECL, which are the ECL
that result from default events that are
possible within 12 months after the
reporting date and are calculated as the
allowance for ECL on a loan receivable
weighted by the probability of default
accumulated over the 12 months after
the reporting date.

(i) lifetime ECL, which are the ECL that
result from all possible default events
over the expected life of a loan receivable
and are calculated as the allowance for
ECL on a loan receivable weighted by the
probability of default accumulated over
the entire life of the loan receivable.

The allowance for ECL on loan receivables are
derived from gross credit exposure, recovery
rate, and probability of default. The Group
uses the following ECL formula to calculate
the allowance for ECL on its loan receivables:

Allowance for ECL = gross credit exposure x
adjusted probability of default x (1 - recovery
rate)
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ReEMBEHRERME

For the year ended 31 December 2025 BiZ —E_AF+_-_F=+—HIFEZE

55. FINANCIAL INSTRUMENTS (Continued) 55. €@ T A (&)
Financial risk management objectives and BEREBEEEEREEK (&)
policies (Continued)
Credit risk and ECL assessment (Continued) EE R R AREEE BTG (&)
(c) Loan receivables (Continued) (c) EWEF (&

For ECL assessment, the Group’s loan MREHEEEEFSEMNS A&H

receivables are classified as follows: FEWERD BUTER :

(i) Stage 1 (initial recognition) includes () ZE1RR(DNRER)EEELD
loan receivables that have not had a IR FERR LIRS B B e I 4R K iR
significant increase in credit risk since M=K E B EEERRER
initial recognition or that have low credit BEHERER - HRZEEW
risk at the reporting date. For these BN SWR12{EBWERE
loan receivables, 12-month ECL are EEE -
recognised.

(i) Stage 2 (significant increase in credit (i) ZFE2RER(EERMBAERZM)
risk) includes loan receivables that have BREAVREBIUREERR
had a significant increase in credit risk AHE IR (FRIER IS B IS
since initial recognition (unless they have EREBEBIK) Tﬂﬁﬁggﬁiﬁiﬁ
low credit risk at the reporting date) but FENERER -HRZEE
that do not have objective evidence of WEXN SRIAZHEHEE
impairment. For these loan receivables, 518 o

lifetime ECL are recognised.

(i) Stage 3 (credit-impaired) includes loan (i) 3R (FERME)BIERR
receivables that have objective evidence EHHAZERER T)’EE’JJELISZ
of impairment at the reporting date. For ER - HRZERBER
these loan receivables, lifetime ECL are BRE2HEREERRE -
recognised.

To ensure the adequacy of allowance for AEREWERFEHCEBERE

ECL on loan receivables, the Group engaged 2B $%.§Hmiﬁ4§¥ﬁ5

APAC (2024: APAC) an independent firm of BERTREAEE(ZTEMF : A

professional valuers, to conduct a valuation BEE)HNRBEHCEIANERER

on the allowance for ECL on loan receivables BHREEREREETHE-

recognised for the reporting period.
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

Movements in gross balance of loan receivables:

55. €@ TR (&)

MHEMEEREREE (&)

FEERR B EERTE (&)
(c) EBREF (&)

PR E R 2 AR E T

Year ended 31 December 2025

BE_Z-HF+-A=1-HLFE

Stage 1 Stage 2 Stage 3 Total
E1RR H2RER SEIMER @t
HK$’000 HK$’°000 HK$’000 HK$’000
FA% FA% FA% FA%
At 1 January 2025 R-E-RF-A-—
H - - 985,520 985,520
Increase in loan e & FRIE
receivables - - 4,951 4,951
At 31 December 2025 R-—ZE-RE+=A
=+-H - - 990,471 990,471
Year ended 31 December 2024
BE-Z-MF+-A=+—-HALHFE
Stage 1 Stage 2 Stage 3 Total
F1EER E2MEER FIRER ast
HK$°000 HK$°000 HK$'000 HK$’000
FET FET T FET
At 1 January 2024 RZE-MFE-F—
H 254,266 - 749,254 1,003,520
Decrease in loan FE U & R
receivables (12,572) - (5,428) (18,000)
Transfer from stage 1 to F1% 1 KR ERZE
stage 3 FEIMER (241,694) - 241,694 -
At 31 December 2024 RZ-T_MF+_A
=+-—H - S 985,520 985,520
KIERBIREBRAT

—EChFER
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and

policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

The following table provides information
about the Group’s exposure to credit risk and
allowance for ECL on loan receivables at 31

55. €@ TR (&)

MHEMEEREREE (&)

FEERR B EERTE (&)
(c) BEREF (&)
TREH#EEASER-Z_-4F

R—ZE-_NE+-A=+—HRE
WERZzEERRKEHEERIE

December 2025 and 2024: BE2ER -
2025 —ECRHE
Gross Allowance Net
carrying for ECL carrying
ECL rate amount recognised amounts
2RIz
RHEE BHEE
BE=R SREAE BEEE SRERE
HK$’000 HK$’000 HK$’000
FHET FHET FET
Stage 3 EIRE
(credit-impaired) (EERE) 83.82% 990,471 (829,975) 160,496
2024 “EINF
Gross Allowance Net
carrying for ECL carrying
ECL rate amount recognised amounts
ERRZ
HBEE HHEE
BER REAE BERE BREFE
HK$°000 HK$’000 HK$°000
FHET FET FET
Stage 3 FEIRE
(credit-impaired) (FERME) 82.57% 985,520 (813,704) 171,816
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

55. FINANCIAL INSTRUMENTS (Continued) 55. €@ T A (&)
Financial risk management objectives and BEREBEEEEREEK (&)
policies (Continued)
Credit risk and ECL assessment (Continued) EE R R AREEE BTG (&)
(c) Loan receivables (Continued) (c) EWEF (&
Movements in allowance for ECL on loan FERERZEHRGEEFEREGBE
receivables: g :

Year ended 31 December 2025
BE-Z-RFt-A=t—HLEE

Stage 1 Stage 2 Stage 3 Total
FARER F2RE EIRE st
HK$’000 HK$’000 HK$’000 HK$’000
FET FET FET FET
At 1 January 2025 R-E-RF
—A—H - - 813,704 813,704
Unwinding of discount f#RREEER - - 3,538 3,538
Net allowance for ECL BRZBHEEEE
recognised BEFE - - 12,733 12,733
At 31 December 2025 R=—ZE=-FHF+=A
=+-—H - - 829,975 829,975

Year ended 31 December 2024
BE-ZE_MFE+-A=1+—-ALEE

Stage 1 Stage 2 Stage 3 Total
F1EER F2MER FIER st
HK$’000 HK$°000 HK$°000 HK$’000
FET FET FET FET
At 1 January 2024 R-Z-MF
—A—H 5,652 - 749,254 754,906
Transfer from stage 1 to A% 1 KR ERZE
stage 3 EIMEER (5,322) - 5,322 =
Unwinding of discount f#RRE5E - - 20,944 20,944
Net allowance for ECL & () /#2781
(reversed)/recognised = BEEREFEE (330) - 38,184 37,854
At 31 December 2024 WRZZEZFE+ZA
=+—H - - 813,704 813,704
As at 31 December 2025, the amounts of loan AZZE-_HF+=ZA=+—H RB
receivables (before accumulated allowance & K % }5 REREFNERERA
for ECL) from the largest customer and the B(RGtTBHGEEBEREAN) 25
five largest customers in aggregate amounted /243,343,000 t( = & = M F:
to HK$243,343,000 (2024: HK$243,343,000) 243,343,000/ Tt ) & 903,491,000
and HK$903,491,000 (2024: HK$898,541,000) 7TE( —Z Z Q% : 898,541,000 Jt ) °
respectively. They accounted for 24.57% HH }E':HEBA— = _hF+=-A=+—8H
(2024: 26.69%) and 91.22% (2024: 91.17%) H e R E K (%;ﬁriﬁﬂf%ﬁféﬁaﬁéﬁﬂu)
respectively of the loan receivables (before H24.57% ( =& = 9 §F : 26.69%)
accumulated allowance for ECL) as at 31 91.22%(:§:IEI¢ 191.17%) ©

December 2025.
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For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

55. FINANCIAL INSTRUMENTS (Continued) 55. €@ T A (&)
Financial risk management objectives and BRAREEBEERBUR (&)
policies (Continued)
Credit risk and ECL assessment (Continued) EEREMRER AR EEE BTG (&)
(c) Loan receivables (Continued) (c) EWKEF (&)
As at 31 December 2025, the balance of R=ZF_HEFT_A=+—-H &
loan and interest receivables classified under SEESAEARE 2 PHERES
stage 3 (credit-impaired) that the Group PR (FERE) 2BWERRAE
was legally entitled to recover amounting to #% £4 %1,309,000,0008 T (= &
HK$1,309,000,000 (2024: HK$1,225,134,000) Lt %; 1 22§ 134 OQ S ZE:.) il
and the relevant adjusted accumulated AR AE R Y RIEERIERE
allowance for ECL was HK$1,148,504,000 £1,148,504,0007 ~71:_( - 1|
(2024: HK$1,011,946,000). % :1,011,946,00058T) °
Major terms of the outstanding loan E_’\‘\:giﬁigigilﬂfj’:ﬁ
receivables as at 31 December 2025 and 2024 ST - HNAREERREREERMR
are as follows: RWT -
Loan and Loan and
interest (Allowance)/ interest
receivables reversal of receivables
(before  Accumulated allowance (after
accumulated  allowance for for ECL accumulated
allowance for ECL  Unwinding of  recognised for allowance Collateral
ECL) as at asat discount forthe the year ended for ECL as Interest and/or
31 December 1January  yearended31 31 December at31 December rate per  guarantee
2025 2025 December 2025 2025 2025 annum  obtained  Maturing on
BE-E-Rf W-EBCIE
=gz EfF t-B=t-B tZA=t-H
Az R-Z-1% HE-ECRF LFEERR WEUERR
ZME%&M -A-Af TZA=t-A WEHEE  NE(NBREH
S(NRZHES %‘Hﬁﬁif‘ﬁ LEE  FR(RE)/  BEEERE fEsRm
FEEERRR) BERE WERER BERE B5%) iz R/4ER  EA
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FEr FEr FET FEx FEx
Stage 3
Z3kA
Customer A (Note 1) 68,861 (13,989) (1,093) (4,234) 49,545  Hong Kong prime Yes 9 November 2026
EEAHE) rate +3%
é%ﬁ@%ﬂ%’%}ﬂ ®  ZEIRE+-ARA
Customer A (Note 1) 59,061 (12,019) (927) (3,516) 42,599  Hong Kong prim:) Yes 9 November 2026
EEAHE) rate +3%
é%ﬁ@%ﬂ%’%}ﬂ ®  ZEIRE+-ARA
Customer A (Note 1) 95,046 (20,193) (1,518) (4,983) 68,352  Hong Kong prim:) Yes 9 November 2026
EEAHE) rate +3%
é%ﬁ@%ﬂ%’%}ﬂ ®  ZEIREL-ARA
Customer D (Note 2) 138,355 (138,355) - - - 8.00‘% Yes 6 February 2022
EFD(i2) B CBIZECRSA
Customer D (Note 2) 104,988 (104,988) - - - 8.00% Yes 24 May 2024
EFD(WZE2) ® CE-RFIA-TEA
Customer | (Note 3 102,033 (102,033) - - - 15.00% Yes 11 November 2021
BRI ® ZE--E1-Bt-H
CustomerJ (Noz‘e 4 9,225 (9,225) - - - 12.00% Yes  14.July 2020
JiE4) &  CEC Sﬁtﬁﬂﬁ
Customer H (Note 5) 148,039 (148,039) - - - 8.00% No 15 November 2021
EFH () & ZEC-Et-AtEA
Customer F /Nofe 6 187,108 (187,108) - - - 13.00% Yes 5 November 2022
EFF (o ? ZCEET-A3A
Customer L (Note7/ 43,121 (43,121) - - - 12.00% No 17 May 2024
RFL(WT) A CECRERRTEA
Customer N (Note8) 10,958 (10,958) - - - 20.00% Yes 31 March 2024
EEN(H:26) 2 CECBEZR=t-H
Customer G (Note 9 23,676 (23,676) - - - 12.00% No 14 July 2024
BFG(HH9) & ZEZBELATEA
990,471 (813,704) (3,538) (12,733) 160,496
990,471 (813,704) (3,538) (12,733) 160,496
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ERMTHE(H)
MERREREBERBE (&)

55. FINANCIAL INSTRUMENTS (Continued) 55.

Financial risk management objectives and
policies (Continued)

FEERR B EERTE (&)
EWE (&

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued) (c)

RIE_HER-ZZE-_NE+=AH
St-HBHWAEERKEREERK

Major terms of the outstanding loan
receivables as at 31 December 2025 and 2024

are as follows: MO -
Loan and Loan and
interest interest
receivables receivables
(before Reversal of (after
accumulated Accumulated allowance accumulated
allowance for allowance for Unwinding for ECL allowance
ECL) ECL  of discountfor  recognised for for ECL Collateral
as at asat  theyearended  the year ended as at Interest and/or
31 December 1 January 31 December 31 December 31 December rateper  guarantee
2024 2024 2024 2024 2024 annum  obtained  Maturing on
RZB-mE
RIE-mE HZ-ZCmE f-A=1-R
TSAZt-B RZECME BECECME TSASt-B MEWERR
ZEYESRA -A-BY TZA=t-A  LEECER REOIREH
SUHREHER  ZREHES LFE  WEREESE  REGEES s
FEEEERER) ek HERER BREE Bk FiE R/4ER R
HK$'000 HK$000 HK$000 HK$000 HK$000
FEr FEr FEr FEr FEr
Stage 1
£1BA
Customer E - (126) - 126 - 9.00% No 14 July 2024
EFE & CE-mELATEA
Customer O - (204) - 204 - 13.00% No 27 April 2024
EFO & CECRFBACTLA
- (330) - 330 -

KERBIRERRDA

—EChFER
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)
(c) Loan receivables (Continued)
Major terms of the outstanding loan

receivables as at 31 December 2025 and 2024
are as follows: (Continued)

55. SR T H (/&)
MERREREBERBE (&)

EEREBR AR EEETFE (E)
(c) EWRE (&
R-EBE-HFR-ZF-_NFE+=A

St-BENREERVERERMR
AT ()

Loan and Loan and
interest interest
receivables (Allowance)/  receivables
(before reversal of (after
accumulated  Accumulated allowance  accumulated
allowance for  allowance for ~ Unwinding of for ECL allowance
ECL) ECL  discount for recognised for for ECL Collateral
as at asat theyearended the year ended as at Interest and/or
31 December 1 January 31 December 31 December 31 December rate per  guarantee
2024 2024 2024 2024 2024 annum  obtained  Maturing on
zg-ns
+=A BZ R
=+-H o o
2BUEHE 82 125 28
7 “gomE ={-§ =1-8
E(IBEHE R-ZomE TR LEECER  NEWER
#  -A-BW =t-8 PEEEE RS (IRZ
FEFERRE ZIEAES LEE FEBE)/ #IHCEFE fEERR
)] BERE  NERER BERE BER) ERE R/GER  HHA
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FiEr FiEr FEr TEr FiEr
Stage 3
EX]
Customer A (Note 1) 66,151 (1,481) - (12,508) 52,162 Hong Kong Yes 9 November 2024
EEA(ME1) prime rate +3%
érﬁ%@?ﬂf ® ZECMET-AAR
S 3%
Customer A (Note 1) 56,822 (1,252) - (10,767) 44,808 Hong Kong Yes 9 November 2024
REA(MET) prime rate +3%
%“%E&Eﬁi}?ﬂ% ® CEIRET-ARA
- 3%
Customer A (Note 1) 95,044 (2,096) - (18,097) 74,851 Hong Kong Yes 9 November 2024
EEAMH1) prime rate +3%
EERERAZ ® ZE-RET-ANA
m3%
Customer D (Note 2) 138,355 (138,355) S S S 8.00% Yes 6 February 2022
BFD(ME2) ® CECCECRRH
Customer D (Note 2) 104,988 (104,988) - - - 8.00% Yes 24 May 2023
BFD(HE2) R ZEC=FRACTMA
Customer | (Note 3) 102,033 (102,033) - - - 15.00% Yes 11 November 2021
EFI(HH3) ® ZE--F+-At-A
Customer J (Note 4) 9,225 (9,225) - - - 12.00% Yes 14 July 2020
BFJ(EE4) % CECZELATMA
Customer H (Note 5) 148,039 (148,039) - - - 8.00% No 15 November 2021
EFH () & ZEC-E+-BtEB
Customer F (Note 6) 187,108 (187,108) (17,184) 17,184 - 13.00% Yes 5 November 2022
RFF(He) ® CBICET-AER
Customer L (Note 7) 43,121 (43,121) (2,337) 2,337 - 12.00% No 17 May 2023
BEL(ME7) & CEZFERHEA
Customer N (Note8) 10,958 (16,385) (1,423) 6,850 - 20.00% Yes 31 March 2023
EEN(HZ8) R ZEZEZB=t-H
Customer G (Note 9) 23,676 (493) - (23,183) - 12.00% No 14 July 2024
EFGH79) & ZE-RELATMA
985,520 (754,576) (20,944) (38,184) 171,816
985,520 (754,906) (20,944) (37,854) 171,816
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)
(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes:

1. The three loans are secured by corporate
guarantee by a company engaged in the
columbarium business in Hong Kong, which the
major asset of the guarantor is its stock inventory
of niches. During the year ended 31 December
2024, the three loan receivables from Customer A
with the aggregate outstanding principal amount
of HK$210,101,000 were transferred from stage
1 (initial recognition) to stage 3 (credit-impaired)
as Customer A failed to repay the loans on 9
November 2024, being the final repayment date.
During the year ended 31 December 2025, the
Group has extended the final repayment date to
9 November 2026 with the pledge over the right
of use for the 4,000 ancestral tablets located in
Hong Kong in favour of the Group.

Further details of the loans are set out in the
Company’s announcements dated 21 February
2017, 13 April 2017, 11 February 2019, 10
November 2020, 7 May 2021, 9 November
2022, 8 November 2024, 29 November 2024, 31
December 2024, 21 January 2025, 19 February
2025, and 28 February 2025, and circular dated
23 January 2025.

55.
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MHEMEEREREE (&)

FEERR B EERTE (&)
(c) EBREF (&)

RZZBZRF+ZA=1T—-HHX
EERRERERERRUT : (#)

Biat

DE-ZEZETH-ZIREBUREE
MEBBEKNQAARENECELERIE
HIER ZERANEIEEESH
BREEF BZE-_ZT-_NF+=
HE+—H¢¢§’%%$EE$
#8285 210,101,00058 TEK &
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For the year ended 31 December 2025 BE—E_-_RF+=-H=+—HIFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)
(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

2. Further details of the loans are set out in the
Company’s announcements dated 9 February
2018, 7 February 2020, and 25 May 2021.

The two loans are secured by corporate
guarantees by a company in favour of the Group.
The guarantor is wholly owned by Customer
D and a substantial shareholder of a company
listed on the Main Board of the Exchange. The
major asset of the guarantor is its interests in the
shares of that company.

During the year ended 31 December 2021, the
two loan receivables from Customer D with
the aggregate outstanding principal amount
of HK$234,293,000 were transferred from
stage 1 (initial recognition) to stage 3 (credit-
impaired) as Customer D failed to repay one of
the loans in the outstanding principal amount of
HK$134,293,000 and the accrued and unpaid
interest on 6 February 2022, being the final
repayment date.

The Group has been in negotiation with
Customer D on the repayment of the two loan
receivables with a view to entering into a binding
settlement agreement. In March 2023, the Group
instructed its legal adviser to send a demand
letter to Customer D demanding his immediate
settlement. In July 2023, the Group received
a reply from Customer D proposing to repay
the outstanding principal and the accrued and
unpaid interest of the two loans in instalments.
Since December 2023, the Group has been
negotiating the terms of the settlement with
Customer D. However, no terms have been
finalised yet, and the negotiation is still ongoing.

ETERNITY INVESTMENT LIMITED
Annual Report 2025
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)
(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes: (Continued)

3. Further details of the loan are set out in Note
3 of the Company’s announcement dated 25
November 2021.

The loan is secured by corporate guarantees
given by two companies owned and controlled
by Customer | in favour of the Group. One of
which is the corporate vehicle holding Customer
I’s shares in a company listed on the Main Board
of the Exchange. The other guarantor is an
investment holding company whose major asset
is a debt with a face value of HK$117,000,000.

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

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

55.
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55. FINANCIAL INSTRUMENTS (Continued) 55. €@ T A (&)
Financial risk management objectives and BEREBEEEEREEK (&)
policies (Continued)
Credit risk and ECL assessment (Continued) EE R R AREEE BTG (&)
(c) Loan receivables (Continued) (c) EWEF (&)
Major terms of the outstanding loan R-ZB-HF+ZA=+-—HBHX
receivables as at 31 December 2025 are as EEEREREEMRRAOT : (&)

follows: (Continued)

Notes: (Continued) BtEE - ()

3. (Continued) 3.

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

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

4. Further details of the loan are set out in Note 4.

4 of the Company’s announcement dated 25
November 2021. As at 31 December 2025 and
2024, the loan receivable from Customer J (before
written-off of HK$15,775,000 and accumulated
allowance for ECL of HK$9,225,000) amounted
to HK$25,000,000.

The loan is secured by a corporate guarantee
given by a property investment company in
Mainland China in favour of the Group. Customer
J indirectly owned 80% of the registered capital
of the guarantor, whose major asset was a
property in Guangzhou City, Mainland China.

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)
(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes: (Continued)
4. (Continued)

The Group has commenced civil proceedings
in the PRC against Customer J, the guarantor,
and the shareholders of the guarantor for
recovering the outstanding principal amount of
HK$25,000,000 together with the accrued and
unpaid interest thereon. The first hearing of the
civil proceedings took place on 17 March 2022.
On 21 March 2022, the court handed down the
first instance judgement ordering, among others,
Customer J to repay the outstanding principal
amount of the loan of HK$25,000,000, the unpaid
interest of HK$748,000, and the default interest
to the Group within ten days from the effective
date of the first instance judgement and ordering
the guarantor to guarantee the above payment
obligations of Customer J.

On 15 June 2022, the Group received a notice
from the court that a civil appeal was lodged
by Customer J in respect of the first instance
judgment. The hearing of the civil appeal lodged
by Customer J was held on 12 September
20283. On 22 September 2023, the court handed
down the judgement of the civil appeal in which
the court dismissed the civil appeal lodged
by Customer J and upheld the first instance
judgment.

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

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes: (Continued)

58

Further details of the loan are set out in Note
2 of the Company’s announcement dated 25
November 2021.

The Group instructed its legal adviser to
commence civil proceedings in the PRC against
Customer H for recovering the loan in the
outstanding principal amount of HK$137,617,000
together with the accrued and unpaid interest
thereon, and obtained an asset preservation
order from the court to freeze certain assets
of Customer H in the PRC with an aggregate
value of RMB126,180,000 (equivalent to
HK$141,256,000). The first court hearing was
held on 16 May 2022, when Customer H raised a
defense regarding the authenticity of his signature
on the loan agreement. The Group was informed
by its legal adviser that the court engaged an
expert to verify Customer H’s signature. In
October 2022, the court retrieved 14 sets of
documents previously signed and submitted
by Customer H to various administrative
departments in the PRC to verify the authenticity
of his signatures.

On 13 March 2023, the second court hearing was
held. On 24 July 2023, the court handed down
the first instance judgement ordering Customer H
to repay the outstanding principal amount of the
loan and the accrued and unpaid interest thereon
to the Group within 30 days from the effective
date of the first instance judgement. However,
Customer H did not repay the outstanding
principal amount of the loan and the accrued
and unpaid interest thereon to the Group in
accordance with the first instance judgement.

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

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

ETERNITY INVESTMENT LIMITED
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For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes: (Continued)

6.

Further details of the loans are set out in the
Company’s announcements dated 15 November
2018 and 6 November 2020.

On 7 September 2021, the Group obtained
a corporate guarantee provided by a private
company owned by Customer F and her
spouse (“Customer F Guarantor”) to secure
all of Customer F’ s obligations of the loan of
HK$165,000,000 under the loan agreement.
The major assets of Customer F Guarantor
include 150,000 participating shares in a closed-
end private fund (the “Fund Interests”) and a
commercial property located in the PRC (the
“Property of Customer F Guarantor”). On the
same date, the Group also obtained a share
charge over the entire issued share capital of
Customer F Guarantor and a share pledge over
the Fund Interests as collateral for the loan.
On 16 September 2021, Customer F Guarantor
entered into another guarantee contract in favour
of the Group, pursuant to which Customer F
Guarantor, on top of the corporate guarantee
already given, further designated the Property of
Customer F Guarantor as collateral to fortify the
repayment obligations of Customer F in respect
of the loan of HK$165,000,000. In October 2021,
the Group engaged a legal adviser to commence
civil proceedings in the PRC with the view to
enforcing the guarantee given by Customer F
Guarantor and demanding Customer F Guarantor
to repay the loan owed by Customer F.

55.

ERMTHE(H)
MERREREBERBE (&)

FEERR B EERTE (&)
(c) EBREF (&)

RZE-_HFE+ZA=+—HHX
EBERRKERTIERRAOT : (&

Hiat : ()

6. ABERME—SHERRALT
EMBA=-2-\E+—A+HER
—EBo2E+—FAANDE

RZBEZ—-FhAtRH  "REER
SBEFFREABRBREEN—IAA
AR EEFERADRERHADT
ER - BERBEET 165,000,000
BTERTEFFZEEKEM
EBR BEFFERANEIEEEBRE
HEARXAAESMW150,00018 2 &
Br(TESERE]D  UR—BUR
FENEENETEFFERAY
¥)) @A AEEIESEFFE
RAZHCBITRANBKMHDER
URESHZNRNERERER
WRHER RZTE=Z—-FhA+X
B BEFFERATLS —MDURE
EASEANEREN Bt &
FFERAECKIEMHENDTER
WERE E—SEEEFFER
AMEEBERR  UWNREFFY
165,000,000 8 TERMNERESTE -
“E--F+A AEEZELE
EREETEIRERSRA LR
HEITEF FERARMMER I
EREFFIERABEREFFALN
B e

KEHEMREERA T
—E-nEfg

323



A —

324

Notes to the Consolidated Financial Statements
ReEMBEHRERME

For the year ended 31 December 2025 B Z —E_RAF+_HA=1+—HIEFE

55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes: (Continued)

6.

(Continued)

At 31 December 2021, the values of the Fund
Interests and the Property of Customer F
Guarantor were estimated to be HK$45,000,000
(net of a loan of HK$16,000,000 secured by a
charge over 40,000 participating shares) and
RMB100,000,000 (equivalent to HK$116,930,000)
(net of a mortgage loan of RMB30,000,000 which
is equivalent to HK$35,079,000), respectively. By
way of prudent measures, the estimated values of
the Fund Interests and the Property of Customer
F Guarantor as at 31 December 2022 were both
revised to nil to reflect the latest development of
events which include, among other things, the
updated financial information showing the Fund
Interests being in a net liabilities position and the
uncertainty in the time required for enforcing the
Property of Customer F Guarantor.

In February 2023, the court arbitration handed
down the arbitral award ordering Customer F
Guarantor to pay the Group the outstanding
principal amount of the loan of HK$165,000,000
together with the outstanding interest plus the
accrued interest up to and until the payment
date. In June 2023, the Group instructed its legal
adviser to make an application for compulsory
enforcement to the court in Mainland China for
enforcing directly on the Property of Customer F
Guarantor.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes: (Continued)

6.

(Continued)

In August 2023, Customer F paid the Group
HK$9,106,000 to settle part of the unpaid interest
on the loan.

In November 2023, the Group took legal action
against Customer F in Hong Kong by issuing the
writ of summons and the statement of claim to
Customer F. Customer F has put her residential
property in Hong Kong on the market for sale
and has made arrangements for the Group to
share the proceeds of the property sale (after the
payment of two outstanding mortgage loans) with
other lenders. In September 2024, the residential
property in Hong Kong was sold and the Group
received the net proceeds of HK$17,184,000 as
partial settlement of the unpaid interest on the
loan.
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55. FINANCIAL INSTRUMENTS (Continued) 55. €@ T A (&)

Financial risk management objectives and BEREBEEEEREEK (&)

policies (Continued)

Credit risk and ECL assessment (Continued) EE R R AREEE BTG (&)

(c) Loan receivables (Continued) (c) EWEF (&)
Major terms of the outstanding loan R=ZF-_AF+=A=+—HMK
receivables as at 31 December 2025 are as EERWERETERRAOT : (&)
follows: (Continued)
Notes: (Continued) BtEE - ()
7.  The loan of HK$55,000,000 was granted to 7. 55,000,000 THERER ==

Customer L on 18 May 2021. On 17 May 2022,
the final repayment of the loan was extended to
another 12 months, i.e., 17 May 2023.

During the year ended 31 December 2023, the
loan was reclassified from stage 2 (significant
increase in credit risk) to stage 3 (credit-impaired)
as Customer L failed to repay the outstanding
principal amount of the loan together with the
accrued and unpaid interest thereon on 17 May
2023, being the repayment date.

The Group has been negotiating with Customer
L on the repayment of the loan receivables with
a view to entering into a binding settlement
agreement. During the negotiation, Customer
L paid HK$230,000 in December 2023 and
USD300,000 (equivalent to HK$2,337,000) in
May 2024 to the Group to settle part of the
unpaid interest on the loan. The negotiation is
still ongoing.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)
(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes: (Continued)

8. The loan of HK$20,000,000 was granted to
Customer N on 1 November 2021. The loan is
secured by a share charge over 100% of the
issued shares in a company in favour of the
Group. The principal activities of the company
are investment holdings and the provision of
security services. On 1 November 2022, the final
repayment date of the loan was extended for one
month to 30 November 2022. On 1 December
2022, the final repayment date of the loan was
further extended for one month to 31 December
2022, and the interest rate increased from 12%
per annum to 20% per annum. On 30 December
2022, the final repayment date of the loan
was further extended to 15 February 2023 as
Customer N repaid HK$2,000,000 to the Group.
On 20 March 2023, the final repayment date of
the loan was further extended to 31 March 2023
as Customer N further repaid HK$2,000,000 to
the Group.

During the year ended 31 December 2023, the
loan receivable was reclassified from stage 2
(significant increase in credit risk) to stage 3
(credit-impaired) as Customer N failed to repay
the outstanding principal amount of the loan and
the accrued and unpaid interest on 31 March
2023, being the final repayment date.

The Group has been negotiating with Customer
N on the repayment of the loan receivables with
a view to entering into a binding settlement
agreement since default in March 2023.
During the negotiation, Customer N repaid
HK$2,141,000 during the year ended 31
December 2023 and HK$850,000 during the year
ended 31 December 2024 to the Group.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(c) Loan receivables (Continued)

Major terms of the outstanding loan
receivables as at 31 December 2025 are as
follows: (Continued)

Notes: (Continued)

8.

(Continued)

In May 2024, the Group and Customer N entered
into a settlement agreement, in which Customer
N repaid HK$6,000,000 on 28 May 2024 and
shall repay the remaining outstanding balance
on or before 29 August 2024. Customer N failed
to repay the remaining outstanding balance in
August 2024. In October 2024, the Group took
legal action against Customer N in Hong Kong by
issuing the writ of summons and the statement
of claim to Customer N.

The loan of HK$21,800,000 was granted to
Customer G on 15 July 2020. On 12 July 2022,
the final repayment of the loan was extended
to another 24 months, i.e., 14 July 2024. As at
31 December 2024, the loan receivable from
Customer G (before accumulated allowance for
ECL) amounted to HK$23,676,000.

During the year ended 31 December 2024,
the loan was reclassified from stage 1 (initial
recognition) to stage 3 (credit-impaired) as
Customer G failed to repay the outstanding
principal amount of the loan together with the
accrued and unpaid interest thereon on 14 July
2024, being the repayment date.

The Group has been negotiating with Customer
G on the repayment of the loan receivables with
a view to entering into a binding settlement
agreement. The negotiation is still ongoing.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Credit risk and ECL assessment (Continued)

(d) Deposits and other receivables

(e)

Deposits and other receivables arise from
transactions outside the principal activities
of the Group and mainly represent cash
advances to various construction contractors
and services providers in relation to the
development of the Subject Land.

The directors performed an ECL assessment
on the deposits and other receivables of
HK$88,844,000 (2024: HK$73,481,000).
The amount HK$31,892,000 (2024:
HK$22,935,000) at the end of the reporting
period of out of HK$88,844,000 (2024:
HK$73,481,000), was considered credit-
impaired. Accordingly, HK$8,957,000 (2024:
Nil) allowance for ECL was recognised during
the year ended 31 December 2025. The
directors performed the ECL assessment on
the remaining deposits and other receivables
of HK$56,952,000 (2024: HK$51,086,000).
In view of the credit status and recurring
business relationships with the debtors, the
directors considered that the remaining other
receivables were not credit-impaired and the
related ECL rate was minimal. Accordingly, no
allowance for ECL was recognised during the
year ended 31 December 2025 (2024: Nil).

Finance lease receivables

The Group’s finance lease receivables arise
from leasing residential serviced apartments
erected on the Subject Land under long-term
leases. The directors assessed that there had
been no significant increase in the credit risk
of the finance lease receivables since initial
recognition. In view of the credit status of
each of the lessees, the directors considered
the credit risk was minimal. In addition,
the credit risk associated with the finance
lease receivables is also mitigated as the
Group has the right to terminate the finance
lease arrangement and takes possession
of the residential serviced apartments if the
lessees default in lease payments. Hence, the
directors assessed that the 12-month ECL for
finance lease receivables was insignificant
and no allowance for ECL was recognised.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Liquidity risk

Ultimate responsibility for liquidity risk rests
with the board of directors, which has built
an appropriate liquidity risk management
framework to meet the Group’s short, medium
and long-term funding and liquidity management
requirements. The Group manages its liquidity
risk by regularly monitoring liquidity and financial
position, maintaining appropriate liquidity to cover
commitments, limiting liquidity risk exposure
by investing only in securities listed on major
stock exchanges, and ensuring acceptable and
appropriate finance in place, or believed to be
available before committing investment projects.

The following tables detail the Group’s remaining
contractual maturity for its non-derivative financial
liabilities based on the agreed repayment terms.
The tables have been drawn up based on the
undiscounted cash flows of the financial liabilities
based on the earliest date on which the Group can
be required to pay. Specifically, bank borrowings
and unsecured other borrowing with a repayment
on demand clause are included in the earliest time
band regardless of the probability of the banks
choosing to exercise their rights. The maturity
dates for other non-derivative financial liabilities
are based on the agreed repayment dates.
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Liquidity risk (Continued)

The tables include both interest and principal cash
flows. To the extent that interest flows are floating
rate, the undiscounted amount is derived from
interest rate at the end of the reporting period.

55. SR T H (/&)
MERREREBERBEK (&)

HmEELEE (E)

ZREFFNERAEHERE - A E
RERFHANENBERT  RMREHE
BHRERHROFIRTH -

Weighted Within
average 1 year or Total Total
interest  repayable 1to5 Over 5 undiscounted  carrying
rate  on demand years years cash flows amount
NEEY 15/ REH
FlE HEREREE 1258 5ENE  HBEERE REAE
HK$'000 HK$000 HK$’000 HK$000 HK$'000
FE7 FAx FEx FE7r FAx
2025 ZEZEFE
Non-derivative FTELRERE
financial liabilities
Trade payables ESEMATE - 34,148 - - 34,148 34,148
Deposits received, ~ CHES  EHER
accruals and other R EMERTIE
payables - 192,698 - - 192,698 192,698
Guaranteed secured ~ AEFREHZHE
notes 11,95% 179,824 - - 179,824 179,824
Other borrowings HbfE 18.72% 327,707 - - 327,707 327,707
Bank borrowings BITEN 5.36% 87,405 s S 87,405 87,405
Amounts due to = N RFE
associates 6.16% 1,745 - - 7,745 1,745
Amounts due to EFEEFHE
directors 4.85% 52,678 - - 52,678 52,678
Lease liabilities HEas 6.78% 17,822 72,312 498,238 588,372 272,204
Convertible bonds WKk E% 14.34% 4,827 8,925 - 13,752 11,842
Total @t 904,854 81,237 498,238 1,484,329 1,166,251
2024 —BoME
Non-derivative financial {74 ¢ RERE
liabilities
Trade payables ESEMATE - 43,006 - - 43,006 43,006
Deposits received, EliEe - EHER
accruals and other ~ REMERFIE
payables - 158,006 4,000 - 162,006 162,006
Guaranteed secured ~ HEREHRZE
notes 11.95% 174,267 - - 174,267 174,267
Other borrowings Hbfa 14.23% 252,536 - - 252,536 252,536
Bank borrowings BITER 6.07% 137,825 = = 137,825 137,825
Amounts due to B N AFE
associates 6.53% 9,385 - - 9,385 9,385
Amounts due to ENESEHE
directors 7.05% 73,496 - - 73,496 73,496
Lease liabilities HEEE 4.90% 16,852 69,543 503,821 590,216 269,128
Total @it 865,373 73,543 503,821 1,442,737 1,121,649
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55. FINANCIAL INSTRUMENTS (Continued)

332

Financial risk management objectives and
policies (Continued)

Liquidity risk (Continued)

Bank borrowings and other borrowing with a
repayable on demand clause are included in
the “within 1 year or repayable on demand”
time band in the above maturity analysis. At 31
December 2025, the undiscounted cash flows
of the bank borrowings and unsecured other
borrowing amounted to HK$125,111,000 (2024:
HK$208,656,000) and HK$360,656,000 (2024:
HK$213,670,000) respectively, which contained a
repayable on demand clause. Taking into account
the Group’s financial position, the directors do not
believe that it is probable that the counterparties
will exercise their discretionary rights to demand
immediate repayment. The directors believe that
such bank borrowings, unsecured other borrowings
and amounts due to associates will be repaid after
the end of the reporting period in accordance with
the scheduled repayment dates set out in the loan
agreements, details of which are set out in the
table below:

Maturity Analysis — Borrowings and amounts due
to associates with a repayable on demand clause
based on scheduled repayments

55. €@ TR (&)

MHEMEEREREE (F)

HmEELEE (E)

EEREREEGIZBITERREA
BEREUNLFBITHIAT1ERSIZ
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B=+—8 > RITEARBIRFEME
MZARBIRE SR 2B A125,111,000
B (= F Z M £ :208,656,0008
7t ) % 360,656,00058 T (=& = IO £ :
213,670,000/87t) » EHFBIFREKE
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BEERIMNER -EERE 25K
TEFR BEEAEMERRESEEZQ
AREKREER G EcTBEEERAEH
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BERATEAGHZ AT — ABR
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Total Total
Within 1to5 Over undiscounted carrying
1 year years 5years  cash flows amount
AEH
15/ 1256 S5ENE  BRASRE REAE
HK$°000 HK$°000 HK$°000 HK$°000 HK$°000
FET FET FET FET FET
2025 e
Non-derivative financial ETELRAR
liabilities
Bank borrowings BITER 10,977 40,581 73,553 125,111 87,405
Other borrowings Hib S 118,872 241,856 - 360,728 327,707
129,849 282,437 73,553 485,839 415,112
2024 —F-hE
Non-derivative financial FTESRER
liabilities
Bank borrowings BITER 14,407 57,629 136,620 208,656 137,825
Other borrowings HAfER 213,670 - - 213,670 203,418
228,077 57,629 136,620 422,321 341,243
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55. FINANCIAL INSTRUMENTS (Continued)

Financial risk management objectives and
policies (Continued)

Liquidity risk (Continued)

Maturity Analysis — Borrowings and amounts due
to associates with a repayable on demand clause
based on scheduled repayments (Continued)

The amounts included above for variable interest
rate instruments are subject to change if changes
in variable interest rates differ to those estimates of
interest rates determined at the end of the reporting
period.

Fair value measurements of financial
instruments

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

(a) Fair value hierarchy

The following table presents the fair value of
the Group’s financial instruments measured at
the end of the reporting period on a recurring
basis, categorised into the three-level fair
value hierarchy as defined in HKFRS 13. The
level into which a fair value measurement is
determined with reference to the observability
and significance of the inputs used in the
valuation technique as follows:

° Level 1 valuations: Fair value measured
using only Level 1 inputs, i.e. unadjusted
quoted prices in active markets for
identical assets or liabilities at the
measurement date;

° Level 2 valuations: Fair value measured
using Level 2 inputs, i.e. observable
inputs which fail to meet Level 1, and not
using significant unobservable inputs.
Unobservable inputs are inputs for which
market data are not available; and

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

The board of directors has appointed the
Finance and Accounting Department, which
is headed up by an executive director,
to determine the appropriate valuation
techniques and inputs for fair value
measurements.
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55. FINANCIAL INSTRUMENTS (Continued)

Fair value measurements of financial
instruments (Continued)

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

(a)

Fair value hierarchy (Continued)

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

55. €@ TR (&)
EMIRZAVEE(F)

BEEMEELNFHEHABZAEEHE
MEERBEZ X FEE)

(a)

RFEFER (E)

EEGFEENRENAFEE - K
SEBARERATHEEHTSHE -
EAEEE-RNBABBENBR
T AEERESERBYE=S
HERETHE - BRI M
HBVE=SEERMLEMNREES
1E - BIFTEE 2 EERM R AR
BEX - aEAXEE M BREF
BECHITESSFMANESS
2HRPBHREFT MM 2BAELE R
BREERBGEZAFERBZE
o

Fair value measurements categorised into

AYEHENEA
Level 1 Level 2 Level 3 Total
214 %24 %34 @t
2025 2024 2025 2024 2025 2024 2025 2024
“ECRE CECME OCBCRE O CECME O CBCRE CECME CECRE CECME
HK$'000  HK$'000  HK$000  HKS000  HKS'000  HK$000  HK$'000  HK$'000
FEn FAr FEr FAr FEr FAr Fér FAr
Financial assets tHEE
Financial assets at FVTPL R ATEABER
ZEMEE
- key management - TEERAEA
personnel life insurance ~~ SRE
policy - - - 0% - - - 0%
- listed equity securities in — &L HRAE
Hong Kong % 55,542 64,323 - - - - 55,542 64,323
Equity instruments at ~~ RAFEH A2
FVTOCI HhEZERT
=
- unlisted equity securities — F L HRAR% - - - - - S - S
55,542 64,323 - 10,135 - - 55,542 74,458
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55. FINANCIAL INSTRUMENTS (Continued) 55. €@ T A (&)
Fair value measurements of financial SRMIBECATEE(E)

instruments (Continued)

Fair value of the Group’s financial assets and BEEMBELUNFEIIEZFETE
liabilities that are measured at fair value on a BEEREBEZLFE(E)
recurring basis (Continued)
(a) Fair value hierarchy (Continued) (a) A~FEZRGE)
Fair value at Fair value at Valuation
31 December 31 December  Fair value techniques
2025 2024 hierarchy and key inputs
R-ZBZh% RZEZDME
+=ZA=+-B +=ZA=+-H EERITR
AN ZAFE DTESER FEGARE
HK$’000 HK$°000
FET FEL

Financial assets
SREE
Financial assets at FVTPL

BAVEFABRRZEREAE

- key management personnel life - 10,135 Level 2 Account value quoted by
insurance policy g2 the insurance company
- TEEBABASRE R AR PERREE
- listed equity securities in 55,542 64,323 Level 1 Quoted closing prices in
Hong Kong F18 active markets
- BB LETRAES REBDERE2UHE

Equity instruments at FVTOCI
RATESAHEZERS

ZERIA

- unlisted equity securities - - Level 3 Significant unobservable

- FEMRAES ERE inputs
EXTABEBAYE

During the year ended 31 December 2025 and RBE-Z-_AFR-ZF-_MNF+=A

2024, there were no transfers between Level 1 =St+—BLEFE B1ERF2HRZBEAL

and Level 2, or transfers into or out of Level 3. BER JUMBAREHEIR -

The Group’s policy is to recognise transfers AEBCHRARERBE RSN

between levels of fair value hierarchy as at R BRATFESER B 2EE -

the end of the reporting period in which they

occur.

M BHMIREERA T
—omEER S0
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55. FINANCIAL INSTRUMENTS (Continued)

Fair value measurements of financial
instruments (Continued)

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

recurring basis (Continued)

®)

Information about Level 3 fair value measurements

55. €@ TR (&)

EMIRZAVEE(F)

BEEMEELUNFHEHABZAEEHE
BEERBMEZ L FHEGE)

(b) BIREIRATFEH 82 AN

Relation of
Valuation Significant significant unobservable
techniques unobservable input inputs to fair value
EXTIBE
EXTUBER BABBE
fhER BARE AVEZBE
At 31 December 2024
RIB-RE+ZA=1-H
Equity instruments at FVTOCI
BAVEG AR ERE 2
ERIA
- unlisted equity securities Income approach Discount rate of 14.87% The discount rate is negatively
- FLETREES WA BB Z14.87% correlated to the fair value

ETERNITY INVESTMENT LIMITED
Annual Report 2025

Discount for lack of marketability
of 15.61%
BRRZMSRBIL15.61%

measurement

HREALNVENEMRL

The discount for lack of
marketability is negatively
correlated to the fair value
measurement

BRRZmERBMEATETE
RR
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55. FINANCIAL INSTRUMENTS (Continued) 55. €@ T A (&)

Fair value measurements of financial SEMITAZAFEFE (E)

instruments (Continued)

Fair value of the Group’s financial assets and BEEMBELUNFEIIEZFETE

liabilities that are measured at fair value on a BEEREBEZLFE(E)

recurring basis (Continued)

(b)  Information about Level 3 fair value measurements (b) BERFEIRAFHEIGTEZEHK (&)
(Continued)
The fair value of the unlisted equity securities FLETRAZBSFZHR-B-MF+=
at 31 December 2024 was determined based A=+t-HWMAFEDLREERE
on valuations prepared by Access Partner KAEBEARTABRHAHEN
using a valuation technique with significant HERNAENGEETE  BL®
unobservable inputs and hence was classified DEBEIRAFEER -

under Level 3 of the fair value hierarchy.

The movements during the year in the balance REEEIRAFEFEL R 2E
of this Level 3 fair value measurement are as BT
follows:
Financial assets tREE
Equity instruments at FVTOCI BaFEGTABMZEH K2 2 Ei
=
HK$°000
FET

At 1 January 2024 RIEZNFE—-—H—H 8,645

Loss arising on change in fair value of equity IR A FEGTAHMEZEKZ 2 ERZT
instruments at FVTOCI Bz AT EEBELEZER (8,645)

At 31 December 2024, 1 January 2025 and RZZE-WOF+-A=+—H -
31 December 2025 —E-RF-A-HK
—T-HFFT-A=1—H -

KIEEIIREERAD T
—E-nEfg
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55.

56.

FINANCIAL INSTRUMENTS (Continued)

Fair value measurements of financial
instruments (Continued)

Fair value of the Group’s financial assets and
liabilities that are not measured at fair value on
a recurring basis (Continued)

The carrying amounts of the Group’s financial
instruments carried at amortised cost were not
materially different from their fair values at 31
December 2025, except for the guaranteed secured
notes, which had a carrying amount and fair value
of HK$179,824,000 and HK$165,956,000, and
other borrowing, which had a carrying amount and
fair value of HK$251,673,000 and HK$254,929,000,
at 31 December 2025 respectively.

The carrying amounts of the Group’s financial
instruments carried at amortised cost were not
materially different from their fair values at 31
December 2024, except for the guaranteed secured
notes, which had a carrying amount and fair value
of HK$174,267,000 and HK$173,796,000 at 31
December 2024 respectively.

The fair value measurement of the guaranteed
secured notes was categorised under Level 3
of the fair value hierarchy. The fair value of the
guaranteed secured notes was determined in
accordance with generally accepted pricing models
based on a discounted cash flow analysis, with the
most significant input being the discount rate that
reflects the return required by the noteholders for
investing in similar financial instruments.

RECONCILIATION OF LIABILITIES
ARISING FROM FINANCING ACTIVITIES

The table below details changes in the Group’s
liabilities arising from financing activities, including
both cash and non-cash changes. Liabilities arising
from financing activities are those for which cash
flows were, or future cash flows will be, classified
in the Group’s consolidated statement of cash
flows as cash flows from financing activities.

ETERNITY INVESTMENT LIMITED
Annual Report 2025

55. €@ TR (&)

56.

EMIRZAVEE(F)

WHEREZMBEEL LN FEAEZEAE
EHEMEEREEZ 2 FiE (F)

BEBERATECAEESM T AR
HEEAR-_SE-_FZF+=-A=+—8H
ZAFETEEARERE  HR=ZZ2=-H
F+-A=1+—HEEREAZE (BRE
BERLAFED B AE179,824,0008 TR
165,956,000 7T) * U R EMER (BRE
BEEAFED B E251,673,0008 T K&
254,929,000 7T ) BRAM ©

RBERATECAEBR SR I AR
WEEﬁaﬁﬁA_?_liwL A=+—H

NFPEITEEAZE  HR=-ZF=-T
$+_ﬁ_+ HEEREBZE (RAE
BERAFEDBA 174,267,000 BTR
173,796,000 B 7T) &R Ih ©

AEREAZBEZATVENERIES
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For the year ended 31 December 2025 BZ —_E_hF+_-_F=+—HIEFE

56. RECONCILIATION OF LIABILITIES 56. RIEEBIEE 2 AEHR(E)
ARISING FROM FINANCING ACTIVITIES
(Continued)
Guaranteed ~ Amounts  Amounts
Interest Bank Other Lease secured dueto dueto
payable borrowings borrowings  liabilities notes  associates  directors Total
et
BERER %H"T Bf
EANE  ROER  HRBR  BERR 3 HE EBNE Ch

HK$'000  HKS'000  HK$'000  HKS'000  HK$'000 HK$’000 HK$7000  HK$'000
FiET FER FER FiET FEr FEn FEr FEr

At 1 January 2024 RZE-mE-F-H 7,436 144,196 254,748 281,114 165,245 11,169 89,715 953,623
Non-cash changes E3ER |
Interest expenses on bank  RTERHFISHET

borrowings 7,435 - - - - - - 7,435
Interest expenses on other ~ EERNFSER

borrowings 24,099 - - - - - - 24,099
Interest expenses on RERERZENA

guaranteed secured notes  EBIX 7,155 - - - 21,688 - - 28,843
Interest expenses on lease ~ MEBBHREHT

liabilities 13,795 - - - - - - 13,795
Interest on amount due to an  FEfTEEE A FFIIAR

associate il 676 - - - - - - 676
Interest on amounts due o~ EFEZFEZFE

directors 5,567 - - - - - - 5,567
Interest on others EftpmE RIS 11 - - - - - - 11
Foreign exchange translation SNERE (127) - - (5,918) - - - (6,045)
Recognition of quaranteed ~ BIEERERZE

secured notes - - - - 179,584 - - 179,584
Derecognition of quaranteed & It BFREERER

secured notes s o - - - (168,694) - - (168,694)

Loss on modification of terms 3G R RS
of quaranteed secured BREENER

notes - - - - 11,995 - - 11,995
Cash flows BehE
Inflow from financing activities &R EEER - - 8,025 5 = 4,390 22770 35,185
Outflow from financing BRETHR
activties W9268) 6371 (10287 (6068 (5551 (6174 (38989  (152658)
At 31 December 2024 RZZ-ZRE+ZR
=t+-A 16,779 137,825 252,536 269,128 174,267 9,385 73,496 933,416

K EERREERAT
“z-peEk 999
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56. RECONCILIATION OF LIABILITIES

340

ARISING FROM FINANCING ACTIVITIES

56.

METHEE2REYHR(E

(Continued)
Guaranteed ~ Amounts  Amounts
Interest Bank Other  Convertible Lease  secured due to due to
payable borrowings  borrowings bonds liabilities notes aSSOCiEe{-? directors Total
BEREA  BEDA Eff
EAHE  BiRR RMRR  TRRER  HEAE £8 B EZHHE &3
HKS000 — HKSO00  HKSO00  HKSU00  HKSO00  HKSO00  HKSU00  HKSUOO  HKS000
FEI FET FEL FEL FAT FEL FEL FAT FEL
At 1 January 2025 RZE-TE-A-H 16,779 137,625 252,536 - 269,128 174,267 9,385 13,496 933,416
Non-cash changes $5489
Interest expenses on bank BTRRNASHR
borrowings 1183 - - - - - - - 1183
Interest expenses on other RERNASRS
borrowings 21,964 - 12,973 - - - - - 34,937
Interest expenses on quaranteed  EERHEAZEN
secured notes HERX 10,779 - - - - 13573 - - U
Interest expenses on lease RERENASHY
liabilities 13,516 - - - - - - - 13,516
Interest on amount due to EfBELFHE0NE
an associate 519 - - - - - - - 519
Interest on amounts due to EfEEHH27IE
directors 3910 - - - - - - - 3910
Interest on convertible bonds AT RERZFE g g g 1,192 g g e e 1,192
Interest on others EfRmZAE 5 - - - - - - - 5
Foreign exchange translation ~~ NE&E 160 - - - 6,742 - - - 6,902
Recogniton of equity component 2 R
of convertible bonds JERSH - = s (1912) = s s = (1912)
Loss on modification of terms of — EHEEREAZERS
quaranteed secured notes EANER - - 0,424 - - - - = 9,424
New lease entered FHNE 11 - - - - 52 - - - 502
Borrowing restructuring EREd (17454) (35839 61,309 - - (8,016) - - -
Surrender of lfe insurance policy ~ ASRERR - (9,368) - - - - - - (9,368
Redemption of convertible bonds ~ BFIT 5% - - - (439) - - - - (439)
Cash flows RénE -
Inflow from financing activites ~ ERERHRA - - - 13,000 - - 1,300 3,650 17,950
Outfow fom fiencing actves  BEEEBTA M1y G2y (65 - - M) (kY (555)
At 31 December 2025 H-%-1f
tZB=1-8 47,249 87,405 321,707 11,842 212,204 179,824 1,145 52,678 986,654

ETERNITY INVESTMENT LIMITED
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Notes to the Consolidated Financial Statements

R e MEHmRMEE

For the year ended 31 December 2025 BZ —E_hF+_-_F=+—HILFE

57. MAJOR NON-CASH TRANSACTIONS

Save as disclosed in notes 19 and 42, the Group
entered the following major non-cash transactions
during the year ended 31 December 2025 and
2024:

(@) During the year ended 31 December 2024,
38,000,000 share awards were granted, and
vest in tranches from the vesting commence
date over the vesting period, on condition that
participant remain in service, as detailed in
Note 50.

(b) During the year ended 31 December 2025,
the Group requested the surrender of the
life insurance policy, as detailed in Note
31. Secured fixed loan of HK$38,000,000
is granted to the Group, as detailed in Note
40. The proceeds from both the surrendered
policy and secured fixed loan were used to
settle the Group’s secured term loans under
bank borrowings.

58. CONTINGENT LIABILITIES

(@ On 13 January 2023, certain bank accounts of
Bayhood No. 9 Co. have been frozen by a civil
ruling (the “Civil Ruling”) (RE & E £) dated
13 January 2023 issued by t ZHEEEAR
%£B% (Haidian District People’s Court of Beijing
Municipality) (the “Court”) against Bayhood
No. 9 Co. in relation to an alleged unsettled
liability before the acquisition of the entire
issued share capital of Smart Title Limited
on 6 October 2015 (the “Acquisition”), the
principal and the interest of which amounted
to approximately RMB44,000,000 (equivalent
to HK$49,258,000) as at 1 January 2023 (the
“Alleged Liability”).

57.

58.

TEFRAETRS

BRI 10RA2F B E S AEER
BE-E_EFR_FE_ME+_-A
St—ALFEATINATEE#RS
25

(@ BE-F-HF+-A=+—HiLt
FE - 2% H 38,000,000 AR 22 B ik
7 AREEBHANEREME A
EOMEE  RERSHEEDEE
W F1EFESHEMEES0 -

by RBZ-_Z_HF+-A=+—H
LEE AEERBFASRER
R HEESEME3 c AEEE
% ¥ 38,000,000 7% Jt 2 B & 1 & 1
BN #FBEEZHMT40 - BRE
*ﬁ‘%ﬁﬁ#ﬁmﬁﬂﬁ XTI RIEIE AR
HERAEBERITERETHEIRR

m%§#°
HAREE
(@ R-ZEZ=F-—-A+=8 48

%F%JF RITHRFHALRTEEEA
RERTEZER D RZ-ZFEZ=ZF—
B+=A#81HNKBHENRS
BEE(REBEREE)) RE
RERTESRR=-Z—FHE+A
7~ B W B Smart Title Limited 2 &
MEBITHRA(TWEEIE] ATH
EBABEEEK NIEZ=F-—
B—B ZEE¥zrxekIE
X5 NER ¥ 44,000,000 T (FHER
49,258,0007& T ) ([EEBEK]) -

KIERBFREGRAR
—E-REER
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58. CONTINGENT LIABILITIES (Continued)

(a)

(Continued)

Based on the findings, the directors noted
that the Civil Ruling is related to a civil filing
(the “Civil Filing”) filed by a plaintiff (the
“Plaintiff”) to the Court on 9 January 2023.
Pursuant to the Civil Filing, Bayhood No. 9
Co., together with the other three defendants
to the Civil Filing, were alleged that (i) they
had entered into an agreement in 2019 (the
“Settlement Agreement”) with the Plaintiff
in relation to the settlement of the property
pre-sale agreements (the “Pre-Acquisition
Agreements”) which were entered into before
the Acquisition; and (ii) they did not repay the
Alleged Liability in relation to the Settlement
Agreement.

None of the directors of the Company and
the directors of Bayhood No. 9 Co. has any
knowledge or was aware of any information
in relation to the Pre-Acquisition Agreements
and the Settlement Agreement before the
Civil Filing came to their attention, nor had
they authorised the entering into of the
Settlement Agreement. There has been
no relevant information regarding Pre-
Acquisition Agreements and the Settlement
Agreement shown in the books and records
of Bayhood No. 9 Co. since the consolidation
of its accounts into that of the Group upon
completion of the Acquisition. In view of
the above matters, on 4 February 2023, the
Company reported to It T A ZREBE DB
(Chaoyang Branch Bureau of Beijing Municipal
Public Security Bureau) regarding the forgery
of the relevant documents and the company
seal of Bayhood No. 9 Co..

On 28 March 2023, one of the defendants
(the “Responsible Defendant”) entered into
an undertaking agreement with the other
defendants, including Bayhood No. 9 Co.,
pursuant to which the Responsible Defendant
has agreed to undertake the repayment
obligation to the Plaintiff and in the case
that the other defendants incur losses due
to the claim, the Responsible Defendant will
indemnify them in full.

ETERNITY INVESTMENT LIMITED
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CONTINGENT LIABILITIES (Continued)
(@) (Continued)

On 24 April 2024, the Plaintiff, Bayhood
No. 9 Co., together with the other three
defendants to the Civil Ruling reached an
agreement during the mediation process (the
“Mediation”) led by the Court to resolve the
relevant litigation. Pursuant to the Mediation,
one of the other three defendants has agreed
to settle the litigation at an agreed amount.
Bayhood No. 9 Co. shall bear no responsibility
in the case and has not suffered any damage
or loss as a result of the Mediation. Moreover,
the certain bank accounts have been unfrozen
on 13 May 2024. In general, as a result of the
Mediation, the litigation has come to an end
and the settled litigation did not have any
impact on the financial position and business
performance of the Group. The details were
disclosed in the Company’s announcement
dated 13 May 2024.

EVENTS AFTER THE REPORTING PERIOD

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

On 18 January 2026, a total of 20,000,000 Placing
Shares have been successfully placed by the
Placing Agent to not less than six Placees at
the placing price of HK1.00 per Placing Share
pursuant to the terms and conditions of the Placing
Agreement. The net proceeds from the Placing
were approximately HK$19.6 million.

Details of the Placing were set out in the
Company’s announcements dated 17 December
2025 and 13 January 2026.

APPROVAL OF CONSOLIDATED
FINANCIAL STATEMENTS

The consolidated financial statements were
approved and authorised for issue by the board of
directors on 31 March 2026.

58.

59.

60.
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For the year ended 31 December

BE+t-A=+t—HLHFE

2025 2024 2023 2022 2021
—E-HE CZENE Z—ZEBE-=F =—ZEB=-C T —F
HK$’000 HK$’000 HK$’000 HK$’000 HK$’000
FET FET FETT FET FiET
Results E
Revenue U &= 234,486 223,973 196,694 156,103 272,165
Loss from R e

operations (225,544)  (336,174)  (189,433)  (240,543)  (186,665)
Finance costs BMEER (90,623) (71,863) (66,603) (61,072) (57,760)
Loss before taxation BR% A& 18 (316,167)  (408,037)  (256,036)  (301,615)  (244,425)
Income tax 8%t (BAk)

(expense)/credit Eiin) (27,049) (7,662) (19,116) 28,839 43,946
Loss for the year FREE (343,216)  (415,699)  (275,152)  (272,776)  (200,479)
Dividends i35 - - - - -

As at 31 December
R+=ZB=+—H
2025 2024 2023 2022 2021
—E-RE BN —B-=F =B =—T--—-F
HK$’000 HK$°000 HK$°000 HK$°000 HK$°000
FET FET FET FET FET
Assets and BERERE

liabilities
Total assets EEHAE 2,334,076 2,599,323 3,074,573 3,457,470 3,801,686
Total liabilities BERLE (1,5695,142) (1,546,677) (1,573,002) (1,664,054) (1,614,529)
Net assets BEEFE 738,934 1,052,646 1,501,571 1,793,416 2,187,157
Capital and R R &

reserves
Equity attributable ~ RQTHEE AFE

to owners of the LR

Company 744,659 1,058,200 1,507,246 1,799,173 2,193,442
Non-controlling R R

interest (5,725) (5,554) (5,675) (5,757) (6,285)

738,934 1,052,646 1,501,571 1,793,416 2,187,157
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