llllllllll

ENTERPRISES LIMITED
FEEXEMRAT

ZEN

4

2025

PORT FIiR
=7 |




Corporate Profile == Independent Auditor’s Report

AR R B A% B

Corporate Information Consolidated Statement of Profit or Loss

NAIEFR e IERER

Chairman’s Message Consolidated Statement of Comprehensive Income
FEHH fre 2 E R

Hong Kong and Overseas Property Portfolio Consolidated Statement of Financial Position
BN EEE e AR R

Property Development Project Summary Consolidated Statement of Changes in Equity

in the Chinese Mainland e EmFER

EPBERYRER CEBHE
Consolidated Statement of Cash Flows
Management Discussion and Analysis mEBRenER

EEE LT

| Notes to the Consolidated Financial Statements

‘ AR A TSR M R

Board of Directors and Senior Management

EEghaRERE

Financial Summary

MBEHE

Report of the Directors
ExgREE

Particulars of Major Investment Properties

TEREMEHE

Corporate Governance Report
EEERRE

Zhengzhou Zensun Longshuishangjing

BN IE Bk L5

Past Performance and Forward Looking Statements e

The performance and the results of operations of Zensun Enterprises Limited (the "Co?ripany") and its subsidiaries (collectively, the “Group”) as set out in this annual report
are historical in nature and past performance is not a guarantee of future performance. This annual report may contain forward-looking statements and opinions (including
statements, figures, plans, images and other information) that involve risks and uncertainties. Actual results may also differ materially from expectations discussed in such
forward-looking statements and opinions. Neither the Group nor any of its directors, employees or agents shall assume any obligations or liabilities in the event that any
forward-looking statements or opinions does not materialise or turns out to be incorrect.
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In case of any inconsistency between the English text and the Chinese translation of this annual report, the English text shall prevail.
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Zensun Enterprises Limited (the “Company”) was founded in 1965 and listed on
the Main board of The Stock Exchange of Hong Kong Limited (“Stock Exchange”)
since 1972. The Company and its subsidiaries (collectively, the “Group”) primarily
engages in property development, property investment, project management and
sale services, hotel operations and securities trading and investment in Hong Kong,
Chinese Mainland and overseas.

With the change of controlling shareholder of the Company since July 2015, the
Group has been expanding its business in the property development sector in the
Chinese Mainland. From mid-2015 and up to 2025, the Group completed 161 land
acquisitions through tenders, public listings for sale auctions and other merger and
acquisitions in support of the land reserves for property development business in
Henan Province, Beijing and Hubei Province. As at 31 December 2025, the Group
had 88 completed property projects and/or sub-phases and 18 on-going complex
property projects on hand with 90 land parcels under development and planning
constituting the Group’s land reserves with an aggregate site area of approximately
6.3 million square metres (“sq.m.”) and aggregate estimated gross floor area
(“GFA”) of approximately 13.5 million sg.m. in the Chinese Mainland. In return, it
is expected that the land reserves will bring to the Group an estimated saleable/
leasable GFA under development of approximately 2.5 million sg.m. and estimated
GFA under planning of approximately 2.3 million sgq.m. The Group has built up
strong land reserves for the Group’s property development business in the Chinese
Mainland for the next three to four years with a strong presence in Henan Province.
In the foreseeable future, the Company will continue to identify new property
development projects and bid for land use rights of selective land parcels in the
Chinese Mainland with focus on Henan Province, as well as other selective first
and second tier cities in the Chinese Mainland. Since 2022, the Group has started
to operate a hotel, namely, Zensun Jianguo Hotel, the first LOFT themed space art
hotel in Zhengzhou City, the Chinese Mainland.

In the United States (“USA” or “U.S.”), the Group holds approximately 5.6% equity
interest over a real estate investment trust (“REIT”) listed on the New York Stock
Exchange (“NYSE”), Chiron Real Estate Inc. (“XRN”) (formerly known as Global
Medical REIT, Inc.) as of 31 December 2025, and continues to share XRN’s
growth through receipt of dividend income, thereby achieving long-term capital
appreciation of the Group’s investment.

The Company will make use of the Group’s financial, human and technological
resources to enhance its portfolio, asset base and brand image in the Chinese
Mainland, USA and overseas with an aim to create new sustainable revenue
streams and enhance its shareholder value.
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6 Zensun Enterprises Limited 1[ERAEXERAAE

CHAIRMAN'S MESSAGE
FEHH

Dear Shareholders,

[, on behalf of the board of directors (the “Board”) of
Zensun Enterprises Limited (hereinafter referred to
as the “Company”, and its subsidiaries, collectively,
the “Group”), am pleased to present you the
consolidated annual results and business review of
the Group for the year ended 31 December 2025
(the “Year”).

BRHBMRER :

AANERREBEXERAAI(ATERE] AR
] RENBRR(ABEIASEDE=Ee([==
g MRARZUBRRIREASEEEHE2025F12 4
STHMNFE(ARFEDGEEERFEDEE o

In 2025, the real estate market in Chinese Mainland continued to undergo an 20254 - R E A EHE TS FEE T % e
overall adjustment. The focus gradually shifted from “ensuring the delivery of 2% #[{ R |FHE A2 EERTSELD RS
buildings” to comprehensively boosting market confidence and stimulating IE{FEERF - £F F FTRIFE O N - BINHE
reasonable housing demand. All departments across the Group exerted concerted  F|#f - B ERARNBEEE - £#HE  ARAREERE
efforts, seized the policy benefits, and achieved remarkable results in sales, capital Z&IETEFIEE T —ERKE ©

recovery and destocking despite continuing challenges.
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Zhengzhou Zensun West Lakeside Scholar Mansion
BN IEE T T

For the financial year ended 31 December 2025 (the “Year”), the Group’s revenue & ZE2025%F12 A31 A LI BEE ([RNEE |) « A&
and gross profit were approximately RMB6,916.9 million and approximately B2z REFDRHOARES916.98ETNIAR
RMB548.2 million, respectively, representing a decrease of about 27.5% in  #¥548 2B & 7T + #2024 4 [ Hi 2 W25 5 #4927.5% -
revenue and an increase of about 51.0% in gross profit compared to the same LA & &:2024 4 A H3 7 £ FI1 hn4951.0% © ANFE 7 Uk
period in 2024. The revenue and gross profit for this year mainly came from the R EF T ER AT B AH Y LR LT - W@
property development business in China. The decrease in revenue was primarily JIEZHRAEBERAFEIMZERKMELEREAR
due to the reduction in the saleable/leasable floor area (referred to as “floor area”) {2 Al & /A EREATERE ([REERE |) 820244F
of completed property development projects delivered by the Group during the  JHFTBr o AEE EFE2024 EHFILE - TEHR
Year compared to 2024. The increase in gross profit during the Year as compared EiE T IHEE LE — B EBRET - M EAR
to 2024 was primarily attributable to the stabilisation of the real estate market TR ES BRI FIEIER & EEE MO FH -
following the cessation of further deterioration, coupled with the mild rebound in it » ANEEE FYEIE B 585 2 FIHE o

property prices driven by the Company’s strategically located projects in prime

areas. Consequently, higher profit margins were recorded from certain property

projects during the Year.
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Given the current industry landscape, the Group maintained its strategy of steady
operations in 2025. It focused on the development and sales of existing projects
and did not add any new land reserves throughout the Year. Due to people’s rising
expectations for living quality, product development underwent iterative upgrades.
Homes of the future will no longer be mere structures of steel and concrete,
but spaces that embody a better life. In response to this significant change,
the Group will take proactive measures in 2026, conducting thorough market
research, dedicating efforts to product design, strengthening brand promotion for
new product lines, and upholding the slogan of “Zensun, your first choice for a
quality home”. Real estate remains the ballast of China’s macroeconomy. Neither
urbanisation in China nor people’s pursuit of a better living experience have come
to a halt. After rationalisation of the industry, it will inevitably usher in a healthier and
more disciplined new era.

Looking ahead, | am confident that the Group as a whole will approach our work
with greater enthusiasm, higher morale, and a more pragmatic attitude. We will
remain grounded, dedicate ourselves to every task, complete every assignment
with diligence, and meticulously refine every detail to accomplish all objectives and
achieve the Group’s new stage of development. At the same time, we will continue
to maintain good communication with investors to lay a solid foundation for the
Group’s sustainable development.

Overseas

In the United States, the Group currently holds interests in two real estate
investment trusts, namely XRN and American Housing REIT, Inc. (“AHR”), with
XRN being listed on the New York Stock Exchange. XRN has always focused on
acquiring top-notch, licensed specialty medical facilities in the United States. It
currently owns 189 medical and health care facilities with a net leasable area of
approximately 5.1 million square feet. The Group expects that XRN, with its robust
property portfolio, will continue its rapid development. As of 31 December 2025,
the Group holds approximately 5.61% of XRN’s equity and receives dividend
income from XRN on a quarterly basis.

The Group currently controls 99% of the equity in AHR. At present, AHR owns
senior housing properties located in Oxford Derby, Kansas, and Oxford McKinney,
Texas. We will closely monitor the local market environment in the United States
and adjust our business strategies and development directions in a timely manner.
In addition, the Group owns a number of SOHO (Small Office/Home Office)
commercial-residential units and high-quality residential properties in Singapore
for rental and capital appreciation purposes. We will regularly review the Singapore
property market to explore market opportunities and development prospects in the
foreseeable future.

EREATELD  2026FEETEERELENR
B RERGHEBMMEERE  RFEERIL LM
- BEAMEETESESE—FRE - EmH
BHEERTR - RROFEF - TH 2 E K
JE o MEASKFAENER - StHE-ZE2EL
2026 F R E G RME EEREY - MFmi5HET - B
DT ERRET - MRMER RO MIEHER - BITM4f
FEFEILR IO - BHEKASTRZBLEERE
et PEMBALCERMARY X EERRNENR
WREEIL - TEAELER - i EREMERE - 12
PEEyET ST

REAREK  HEEELTSUAEMBHORE - B
MBEHOFEE - EMBENER - MR - B0 K
= REMES-RAIE FATES - RAH 5
NERBIRBRER  BEREEFOER - FE -
M FERREERFRIFBR  AEENAIFES
RETFEREER -

B

EFEAAE ALEEERBE _REHEREEREN
2% 9 Bl A XRN & American Housing REIT, Inc.
(TAHR]) » ERXRNERBNFEHZ ST LT ° XRN
—HEFREEZHEWRERMER - HEERBHNER S
B BATEA 180 BB R ERNE - AT EFM@
BHSABEEFHR - NEBBEIXRNA LB EYEHE
AIGHEEBEIRRER - BE2025F12A310 » A&EH
B AT BXRNAY5.61% K IR + &2 a] EXRNIKEHY
BN e

AHRIE B R = EE 5 Ho9% # 25 - T - AHREE £
BIRL 7 $E B A M B9 Oxford Derby K 15 52 72 Hi 1 &9 Oxford
Mckinney FI EEZHEW % - RPIBSZBIEIEER
EWATISIRE  BNAEEERELERFRA o 1
AN ARNEBRAF AN A S TSOHOME B A4 M E
EEEMEMLS  FAEHERERNEBERR  KAE
TFHEREHIEMETS  NEE RN RERD
BRERREERS -
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CHAIRMAN'S MESSAGE
FEHH

Zhengzhou Zensun Longhushangjing
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Appreciation

“Amidst the surging tide, those who strive with determination take the lead; in the
race of a thousand sails, those who forge ahead with courage prevail”. We hereby
extend our gratitude to the trust of shareholders, the patience of customers, the
strong support of partners, and the dedication and perseverance of all employees.
The bitter winter is coming to an end, and the stars will shine forever. Let us stand
together and join hands as we embark on a new journey toward high-quality
development. On behalf of the board of directors, | would like to extend our sincere
thanks and heartfelt respect to everyone.

Mr. Zhang Jingguo
Chairman, Executive Director, and Chief Executive Officer

Hong Kong, 30 March 2026
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HONG KONG AND OVERSEAS PROPERTY PORTFOLIO
BRKEIMIFEARAS

The Group owns a diverse range of residential, commercial properties and senior AREBEGTRELNET  BEDEUALEEETER
housing communities located in Singapore, Hong Kong and the U.S.. < RMEINE C BENRER -

/ ;“‘."""l.l'"/
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3 &

PR

1. Dakota Residences 28&3. Southbank Soho

SINGAPORE PROPERTIES B ES

The Group’s Singapore property portfolio is concentrated in locations near Mass 7 &= [ s 11 7 4 2 48 & £ o 7 5 NI b S8 b 3 - <2
Rapid Transit (MRT) stations, Singapore’s railway system, ensuring convenience g 75 {# 5= 3% o 7z~ & [# 7£ Southbank & 15 SOHO 2 {7 48
and connectivity. The Group owns a portfolio of SOHO units at Southbank which & I SEERERAE AT Y o L EAEH R A
features high-ceilings and duplexes. These units are uniquely zoned for both & » Gl E=REEALE  EHHESKEES - &~
residential and commercial uses and hence generate strong rental yield. The Group &= & #£ Dakota ResidencesiE A X =¥ 2484 » Dakota
also owns a portfolio of residential properties at Dakota Residences adjacent to the  Residenceshit #fDakotat iy

Dakota MRT station.

HONG KONG PROPERTIES

The Group owns two floors and two car-parking spaces in Wyndham Place, a
prime commercial office building located in the Central district of Hong Kong — the
central business district of the region. The Group currently uses one floor as its
headquarters and treats the remaining portion as investment properties for earning
rental income and/or capital appreciation.

ERUE

AEERERBETOEEMEREEFTEMEENL - ZEFRERTRIEN
DA IRRHEF O c AEEBBE D —EBEREE  ERHOoBER/KR
By EARBE S WA R REREE -

U.S. PROPERTIES ———
The Group owns two senior housing communities n

(one in Texas and one in Kansas) with total area of
approximately 98,700 sq.ft. which were held through
its U.S. subsidiary, AHR. The Group also owns freehold
land parcels with approximately 273,200 sg.m. in
Callifornia and two apartment residential units situated
on Wall Street in New York.

XEME

AEEFBHENRERZMBARAHRKEB TRERS
FEEES (—EMLRNERERIN - —ERNEEIN) -
EEA $£4998,700F 7R = A& B JR7E b0 N #E B 49
273,200 F 7 R Z K A HEMEMIR - WEANERTHER

A ABETEER

i A

182. Glen Carr House, senior housing community
Glen Carr House K& (£/FE%

38&4. Oxford Grand McKinney, senior housing community
Oxford Grand McKinney RE(ZEBZ
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PART OF THE
PROPERTY PROJECTS IN
THE CHINESE MAINLA
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Xuchang Zensun Golden Mile House 6 Luoyang Zensun City 11 Luoyang Zensun City
FFEERSEER V&5 E R &I E R
Xuchang Zensun Orchids Mansion 7 Zhengzhou Zensun River Valley Phase Il 12 Zhengzhou Zensun Voyage Mansion
FrEERAMEERN B 1E 788 I — B E | 1E P T i $4 58
Ruyang Zensun Scholar Court 8 Zhengzhou Zensun Longhushangjing 13 Zhengzhou Zensun Orchids Mansion
LG EmERERE EO IE PR IR (Valley-view Court)

BN IEREET (IR RERE)
Guangshan Zensun Scholar Mansion 9  Wuhan Zensun Scholar Mansion 14 Zhengzhou Zensun Smart City B-08
HILNEREBEN REFEETERN Land Parcel

ZP IE 5 29 B-084t 12
Yichuan Zensun Yihe Horizons 10 Xuchang Zensun Golden Mile House 15 Shanggiu Zensun Scholar Mansion
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PROPERTY DEVELOPMENT PROJECT SUMMARY IN THE CHINESE MAINLAND
EHREABYRERE ZHERE

Project

Number  Property Project

Location

BRI

North of Jingnan 2nd Road and east of Jingkai
9th Avenue, Zhengzhou City
ENFER_RI  BRENAENR

East of the intersection of Dahe Road and
Guxu Road, Zhengzhou Gty
IHTRTRREARIRONE

AR WRER
ACCUMULATED COMPLETED PROPERTY PROJECTS
PR PAIETE
1 Zhengzhou Zensun
Jingkai Plaza
INEEERRS
2 Zhengzhou Zensun
Xinghan Garden
IirERErE
3 Zhengzhou Zensun Scholar

Garden
SN EmERLE

Zensun Zensun
Longhushangjing
INEERALE

Zhengzhou Zensun River
Valley Phase |
(Green-view Garden No. 1)
SNEFTRH-H
(#5E-5R

Zhengzhou Zensun River
Valley Phase I
SNEFTRH-B

The intersection of east to Sanglin East Road
and north to Ruifeng Road, Zhengzhou Cty
DMmEMRAR AR R ER

North of Chaoyang Road and east of
Znongyi Road, Znhengzhou City
HHTHRRN.  FEENE

North of Lvda Road and west of Yuxiu Road, and
south of Chunxi Road, and west of
Jinzun Road, Zhengzhou City
INmEERIY - SARNER
EREIE  2EHIE

North of Lvda Road, east of Hongsong Road,
and Jinzun Road, south of Chunxi Road,
and east of Yuxiu Road, Zhengzhou City

OHmEERN  IRENE
SERNRRERRIE  BARNR

Actual/Estimated
Completion Time

BR/BHRIRE

4th quarter of 2017
NTEEMER

Uth quarter of 2017
NTEEREE

th quarter of 2019
NI9EERER

4th quarter of 2019
N9FEMER

4th quarter of 2019
NIEEMZR

4th quarter of 2020 to
2nd quarter of 2021

NNFEMERE
WIFEZER

Interest
attributable
to the
Group

558
MER%
i3

100%

100%

100%

100%

100%

100%

Total
sitearca  Aggregated
(sq.m)  GFA (sq.m.)

Estimated
GFA under
planning
(squm.)

Type Approximately Approximately Approximately Approximately Approximately

BEBER ZEEER

(T5K) (TRR

Bg f #

Commercial 47,736 211,748
[

Residential 34,439 66,103
iz

Commercial 25,357 100,662
[

Residential 62,286 93,399
=

Residential 132,111 176,845
iz

Residential 186,648 191,971
iz

Estimated

saleable/

Completed  leasable GFA
saleable/ under
leasable  development
GFA (sq.m.) (sq.m.)
BRI BRA
TE/88 fHTE/HE
E4ER BEER
(¥5%) (T5R)
f #
211,748 -
66,103 -
100,662 -
93,399 -
176,845 -
191,971 -

RE R
BEER
(¥A%)

]
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Estimated
saleable/
Completed  leasable GFA Estimated
Interest Total saleable/ under  GFAunder
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sq.m)  GFA(sq.m,) (sq.m.) (sq.m.)
Number  Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BE%
TE/RE GHTE/RE EERMH
A5R BiEWER RFREZER EEER BYER EEER
WEEH (F5%) (T5%) (%) (T7%) (¥AR)
BRS  MEER ER i BB/ BHAIRE KEE R f # f # f
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZirBRAZNFRE(R)
7 Zhengzhou Zensun River South of Xincheng Road, east of Yule Road, 4th quarter of 2019 100%  Residential 178,569 289,951 289,951 - -
Home Phase | and east of Xink Street Zhengzhou City N19FERER =
(Courtyard No. 1) UNmIARIAE - REBRNRRFEGIR
INEAR I
(EE-5R)
8 Znengzhou Zensun River South of Xinyun Road, east of Yule Road, east ~ 3rd quarter of 2021 100%  Residential 188,643 210275 210275 - -
Home Phase | of Xinxi Street and west of Tienshan Road, 2015 £=3 =
(Courtyard No. 2) Zhengzhou City
INEARTE 8 ENTEERIE  RERIR
(EE-%R) FRGNRRRLENE
9 Zhengzhou Zensun South of Shisu Road and east of Fengshuo 2nd quarter of 2020 100%  Residential 8,051 26,476 26,476 - -
Prosperty Court South Road, Zhengzhou City NNEE-ZF =
I EAREEE ENTRERNE - SEBANR
10 Zhengzhou Zensun West of Jingkai 17th Avenue, north of Hanghai  4th quarter of 2020 to 100%  Commercial 55,631 193,81 132,129 61,722 -
\loyage Mansion East Road, Zhengzhou City dth quarter of 2027 i%
YN EBEREE INTERETABNE MERERNY  NWEEMERE
NIEERER
il Dengfeng Zensun Southwest District of Intersection of Taihe Road ~ 3rd quarter of 2020 100%  Residential 4,899 78,137 78,137 - -
City * Yu Garden and Zhengtong Road, Dengfeng City WNFEZZR fiz
BHEEN A BT AR ENARI NN ERES
12 Dengfeng Zensun Northeast comer of Intersection of Hanque Road  3rd quarter of 2020 100%  Residential & 21,210 59,987 59,987 - -
Clty * Xiang Garden and Tianzhong Road, Dengfeng City WNEFE=ZF commercial
BHEAN v 2E BHTERRERTRRNARLA iz %%
13 Dengfeng Zensun Northeast comer of Intersection of Yinghe Road  3rd quarter of 2020 100%  Residential & 50,436 127,818 127818 - -
City » He Garden and Tianzhong Road, Dengfeng City WNEE=FF commercial
BEEN  HE EUTRIBRERTRINARLA fiz &%
14 Dengfeng Zensun Northeast comer of Intersection of Denggao Road  3rd quarter of 2021 100%  Residential & 15,992 37,63 37,63 - -
City ¢ Xi Garden and Fuyou Road, Dengfeng City WNEZ=ZE commercial
BEEY R TR AREERRRNORSA iz B
15 Dengfeng Zensun City # el Northwest comer of Intersection of Denggao Road  3rd quarter of 2021 100%  Residential & 32,986 81,307 81,307 - -
Gerden and Fuyou Road, Dengfeng Clty WNEEZZFF commercial

BHIAN  FR BT ER A RERAR RN NEL A kz #%




16  Zensun Enterprises Limited EREXERATE

PROPERTY DEVELOPMENT PROJECT SUMMARY IN THE CHINESE MAINLAND
EHREABYRERE ZHERE

Estimated
saleable/
Completed  leasable GFA Estimated
Interest Total saleable/ under  GFAunder
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sq.m)  GFA(sq.m,) (sq.m.) (sq.m.)
Number  Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
B#I BBt
TE/BE RHTE/BR  EERMH
A5R BiEWER RFREZER EEER BYER EEER
WEEH (¥5R) (T5%) (¥AR) (F5%) (¥AR)
AR WRER ER i BB/ BHRINE WEE R f # f # #
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZirBRAZNFRE(R)
16 Xuchang Zensun Scholar North of Nongda Road, south of 4th quarter of 2020 to 100%  Residential 115,449 305,318 305,318 - -
Mansion Gui Hua Nong Xuan Road and west of 4ih quarter of 2022 fiz
FELEREER Gui Hua Han Lin Road, Jianan Distic NNEEMEEE
Yuchang City NNEEMEFR
HETRZREARMY - REEHENE
REEMAIE
17 Zhengzhou Zensun South of North 3rd Ring Road and east of 3rd quarter of 2020 100%  Residential 58,338 96,549 96,549 - -
Longshuishangjing Longhu Nehuan East Road, Zhengdong NNEE=ZF =
SN EARK LR New Distrct, Zhengzhou City
INTBRARLZRENE - RANEREMR
18 Xinxiang Zensun Smart City + - North of Health Avenue and west of 4th quarter of 2020 100%  Residential & 40219 45,126 45,126 - -
Rong Garden Central Avenue, Qlying Town, Central District, 20005 £IE R commercial
HHEERENA RE Xinxiang County fre g2
FRECREEPARENE  RERRAENL
19 Xinxiang Zensun Smart ity Intersection of Central Avenue and Financial Road, 4th quarter of 2021 100%  Residential & 58,642 96,466 96,465 - -
Xiang Garden Qilying Town, Central District, Xindang County ~ 2021 £ £ M5 commercie
FAIEREN R FHZ REERARBRARARND ffz m%
2 Luoyang Zensun City North ~ East of West Ring Road and north of Tank Road,  4th quarter of 2017 100%  Residential & 52,728 185,261 185,261 - -
Garden Phase 1 Jianxi District, Luoyang City MTEENEE commercial
BELEA-B AETRERER R B RERARH €N
21 Zhengzhou Zensun Princess  West of Znengxin Highway and both eastand ~1st quarter of 2019 100%  Residential 147,988 262,672 252,672 - -
Lake Phase | south of Princess Lake Xincun Town, NI9EE-ZF =
INEHATH-3 Zhengzhou Oty
LV e G e
2 Znengzhou Zensun Princess  North of Xincun North Road and west of Huarui - 4th quarter of 2020 100%  Residential 40819 81,9551 81,951 - -
Lake Phase Il (Huanhuxian] ~ Road, Xincun Town, Znengzhou City NNEERERE =

INEBATH=B(RAZR BNTHRERTHALY  Sshal

2 Zhengzhou Zensun Riverview  East of Jingkal 14th Avenue and South of 2nd quarter of 2020 100%  Residential & 31462 119,251 119,251 - -
Garden Jingnan 9th Roard, Jingkai District, NNEE-5E commercial
INEEETSE Zhengzhou City iz B%

NP ERREEARERERTEAGRA
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Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (Th%
BB MRER R BB/ BiAIRE KEE  RR f # f # f
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZiBRAZNFRE(R)
24 Beiing Zensun Grand Garden  Huaifang Vilage & Xingong Village, 2nd quarter of 2021 100%  Residential 53,214 89,017 89,017 - -
S RERSHH Nanyuan County, Fengtai District, Beijng NNEE-FE fiz
RMERREABRENRTEN
2 Befing Zensun Yazhu Garden  5th Avenue District, Shunyi Newtown, 2nd quarter of 2021 100%  Residential "1 59,397 59,397 - -
FREBREER Renhe Town, Shunyi District, Bejjng NAEE-5E =
FRTERRCAERS R ERERE
26 Zhengzhou Zensun Voyage  South of Heshou Outer Ring Road and 2ndl quarter of 2021 100%  Commercial 11,215 38,029 38,029 - -
Intemational Plaza (Phase | west of Shuanghe Lake 2nd Strest, and NWNEE-ZE [EHS
INEBRRAR RS east of Heshou Outer Ring Road and
north of Wanhui Road, Zhengzhou City
ENTEENRANG RN tIE
2 Zhengzhou Zensun Orchids ~ West of Guihua 3rd Road and north of 2ndl quarter of 2021 100%  Residential 43470 130,136 130,136 - -
Mansion (Valley-view Garden)  reserve land of Government, NNEE-FE fiz
IMEAREER (B24%)  Longhu Town, Xinzheng City
FETRAERI=RIE  BREEDL
28 Xuchang Zensun Golden East of Laodong North Road and south of 4th quarter of 2021 to 100%  Residential 60,948 144,381 72,101 71,674 -
Mile House Gui Hua Zhou Zhwang Strest, 4ih quarter of 2026 fiz
FEIEEHLR Jianen District, Xuchang City WNEENFRE
FETEREADIRIE  REBEENE NBEZNER
2 Xinxiang Zensun Golden West of Xinzhong Avenue, southeast comer of  3rd quarter of 2021 100%  Residential & 10,701 127,708 127,708 - -
Mie House (Phase intersection of Hongyuan Street and WNEE=FE commercial
HHTHAELER -8 Guihua Road, Xinxiang City iz B%
FETHANENE  BRGEREHE
RROEEA
30 Zhengzhou Zensun South of Qline South Road and the west of 4th quarter of 2021 100%  Gommercial 13,442 107,388 107,388 - -
International Building Jiayuan Road Zhengdong New Distric, ANEERER [
INEEERAR Zhengzhou Cly
ENTERARLRTERNE  EERIE
31 Zhengzhou Zensun Voyage  West of Jingkal 17th Avenue, south of 1t quarter of 2022 to 100%  Residential & 50,921 203,216 80414 122,802 -
Garden (Phase ll Jingbei 4th Road Zhengzhou City 4th quarter of 2027 commercial
IHEAERER -2 UHPERETLAENE - EmENE N0EZ-FEE fiz &%
NAEERER
32 Zhengzhou Zensun Boya Northwest corner of Intersection of Tashan Road ~ 1st quarter of 2022 100%  Residential 1,11 37,269 37,269 - -
Court (Phase | and National Highway 310 Xingyang City N0EE-5F iz

DTERREE-2

ST RESNEER N OELA



18  Zensun Enterprises Limited EREXERATE

PROPERTY DEVELOPMENT PROJECT SUMMARY IN THE CHINESE MAINLAND
EREABYRER ZHEME

Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (¥AR)
BB MRER R BB/ BiAIRE KEE  RR f # f # f
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZiBRAZNFRE(R)
3 Znengzhou Zensun Voyage  West of Jingkai 17th Avenue, north of 3rd quarter of 2022 100%  Residential 35,702 106,903 106,903 - -
Garden (Phase | Jingbe 1st Road Zhengzhou City NNEE=3F iz
INEEERE -3 ONTERETERENE - E-Hb
34 Wuhan Zensun Scholar Mansion West of the intersection of Chenggong 3rd quarter of 2022 100%  Residential 46,888 164,108 164,108 - -
RETEREER Avenue and Maoxing Road, Caidian Street, ~ 202055=%% =
Caidian District, Wuhan City
RETEARRRERYNERKRERERNE
3% Zhengzhou Zensun Yating South of Qiaohang Road (Xiangrui Road), 3rd quarter of 2022 to 100%  Residential 54,298 146,603 107,661 38,942 -
Mangion east of Linghan Stret (Zhenggang 7th Street), 4t quarter of 2026 fr=z
INEEREER Airport Harbour Zone, Znengzhou City NNEE=FEE
BIFREARRA (F5R) Mg NBEEMER
ERYG (FELE) JE
36 Zhengzhou Zensun Voyage  East of Heshou Outer Ring Road and north of  3rd quarter of 2022 100%  Commercial 10,701 40313 40313 - -
International Plaza (Phase | Wanhu Road, Zhengzhou City WNEZ=ZE B%
INIERRERRACE  DATZAE  BEMRRIR
37 Zhengzhou Zensun East of Longteng 2nd Strest, south of 3rd quarter of 2022 100%  Residential 68,819 106,882 106,882 - -
Zhenruishangjing Ruyi River West 2nd Street, NNEE=ZF iz
INEEER LR Zhengdong New District, Znengzhou City
INTERARER_EHR - WETE_EHE
38 Zhengzhou Zensun Princess  East of Huarui Road, west of Princess Lake and  3rd quarter of 2022 to 100%  Residential 154,901 308,773 107,863 200,910 -
Lake Phase | south of Binhe South Road, and dih quarter of 2027 fiz
(Yuehu Horizons) west of Zhengxin Highway, Xincun Town, NREE=FEE
DNERLEH S Zhengzhou City WAEERER
(%) BNTHNEERRRE  DEHRE
L
3 Dengzhou Zenstn Xintiandi ~ East of Sanxian Road and south of 2nd quarter of 2022 51%  Commercial 42,39 42,39 42,39 - -
YNERTRYE Tuenje Road, Dengzhou Cty NNEEZFE [

BATZEREN Benad

40 Zhengzhou Zensun West South of Hongmei Street and west of 4th quarter of 2022 100%  Residential 51,39 132,121 132,121 - -
Lakeside Scholar Mansion ~ Chuanyang Road, Gaoxin Distric, N0EEMEE =2
INEEFRER Zhengzhou Cty

PNFRAREENE  JIBRUR

I Fengan Garden East of Lingshan Road and west of 4th quarter of 2022 51%  Residential & 16,809 33,516 33,516 - -
2% Yesheng Street, Dengzhou City N0EEMERE commercial
BNTRLBILE - 2RbARE frz B%
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Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (¥AR)
BB MRER R BB/ BiAIRE KEE  RR f # f # f
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZiBRAZNFRE(R)
1Y Znengzhou Zensun Ecological  South of Yuwu Road, east of Pearl Road and 1st quarter of 2023 100%  Residential 74214 185,563 185,563 - -
City (No.1 and 2 Garden) east of Jingzhuang Road Guancheng District, 203555 iz
Elindsts e Zhengzhou City
(—SRA=5%k) INTEARERRNE  BREIR
HERANR
IX] Zhengzhou Zensun South of Longhu Neihuan East Road, east of 1st quarter of 2023 100%  Residential 45,506 77,118 7,118 - -
Fenghuashangjing Chunlei Stregt, Znengdong New District, NBFE-FE fiz
NEELELR Zhengzhou Cly
INTERNBEANERANE  AEENE
4 Zhengzhou Zensun South of Yinghua Road and east of 2nd quarter of 2023 to 100%  Residential 84,186 212,465 58,226 164,239 -
Xin Harbour Home Century Avenue, north of Lianhua Road and ~ 4th quarter of 2027 =2
INEEEER west of Shenzhou Road, Xuedian Town, 2023553 %
Xinzheng Cty NTEERER
FEmERAERERE  EEABUR
BIntA BIAEH
4 Dengfeng Zensun Southeast comer of the Intersection of Shaolin~ 2nd quarter of 2023 to 100%  Residential 55,405 127,110 127,110 - -
City * Rui Garden Avenue and Fuyou Road), 3rd quarter of 2023 fiz
BHIEN KR Dengfeng City NNEE-FEE
BT OHAEERRERRNRRA NNBEZ=ZR
4 Dengzhou Zensun West of Bejjng Avenue and north of 2nd quarter of 2023 to 100%  Residential 64,028 160,069 117,000 43,069 -
Kaiyue Mansion Lingshan Road, Dengzhou City dth quarter of 2027 =2
IHEAINER BT RAEE - BILALE NBFE-FEE
NAEERER
4 Nanyang Zensun Scholar Court  North of Dushi Road and west of 2nd quarter of 2023 to 100%  Residential & 25,298 88,460 88,460 - -
ARIAERER Xindong Road, Nanyang City 2nd quarter of 2024 commercia
BETHHENL - FRENE NNEEFEE fiz &%
NUEEZZE
48 Zhengzhou Zensun Skyline South of Baiyun Road, and east of Runan Road,  2nd quarter of 2023 to 100%  Residential & 50,148 100,179 218 58,046 -
Lake Court Phase | Shangjie District, Zhengzhou City 4th quarter of 2027 commercial
IHEBRR LR (-5) ST LEREZRNE - HERNR NVBEFFEE iz B
NIEENEE
49 Luoyang Zensun City North ~ Southwest and southeast corner of intersection  3rd quarter of 2023 100%  Residential & 52,172 159,771 159,771 - -
Garden Phase I of Kewen Road and Qunan Road, AVBEE=ZF commercial
BETAYLE-BER)  Jan District, Luoyang Ciy 2

AETRAEHARERAR N IARA
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PROPERTY DEVELOPMENT PROJECT SUMMARY IN THE CHINESE MAINLAND
EREABYRER ZHEME

Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (¥AR)
BB MRER R4 BB/ BiAIRE KEE  RR f # f # f
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZiBRAZNFRE(R)
50 Huaibin Zensun Scholar West of Chuxiang Avenue, north of Chaoyang ~ 3rd quarter of 2023 90%  Residential & 53,764 118,280 118,280 - -
Mansion Phase | Street, and south of Qingnian Strest, NBFE=ZFE commercial
ERIEEREN-H Huaibin Count, Xinyang City (2 B2
ERTEREEEREEN  HRELAR
EEEREE
51 Huaxian Zensun West of Jiefang Road and north of Xinda Road, ~ 3rdquarter of 2023 to 100%  Residential 55,720 111,441 11,441 - -
Orchids Mansion Hua County, Anyang City 3rdl quarter of 2024 =z
EELENERR ZETARRMAE  HERL NVBEF=FRE
NAEZ=ZFR
52 Ruyang Zensun Scholar Court  South of Yonghui Road, north of Weishier Road,  3rd quarter of 2023 to 100%  Residential & 84,043 176,419 49,050 40,361 87,008
FRTEERER south of Weishier Road east of Liuing South ~~ 4th quarter of 2027 commercia
Road, west of Malan West Road, County South - 2035 8=%F % 2 BE
New District, Ruyang County, Luoyang City NIEENEE
AR BERIETRASRE  ETIRL
HRERR - SHERR, BiENE
BY-HE YRERR  FHERE
53 (Gongyi Zensun East of Qinglongshan Road, south of Sugin Road ~ 3rd quarter of 2023 to 100%  Residential 51815 93,267 93,267 - -
Scholar Mansion Cy Greenland, 4th quarter of 2025 =z
No. 1 Garden and east of Jinniushan Road, Gongyi City ANBEZ=FFE
SEIHEEER-TR EETOLLER  BRIER NBEEMEE
BRinmis
54 Xinxiang Zensun Golden Mile  South of Kelong Avenue and east of 3rd quarter of 2023 100%  Residential & 45,501 159,569 159,569 - -
House (Phase | Xiner Street, Xinxiang Gty ANEE=ZE commercial
FALERILE -4 FETHERENE  HoENR RENH
5 Guangshan Zensun East of Zishui Street, north of Paifong Road, 3rd quarter of 2023 to 100%  Residential & 51,847 129,616 70,908 58,713 -
Scholar Mansion Guangshan County, Xinyang City 4th quarter of 2026 commercial
RUEBEEER ERTRLGEARGRE - RGHLH NRFE=ZRE frz B
NBFEMZR
56 Xinyang Zensun Golden Mile  East of Yangshan Sports Park, 3rd quarter of 2023 to 100%  Residential & 46,435 102,167 102,157 - -
House (Yangshan New District) - Hualbin Gounty, Xinyang City 4th quarter of 2026 commercial
ERIBeULR (FUFE) EETEEGTUEELARE NVBEEZERE fix E%
NBFEMER
57 Weinhui Zensun Golden Northeast comer of the intersection of 3rd quarter of 2023 to 90%  Residential & 43964 109,911 109,911 - -
Mie Court Bigan Avenue and Zhenxing Road, Weihui City ~ 4th quarter of 2024 commercial
ERIAIEE ERTLTAERERRRNORYA NVBEEZZRE iz B%
NUEEMER



Project

Number Property Project

LR

HEE

Location

BRI

ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
EREEE L ESELE )

98

5

60

61

62

63

64

65

Dengzhou Zensun Xinyu City
YNEBHTA

Befing Zensun Xinghai Court
FREERESR

Shangqiu Zensun
Scholar Mansion
BETHERER

Gongyi Zensun Heluo Horizon
ESTHIRER

Dengzhou Zensun Pear! Lake

SN EERRA

Yichuan Zensun Yihe Horizons
FIEBFIER

Zhengzhou Zensun Orchids
Mansion (Valley-view Court)

BNIAREER (M22E)

Xinxiang Zenstn
Orchids Mansion Phase |
FAIAREER-H

South of Renmin Road and east of
Sanxian Road, Dengzhou City
BHTARRRE  =E%EH

East of Yingyi Strest, west of Yingtong Street,
south of Yinghong Road and north of Yingzhi
Road, Yinghai Town, Daxing District, Bejing

YRAEEREERERSY AERAE

BERTR JERSH

East of Zjing Road and south of Yuhang Road,
Suiyang District, Shangaju City
BETEREZHREE - FhAal

West of Baiyunshan Road and south of
Renhe Road, Gongyi City
EETAZIAR  AHE

North of Yingbin Avenue and east of
Dongfu Road, Dengzhou Cty
PimIEREIN  FHRBEY

North of Yilong Avenue and east of
Binhe Avenue, Yichuan County, Luoyang City
AETFIEFERBINE  BTRENR

South of Guihua 1st Road, west of Qiushi Road,
north of Guihua 2nd Road and west of
reserve land of Government,

Longhu Town, Xinzheng City

HEMERERE-RE  BREEDUNE
KERNERBE-RLE

Actual/Estimated
Completion Time

BR/BHRIRE

4th quarter of 2023
NREEMER

4th quarter of 2023
NVBEEMZR

4th quarter of 2023 to
4th quarter of 2027

NBEFNFEE
WIFEMER

Uth quarter of 2023
NBEEMEE

4th quarter of 2023
NVFEMZR

3rd quarter of 2023 to
4th quarter of 2027

NBEF=FEE
NAEERER

4th quarter of 2023 to
4th quarter of 2027

NBEFNFEE
WIFEMER

North of Fuyu Road, west of Zhengtong Street and 3rd quarter of 2023
south of Xinyan Road, Gudingzhai Town,
Xinxiang County

FRELERERTRNE  BRGIER
S

NREE=5F

Interest
attributable
to the
Group

558
MER%
il 3

51%

100%

100%

100%

51%

100%

100%

90%

Total
site area
(sq.m.)

Annual Report 2025

Aggregated
GFA (sq.m.)

“EBCLEER

Estimated
GFA under
planning
(sqm.)

Type Approximately Approximately Approximately Approximately Approximately

BiEbER
(T5%)
B# f
Residential a7
iz
Residential 47,892
fiz
Residential 67,802
fiz
Residential 20,004
iz
Residential 53,734
iz
Residential & 202,883
commercial
iz 5%
Residential 93497
fiz
Residential & 40,105
commercial
iz 5%

SEEER
(F5R)
)

102,735

103,979

196,62

40,008

122,362

239,460

280,490

80,210

Estimated

saleable/

Completed ~ leasable GFA
saleable/ under
leasable  development
GFA (sq.m.) (sq.m.)
BRI BRA
TE/88 fHTE/HE
E4ER BEER
(F5K)  (FAK
4 #
102,73 -
103,979 -
162,882 33,743
40,008 -
122,362 -
92,736 33,065
178,091 33,263
80,210 -

REfH
BEER
(¥A%)

f

113,659

69,136

21




22 Zensun Enterprises Limited 1[EFRBXERANE

PROPERTY DEVELOPMENT PROJECT SUMMARY IN THE CHINESE MAINLAND
EREABYRER ZHEME

Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (¥AR)
BB MRER R BB/ BiAIRE KEE  RR f # f # f
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZiBRAZNFRE(R)
66 Lushan Zensun Golden Southeast of the Intersection of 1t quarter of 2024 to 100%  Residential & 32,602 48903 28,436 20,467 -
Mile House Fanrong Road and Wenxing Road, 4th quarter of 2027 commercial
SLEEEEER Lushan County, Pingdingshan City UEE-FES fiz g2
TELTRLGZRAEARTNORE NNEERER
67 Hualyang Zensun South of Huaining Avenue and north of 1t quarter of 2024 to 100%  Residential & 484 85,682 73,409 12,273 -
Longhu Horizons Chunrong Road, Huaiyang District, 4th quarter of 2026 commercial
ERIARHESR Zhaukou City NUFE-FEE it A%
EAmERREERER  BRHIL NHEELER
68 Dengfeng Zensun Southeast corner of the Intersection of 3rd quarter of 2024 100%  Residential 40713 73,000 73,090 - -
City » Jing Garden Dizhong Road and Zhongyi Road, NUEE=5FE =
BHIEEY 2R Dengfeng City
TR ESERANNREA
Dengfeng Zensun Southwest corner of the Intersection of 3rd quarter of 2024 100%  Residential 12,185 21,933 21,933 - -
City * Ya Garden Shaolin Avenue and Luhong Road, WAUFEZZR fiz
EHEES ER Dengfeng City
TR ERERERNOARA
69 Xinxiang Zensun Smart Gty South of Health Avenue and west of Central 3rdl quarter of 2024 100%  Residential & 52,381 83,819 8,741 - 75,078
Phase Il Avenue, and intersection of Central Avenue and ~ 4th quarter of 2028 commercial
FATEEZI=H Financial Road, Qilying Town, Central District, ~ 204£E=3F% 2 B2
Xinxiang County NBEEMEE
FHZ SRERARENE  ERAENER
PAREESRARAN
70 Zhengzhou Zensun North of Yuliu Road and west of 3rd quarter of 2024 100%  Residential 38,685 96,630 96,630 - -
Ecological City No.5 Garden~ Xiangjiang Road, Guancheng Distrct, WAUFEZZR fiz
INEEEEIRRR Zhengzhou City
INTERBEARNIRETRIE
n Xinmi Zensun City ¢ South of Qingping Street, west of Fuxi Road, 3rd quarter of 2024 to 100%  Residential 79,029 132,61 121432 11,219 -
Xiang Garden north of West Street and east of 4ih quarter of 2026 fiz
FELES- ER Chengyun Road, Xinmi City NUEE=FEE

TETERAGEN  TEMEA EAGL.  06FERER
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Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (¥AR)
BB MRER R4 BB/ BiAIRE KEE  RR f # f # f
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZiBRAZNFRE(R)
7 Dengfeng Zensun South of Yinghe Road, north of 3rd quarter of 2024 100%  Residential & 30,727 76,819 76819 - -
Yinghe Mangion South 2nd Ring Road, Dengfeng City NUFE=FE commerciel
EHEEETER EHTETRNE  BRCEML fiz %%
13 Dengfeng Zensun Yingbin Northeast comer of the intersection of Shaolin ~ 4th quarter of 2024 to 100%  Residential & 41543 78932 70,706 8,226 -
House Phase | ¢ Avenue and Luhong Road, Dengfeng City 4th quarter of 2026 commercial
Qiyue House BT ONAEEERERNNRLA NWUsFEMEEE iz B
LEngE e NBEENER
HER
T4 Luoyang Zensun City North ~ Southwest and southeast corner of 3rd quarter of 2024 to 100%  Residential & 69,556 246,647 139,016 107,631 -
Garden Phase Il intersection of Kewen Road and Qunan Road,  4th quarter of 2026 commercial
BEIEMIBZBKE)  Janxi District, Luoyang Ciy NUEEZZET ez
ABTREE VAR BAR RN NBFEMER
EaAREHA
75 Zhengzhou Zensun Zuoan West of Wenming Road, north of 3rd quarter of 2024 to 100%  Residential 57,015 91,311 68,482 - 22,829
IR Planning Third Road and south of 4ih quarter of 2026 iz
the land in Xizhangzha Vilage, NUEF=FFE
Longhu Town, Xinzheng Ctty, ABEFERER
HETENEERER  RE=HIHR
[if 3w
6 Zhengzhou Zensun Xinrui West of Honghu Road, south of Government 3rd quarter of 2024 to 100%  Residential 13,734 68,672 43810 - 24,862
Scholar Mansion Land of Longhu, Longhu Town, Xinzheng City ~ 4th quarter of 2027 fiz
INEENRER FETRIESEREL BRI DORE  0UEZZERR
NAEERER
m Zhoukuo Zensun Golden South of Jiaotong Avenue and east of 4th quarter of 2024 to 56%  Residential 5294 158,824 62,233 50417 46,174
Mile House Tongda Road, Zhoukou City dih quarter of 2027 iz
BREBRHER BATREAER  BERRE NUEEMERE

NTEEMEE
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PROPERTY DEVELOPMENT PROJECT SUMMARY IN THE CHINESE MAINLAND
EREABYRER ZHEME

Project
Number Property Project Location
BB MRER EA b
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZiBRAZNFRE(R)
8 Yuanyang Zensun Golden West of Jinhua North Street and north of
Mie House Huanghe Avene, Yuanyang County
FREHREER FEESEIGRE ETRELH
7 Shangcheng Zensun East of Zhenxing Road and north of Lishu Street,
Scholar Mansion Shangcheng County, Xinyang City
BYIAEEER EETRAERERR b
80 Hualbin Zensun Golden East of Honghe Road and south of
Mie House Qingnian Stregt, Hualbin Gounty
ERIHLELR Xinyang Oty

[ERmEREATARE  BFHEA

81 Luahe Zensun West of Mangshan Road and north of Mudanjiang
Chenyue Horizons Road, Demonstration Zone, Luohe City
ENIARNER AT RAEAER  HHIHLH
82 Luoshan Zensun East of Chungiu Road and north of Longshan
Scholar Mansion Avenue, Luoshan County, Xinyang City
BIEEEER ERTRIEFIARE  ELRELY
83 Yucheng Zensun North of Songshan Road, Yucheng County,
Scholar Mansion Shangaiu City
RHEAEEER BRTERESLEALE

Actual/Estimated
Completion Time

BR/BHRIRE

4th quarter of 2024 to
4th quarter of 2028

NUFEMERE
NBEEMZR

3rd quarter of 2024 to
4th quarter of 2027

NAEZ=FEE
NAEERER

4th quarter of 2024 to
4th quarter of 2027

NUFEMERE
WIFEMER

3rd quarter of 2024 to
4th quarter of 2028

NUEEZZRE
NBEEMER

3rd quarter of 2024 to
Uth quarter of 2028

NUEF-FEE
NBEEMER

3rd quarter of 2024 to
Uth quarter of 2027

NUEE=FEE
NIEEMER

Interest
attributable
to the
Group

558
MER%
il 3

100%

100%

90%

90%

100%

100%

Type

fig

Residential &
commercial

[ &%

Residential &
commercial

[ #%

Residential &
commercial

A%

Residential &
commercial

= B%

Residential &
commercial

kz &%

Residential &
commercial

kz &%

Total
site area
(sq.m.)

Aggregated
GFA (sq.m.)

Estimated
GFA under
planning
(sqm.)

Approximately Approximately Approximately Approximately Approximately

BEbER
(F7%)
f

51,208

45,756

12122

47,604

33819

51,410

SEEER
(F5R)
)

92,326

100,662

26,669

119,011

74,403

128,525

Estimated
saleable/
Completed ~ leasable GFA
saleable/ under
leasable  development
GFA (sq.m.) (sq.m.)
BRI BRA
TE/88 fHTE/HE
E4ER BEER
(T5%) (T5%
4 #
19,059 -
43,016 21,983
16,848 9,821
32,334 16,490
35,987 19,039
90,642 10,146

REfH
BEER
(¥A%)

f

73,067

35,663

70,187

19317

0,181
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Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (Th%
BB MRER BRI BB/ BiAIRE KEE  RR f # f # f
ACCUMULATED COMPLETED PROPERTY PROJECTS (Continued)
ZiBRAZNFRE(R)
84 Zhengzhou Zensun Smart City - West of Zhengxin Express Road and north of 4th quarter of 2024 to 100%  Residential 51,986 129,962 80,130 25,590 24,262
B-08 Land Parcel auxiiary road of Ring Expressway, 4ih quarter of 2027 iz
INEERZHB0E Longhu Town, Xinzheng Cty NAFFRERE
FETEARIRREARY  BARREELE 00EE0EE
85 Zhengzhou Zensun Boyue South of Xincheng Road, and east of 2nd quarter of 2025 100%  Gommercial 31,006 108,519 108,519 - -
Commercial Centre Nanbei Avenus, Zhengzhou Cty WNHEE=FF [
EHRfEERD ENFRARIE - BAAENR
86 Zhengzhou Zensun River Home  West of Xinxi Street, and south of 2ndl quarter of 2025 100%  Residential 33446 99,99 99,99 - -
Horizon Kaiyuan Road, Zhengzhou City NHEE-FF fiz
INEARTER BNTFRIEE  HELE
87 Huixian Zensun Scholar Mansion Southwest comer of Yinbin Avenue and 4th quarter of 2025 to 100%  Residential & 37,085 81,542 71,899 9,643 -
BEZRER Xueyuan Road, Huixian Cty, Xinxiang City 4th quarter of 2027 commercial
FETRET IR ERERAERA NBEFMFRE ENH
NTEERER
88 Shangaiu Zensun East of Suiyang Road and south of 4th quarter of 2025 to 100%  Residential 45,564 132,13 59,933 - 72,202
Kaiyue Mansion Wenhua Road, Demonstration Zone of dih quarter of 2028 fiz
ArEEINER Urban-rural Integration, Shangalu Cty NBEFNEEE

BETHA-BUREE BERRE  XLHEN 085ENFE
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PROPERTY DEVELOPMENT PROJECT SUMMARY IN THE CHINESE MAINLAND
EREABYRER ZHEME

Project
Number Property Project

BEE  9%ER

Location

)

PROPERTY PROJECTS UNDER DEVELOPMENT/PLANNING

35/ 882 0%4R

1 Zhengzhou Zensun
River Valley (Green-view
Commercial Gentre)

BNLATRN- REEBTL

2 Zhengzhou Zensun
River Home Lane
SNEERIE

3 Dengfeng Zensun
City » Xin Garden
BHTHA E

4 Zhengzhou Zensun Lehuo City
NEEERIE

5 Xuchang Zensun
Orchids Mansion
SETEREER

6 Zhengzhou Zensun Boya Court
(Phase I
BNEEREEE -

7 Xinxiang Zensun Smrt Cty
HRIERENA

North of Lvda Road, and east of
Wenyun Road, Zhengzhou Cty
mEBIL - ERIR

South of Xinyun Road and east of
Fengshuo South Street, Zhengzhou City
ENFEERIE - SRBENR

Northwest comer of the Intersection of
Yudai Road and Dizhong Road,
Dengfeng City

BT ERR RN OELA

Zhaoling Vilage and Caodfian Village,
Mihe Town, Gongyi City
BETATER SN REREA

South of Guihua Zhuyuan Street and
east of Guihua Yongxian Road,
Jianan District, Xuchang City

HETERERANEGNE  REAERUR

Southwest of the intersection of Luyin West Road

and Tashan Road Xingyang City
SETEERREALERROBRH

South of Health Avenue and west of Central
Avenue, and intersection of Central Avenue
and Financial Road, Qlliying Town,

Central District, Xinxiang County

FRErBLEPARENE - BEAENER
hAREESHRLND

Actual/Estimated
Completion Time

BR/BHRIRE

4th quarter of 2028
NBEEMER

4th quarter of 2028
NBEEMER

Uth quarter of 2028
NBEEMEE

Uth quarter of 2028
NBEEMZE

3rd quarter of 2026 to
4th quarter of 2027

NWBEF=FEE
WIFEMER

Uth quarter of 2027
NEFLER

4th quarter of 2028
NBFEMZR

Interest
attributable
to the
Group

558
MER%
il 3

100%

100%

100%

100%

100%

100%

100%

Total
site area
(sq.m.)

Aggregated
GFA (sq.m.)

Estimated
GFA under
planning
(sqm.)

Type Approximately Approximately Approximately Approximately Approximately

BiEbER
(T5%)
B# f
Commercial 28,062
[
Commercial 14,647
[
Residential 43728
iz
Residential, 238,138
commercial,
catering &
public utilty
e
e
DR
Residential 62,832
fiz
Residential 63,577
iz
Residential & 150,518
commercial
iz 2%

SEEER
(F5R)
)

84,217

32,223

69,965

229340

173,708

184,372

283,334

Estimated

saleable/

Completed ~ leasable GFA

saleable/ under

leasable  development

GFA (sq.m.) (sq.m.)
BRI BRA

TE/88 fHTE/HE

E4ER BEER
(T5%) (T5%
4 #

- 84,217

- 147413

- 173,708

- 184,372

REfH
BEER
(¥A%)

f

32,223

69,965

81,927

283,334
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Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (¥AR)
1 L R BB/ BiAIRE KEE  RR f # f # f
PROPERTY PROJECTS UNDER DEVELOPMENT/PLANNING (Continued)
YE/8H0 2240 ()
8 Zhengzhou Zensun Skyline Lake South of Baiyun Road, and west of 4th quarter of 2028 100%  Residential & 47,847 95,693 - 39,061 56,632
Court Phase | Dengfeng Road, Shangjie District, NBEEMER commercia
INEAER =S Zhengzhou Cty iz m%
T LERAZRNE - BHENE
9 Zhengzhou Zensun Zhengshang  East of Tonghang Fifth Road and north of 4th quarter of 2028 100%  Commercial 98,643 284,108 - 53,881 180,227
Commercial Centre Anyang Road Shangje District, Zhengzhou City 202855 MZE G
INEED AR ST LERBRRANE - ZBELL
10 Zhengzhou Zensun Ecological  South of Yuwu Road, east of Pearl Road, west of  3rd quarter of 2026 to 100%  Residential 115,340 307,791 - 141,137 166,654
City (No.6 to 7 Garden) Weihe East Road, and south of Yunyang Road ~ 4th quarter of 2027 fiz
B ERLE and west of Pangzhuang Road, NXEZ=ZEE
(AERZLER) Guancheng District, Znengzhou City NTEENEE
ENTERERRRNE  BRENE
RARRERE AL
EIRNERERRE  BLRE
1 Xinxiang Zensun Orchids North of Fuyu Road, west of Zhengtong Strest and 3rd quarter of 2026 to 90%  Residential & 44948 89,896 - 39,169 50,721
Mansion Phase I south of Xinyan Road, Gudingzhai Town, 4th quarter of 2027 commercial
S TEREEN-H Xindang County NBEE=FEE 2 BE
FRELERERTRNE  BRGIER NTEERER
S
12 Hualbin Zensun Scholar West of Chuxiang Avenue, north of Chaoyang ~ 3rd quarter of 2026 to 90%  Residential & 43180 94,996 - 94,996 -
Mansion Phase I Street, and south of Qingnian Street, 4th quarter of 2027 commercial
BEFEEEER-H Huaibin Count, Xinyang Cty N6FE=FEE iz @2
EETEREEEREEN  BRLAR NTEERER
L
13 Dengfeng Zensun Yingbin House Southwest area at the intersection of 4th quarter of 2028 100%  Residential 98972 188,047 - - 188,047
Phase Il » Yingbin House Zhongyi Road and Yudai Road, and NBEEMEE =2

BHIRPZEZ-He 2R southeast comer at the intersection of
Talhe Road and Yudai Road, Dengfeng City
BUTANRETSRANAREA
SEREIRRINNREA
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PROPERTY DEVELOPMENT PROJECT SUMMARY IN THE CHINESE MAINLAND
EREABYRER ZHEME

Estimated
saleable/
Completed leasable GFA  Estimated
Interest Total saleable/ under  GFA under
attributable sitearca  Aggregated leasable  development planning
Project Actual/Estimated to the (sq.m)  GFA(sqm)  GFA(sq.m,) (sq.m.) (sq.m.)
Number Property Project Location Completion Time Group  Type Approximately Approximately Approximately Approximately Approximately
BRI BEY
TE/RE GHTE/AE SR
A5R BEBER RREZER EEER BYER BEER
WEEH (FA%) (F5%) (%) (T7%) (¥AR)
BB MRER R BB/ BiAIRE KEE  RR f # f # f
PROPERTY PROJECTS UNDER DEVELOPMENT/PLANNING (Continued)
YE/8H0 2240 ()
14 Dengfeng Zensun Soutfwest area at the intersection of 4th quarter of 2027 100%  Residential 146,813 220220 - 61,291 158,929
Songyue Horizons Zhongyi Road and Yingia Road, Yudai Road 20275 £ M5 iz
(No. 1o 3 Garden) and Yingxia Road, and northeast area at the
BITHsEER intersection of Taishi Road and Cuixiu Road,
(-$RE=8R) Dengfeng Cy
BT ASREIERRNNERRY
IRMREIERINAREY
RERERARRNORHEY
1% Gongyi Zensun East of Qinglongshan Road, south of fo 4t quarter of 2028 100%  Residential 47,286 85,115 - 85,115 -
Scholar Mansion Sugin Road City Greenland, and east of BABEENEE fiz
No. 2 Garden Jinniushan Road, Gongyi City
SEIHEEER-SR EETOLLER  BEIER
B il i
16 Luoyang Zensun Northeast comer of Sik Road Avenue and 4th quarter of 2028 100%  Residential & 70,09 224,302 - - 224302
Scholar Mansion Qubei Road, Jianxi District, Luoyang City NBEENEE commercial
BEIHEEER AETRERAAEERIRRLA iz B
17 Xinmi Zensun West of Huifeng Street, South of Pingyang Road  4th quarter of 2028 100%  Residential 43,862 78,790 - 16,590 62,200
Zhenyuan Horizons and east of Xinhui Street, Xinmi City NBEEMER 2
HETARRER FETHELR  EREEREEHE
18 Dengfeng Zensun Northwest of the intersection of Fuyou Road and  3rd quarter of 2026 to 100%  Residential 42,082 15,747 - 15,747 -
Golden Mile House Yinghe Road, Dengfeng City dth quarter of 2027 =2
EHTALHER BUTRERESTRINNES NBEZ=FEE
NAEERER

Grand total Eh) 6270883 13,533,361 8,746,723 2470250 2,316,388
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MANAGEMENT DISCUSSION AND ANALYSIS
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FINAL RESULTS AND DIVIDEND

For the year ended 31 December 2025 (the “Year”), the Group recorded revenue
of approximately RMB6,916.9 million and gross profit of approximately RMB548.2
million, with a decrease of approximately 27.5% as compared to revenue of
approximately RMB9,542.1 million and an increase of approximately 51.0% as
compared to gross profit of approximately RMB363.1 million for 2024, respectively.
Revenue and gross profit of the Year and for 2024 were primarily derived from the
property development business in the Chinese Mainland. The decrease in revenue
during the Year was mainly contributed by less delivery of saleable/leasable gross
floor area (“GFA”) from the delivery of the Group’s completed property development
projects during the Year as compared to 2024. The increase in gross profit during
the Year as compared to 2024 was primarily attributable to the stabilisation of the
real estate market following the cessation of further deterioration, coupled with
the mild rebound in property prices driven by the Company’s strategically located
projects in prime areas. Consequently, higher profit margins were recorded from
certain property projects during the Year.

The Group had other income of approximately RMB5.6 million during the Year,
with a decrease of approximately 22.9% as compared to approximately RMB7.2
million during 2024. The decrease in other income was primarily attributable to the
decrease in interest income during the Year.

The Group had net other losses of approximately RMB647.4 million during the
Year, as compared to net other losses of approximately RMB1,563.6 million for
2024. The Group’s net other losses during the Year were mainly attributable
to (i) write-down of completed properties held for sale and properties under
development to net realisable value of approximately RMB610.9 million (2024:
approximately RMB1,391.1 million), (i) fair value gain on financial assets at fair
value through profit or loss of approximately RMB25.2 million (2024: fair value
loss of approximately RMB89.3 million), (i) net exchange losses of approximately
RMB61.9 million (2024: approximately RMB24.9 million), (iv) impairment losses on
accounts receivable and other receivables of approximately RMB7.3 million (2024:
approximately RMB28.3 million), and (v) fair value gain on investment properties
of approximately RMB7.5 million (2024 fair value loss of approximately RMB30.1
million).

The Group’s sales and marketing expenses decreased by approximately 44.7%
from approximately RMB56.2 million for 2024 to approximately RMB31.1 million for
the Year. The Group’s administrative expenses decreased by approximately 5.5%
from approximately RMB142.5 million for 2024 to approximately RMB134.6 million
for the Year. Such decreases were in line with less sales activities in the market and
the cost-cutting measures implemented by the Group in view of the continuous
downturn in the property market of the Chinese Mainland during the Year.

The Group’s finance costs increased by approximately 51.4% from approximately
RMB289.7 million for 2024 to approximately RMB438.5 million for the Year. The
increase was primarily attributable to the larger extent of decrease in interest which
are eligible for capitalisation to properties under development, and was partially
offset by the decrease in interest arising from revenue contracts, during the Year.

The Group’s income tax expenses decreased by approximately 67.2% from
approximately RMB491.2 million for 2024 to approximately RMB161.4 million for
the Year. The decrease was primarily attributable to the decrease in utilisation of
deferred tax assets.

KRPRERRE

REZE2025F12A31BIEFE([AFE]) - AEBER
BhEHAREE,916.0BE T REFHARES48.2
BEIL DRE2024F 2 WEHARKIB4218HE
TUR A #127.5% K EF L AREES63.1 5 & Tig 4
51.0% ° KAEFEE R2024F 72 W R EFNEBREFEH
R EBRER - AEFEREZFB I HEZHRAE
ERAFERNZERYMERREERNZALHE
HEZREBME([EEEE]) E2024F /D FTE - AF
EEFR2024FEFEE - TEERBHEMSER
WFE— P REBRETE  MEARRREDHER
MRBEEEREHEERMEF - ALt AFEET
MEBEEHEER 2 FEE -

REBMPAFTEREHMBANARES BB &
2024 F MM ARKT7 2B E LA 4922.9% « EMigA
B E B RARAFEFHBWAR DT -

REBPAFE LB FBEHAEARKECL7AGE
JC + 20244 RI$x1S E M 18 F R AR KE1,563.6 8
BT o AEBPAFE 2 A BIBFRE I EBBER)
HWRHELE B I WERERDMES BT
BHOARK610.98 8L (2024%F : HARKE1,391.1
BEL) NMEAFEFABZZEMEEZ AFER
HWARBEB2HET(20244 - RFEBEHAR
#89.3EHBT) ' (INEXBEFEHARKE1.9EET
(2024%F : YARM249BETL) * (vV)EUWER R EAM
JEWFIEZ REBEHOARE7.3EET(2024F 4
ARMB283EET)  RVEREWMELAFEBRZHAR
B75EEIL(2024F  AFEBEOAREI018E
JL) °

REBZHERTSGHEREERAH2024FHARKES6.2
BELRLHMMTIBERFEHNARBEIIABET °
AEBZITREBRAM2024FHARE142 58 ETRD
H5E5%ENEFHARBIBA6EET » ZM P ET
BHETHRORAEBEERAFEFRRAANEHET
5 F3 B (K 2K 1 e A0 PR A FE B — B o

B 2 B E KR R20245F ) A RH289.7 B & L1240
HB1ARERFELHARKABBEBET - ZIEMERE
HRARFEANTEERERNMCERRDYEZFER
DIREEAK BB S HEENF SR D AR o

RNER Z 8BS H2024FHAREE491 2B E TR
DHIBT 2% EARFEEHARBIG14BETT - LMD TY
FERRBEERBEENES AR DK -
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As a result of the foregoing, the Group’s loss attributable to owners of the
Company for the Year amounted to approximately RMB856.0 million (2024:
RMB2,182.0 million).

The basic loss per share for the Year decreased by approximately 60.8% from
RMB114.0 cents for 2024 to RMB44.7 cents for the Year was resulted from the
decrease in loss attributable to owners of the Company during the Year.

The Board does not recommend the payment of a dividend in respect of the Year
(2024: Nil).

BUSINESS REVIEW

Property Development in the Chinese Mainland

During the Year, the property development business in the Chinese Mainland
contributed revenue of approximately RMB6,810.1 million (2024: approximately
RMB9,436.1 million) and segment loss of approximately RMB737.5 million
(2024: RMB1,592.0 million) to the Group. The decrease in segment revenue was
attributable to the decrease of GFA delivered to the property owners during the
Year. The decrease in segment loss was mainly due to the decrease in write-down
of completed properties held for sale and properties under development during the
Year.

There were four newly completed property development projects in phases/sub-
phases delivered during the Year, while during the year ended 31 December 2024,
there were 19 newly completed projects delivered.

Together with the existing property projects completed in prior years, there were
approximately 797,000 sq.m. GFA delivered with average selling price (“ASP”) of
approximately RMB7,906 per sg.m. and recognised into revenue during the Year
as compared to that of approximately 1,327,000 sg.m. GFA delivered with ASP of
approximately RMB7,110 per sg.m. and recognised into revenue during 2024.

During the Year, the overall real estate market in the Chinese Mainland continued
to face declining public purchasing power amid the ongoing economic downturn.
While the market showed no further signs of deterioration and certain well-located
projects exhibited modest signs of stabilisation, the overall recovery remained
subdued. Property projects in non-core locations continued to experience
pricing pressure due to weak purchasing power of the public in such locations.
Consequently, property selling prices were inevitably under pressure, resulting
in slower sales, particularly in non-core urban areas. Due to the foregoing
reasons, write-down of completed properties held for sale and properties under
development of approximately RMB610.9 million (2024: approximately RMB1,391.1
million) for certain properties whose selling price was not recoverable as expected
to net realisable value was provided during the Year.

In view of the abovementioned, the Group continues to adopt a conservative
approach and implementing cost-cutting schemes to maintain its competitive
and sustainable business development plan. Given the current severe real estate
market environment, the Group will remain conservative in reviewing its pace of
business expansion, and may adjust its project development plans and schedules
in response to the changing market conditions, as and when appropriate.

ERERREA  AFEARARER ARG R EEES
BB ARES56.08&L(20245 - ARK2,182.080
Bt -

RAFER  SFREREGEHA2024FHARK114.05
WO HB08NERFEMARE44.7S - TIRRAF
EARRHES ABREIER DT

EFe TRBERNAFEZME (20245 « ) -

EBEE

FE A ERRE

RAFER  FENMYEBRREEFSAEAEEERK
S ARYB,810.1 B EIT(2024F + HYARY9,436.1
BEIL) MY BEBHARKETI7 5688 T(2024F A
R#1,502.08&70) c DR E D T HERAFEER
NFPEFCEEABRLAY - 2EBEBRLTHIES
ARAFEMBBIELEZERIMERBETME
S FTEL -

RAFEERNEEHDE, X EEKYEERIE
B mMEZE2024%12 A31 8 1-FE I 19@E#757E 5K
IBH -

HERNBAFEERZABMEEE  RAFEER
RPN TER 2 BERmMAL A797,000F 5K - 1
EE(HEDHNAEFEFRKAREKT,9067T © Mik2024
FERMN RN IRERER 2 RE®EL A1,327,000F 5
K HEHNABFEARKARET 10T °

RAFE  EEERERENEST  PEAMEE
EHEMSNABRZBE HNBETBENRE - &F
MHEARRE—SBLDE BB/ HEEUVHNIEEE
BEEEBMACEBTR  BEEEHAEDERARKS -
MR OB EEEFERZSHERBOE
BENRERBMARERED - At - MEESBHEET
BT - BEEEE S ERE - IR ORI A0
g o ER ERERHE - RAFERETEEBRAILKEH
Z AR ENE 2 EE AR ELEZERT
MERBEREFPYWEHAREG10.98 BT (2024F : 4
ARBE13011BETT) °

EERS bRt - A SR B A AR R ERR ST B 30 B B MR
BRAFE  NEFAEBEFNNAUFEEBERG
g EEABRRNEHETSRET  AEEDEE
HEREEZBHERSK  LWRETEHZCOHTRER
HEBHEFE BRI MEEE -




Project Management Services in the Chinese Mainland

During the Year, the Group provided project management services in the Chinese
Mainland and recorded revenue of approximately RMB13.3 million (2024:
approximately RMB17.5 million) and segment profit of approximately RMB6.2
million (2024: approximately RMB9.5 million) from the provision of project
management services in the Chinese Mainland to independent property owners.
The decrease was primarily resulted from fewer new project management services
contracts entered into during the Year.

Hotel Operations in the Chinese Mainland

The Group operated a hotel in Zhengzhou City in the Chinese Mainland since
2022 and generated revenue of approximately RMB34.9 million during the Year
as compared to approximately RMB36.2 million for 2024 and segment profit of
approximately RMB16.0 million during the Year as compared to segment profit of
approximately RMB17.1 million for 2024. The decrease in revenue and segment
profit for this segment was mainly resulted from fewer guests staying at the hotel
during the Year as compared to 2024.

Property Investment and Management in the USA on AHR

The segment revenue derived from property investment and management on
AHR amounted to approximately RMB11.4 million for the Year and approximately
RMB10.7 million for 2024, and segment loss of approximately RMB3.8 million for
2024 as compared to segment profit of approximately RMB13.8 million for the
Year. The turnaround of segment loss to segment profit for the Year was mainly
stemming from the higher fair value gain of investment properties recognised in the
USA during the Year.

Property Investment other than AHR

During the Year, the property investment in other regions other than AHR division
contributed to segment revenue of approximately RMB32.6 million (2024:
approximately RMB24.7 million). The turnaround of segment loss of approximately
RMB9.8 million for 2024 to segment profit of approximately RMB28.9 million for the
Year was primarily due to the increase in rental income from the Chinese Mainland
properties and fair value gain from the Singapore properties.

Securities Trading and Investment

During the Year, the Group’s securities business recorded segment revenue of
approximately RMB14.6 million with segment profit of approximately RMB39.9
million as compared to segment revenue of approximately RMB16.9 million with
segment loss of approximately RMB72.5 million for 2024. The turnaround of
segment loss for 2024 into segment profit for the Year was primarily stemming
from the recognition of fair value gain on financial assets at fair value through profit
or loss of approximately RMB25.2 million during the Year (2024: fair value loss of
approximately RMB89.3 million).
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FINANCIAL REVIEW

Liquidity and Capital Resources

Liquidity Position

As at 31 December 2025, the carrying amount of the Group’s total cash and
bank balances including pledged deposits and restricted bank balances were
approximately RMB666.6 million (2024: approximately RMB983.2 million),
representing a decrease of approximately 32.2%. The total cash and bank
balances were mainly denominated in RMB, Hong Kong Dollar (‘HKD” or “HK$”),
US Dollar (“USD” or “US$”), and Singapore Dollar (“SGD”).

As at 31 December 2025, certain bank balances and deposits of the Group
were pledged to certain banks and financial institutions as securities for (i) the
bank and financial institutions facilities granted to the Group and (i) the mortgage
loan facilities granted to the property buyers of the Group. The total pledged
deposits were approximately RMB83.8 million as at 31 December 2025 (2024
approximately RMB123.7 million).

Capital Structure, Borrowings and Charges on the Group’s assets
The capital structure of the Group consists of net debt, which includes bank and
other borrowings, loans from a related company, and amounts due to related
companies, net of the aggregate of cash and cash equivalents, restricted bank
balances and pledged deposits. The equity attributable to owners of the Company
comprised issued share capital and reserves.

As at 31 December 2025, net debt and equity attributable to owners of the
Company were approximately RMB13,403.8 million (31 December 2024:
approximately RMB13,590.7 million) and approximately RMB44.1 million (31
December 2024 approximately RMB897.8 million), respectively. As at 31 December
2025, the Group’s aggregate borrowings including bank and other borrowings,
loans from a related company, and amounts due to related companies amounted
to approximately RMB14,070.4 million (31 December 2024: approximately
RMB14,573.8 million), of which approximately RMB13,118.1 million (31 December
2024: approximately RMB13,453.5 million) were repayable within one year or on
demand, and approximately RMB952.3 million (31 December 2024: approximately
RMB1,120.3 million) were repayable after one year. The aggregate borrowings
were mainly denominated in RMB, USD, SGD and HKD.

In addition to the 12.5% per annum fixed-rate interest for the US$160 million senior
notes due 2024 (the “2024 Notes”) and the US$200 million senior notes (i.e. the
2023 Notes), and the 7% per annum fixed-rate interest for the US$103.478 million
senior notes (i.e. the 2025 Notes), the Group’s bank and other borrowings carried
fixed interest rates ranging from 2.40% to 9.03% per annum and also various
floating interest rates linking up with international lending rates including Hong
Kong Interbank Offered Rate, London Interbank Offered Rate, the base lending rate
of the People’s Bank of China and the Loan Prime Rate in the Chinese Mainland as
at 31 December 2025. The Group’s interest rate risk is mainly driven by the bank
and other borrowings with floating interest rates.
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As at the date of this annual report, the outstanding principal amount of the 2025
Notes is US$103,478,000. Under the terms of the 2025 Notes, the non-payment
with respect to the 2024 Notes triggered a cross default under the 2025 Notes. In
view of the liquidity pressure faced by the Company, the Company has not made
interest payment in the amount of US$3,621,730 under the 2025 Notes which
was due and payable on 12 September 2024. As a result, an event of default
has occurred under the terms of the 2025 Notes. Furthermore, the subsequent
interest in the amount of US$3,621,730 under the 2025 Notes due on 11 April
2025 has not been paid. As at the date of this annual report, both principal and
interest payments remain outstanding. The Company is in good faith discussion
with holders of the 2025 Notes regarding the delay in interest payment and will
maintain active communications with creditors and seek to implement an optimal
solution. The 2025 Notes were delisted from the Stock Exchange upon maturity on
12 September 2025.

As at 31 December 2025, certain bank and financial institutions facilities granted to
the Group together with the mortgage loan facilities granted to the property buyers
of the Group were secured by certain investment properties, properties under
development and pledged deposits with total carrying values of approximately
RMB3,720.3 million (31 December 2024: approximately RMB5,560.5 million).

Shares of certain subsidiaries of the Group are pledged to secure certain bank
and financial institutions facilities granted to the Group as at 31 December 2025.
The Group’s senior notes and certain bank and financial institutions facilities to the
Group were guaranteed by related companies which are ultimately controlled by
Ms. Huang, together with her spouse, Mr. Zhang, and her daughter, Ms. Zhang
as at 31 December 2025. No asset of the Group was pledged to these related
companies in respect of the guarantees.

As at 31 December 2025, loans from a related company and the amounts due to
related companies were unsecured and interest-free.

The Group did not use any financial instruments for hedging purpose during the
Year.

The Group manages its capital to ensure that entities in the Group will be able to
continue as a going concern while maximising the return to the shareholders of
the Company (the “Shareholders”) through the optimisation of the debt and equity
balance.

Key Financial Ratios

As at 31 December 2025, the Group recorded a current ratio of approximately
1.01 (81 December 2024: approximately 1.03) and a gearing ratio of approximately
40.6% (31 December 2024: approximately 34.4%). Gearing ratio is defined as the
ratio of total borrowings less the aggregate value of cash and cash equivalents,
restricted bank balances and pledged deposits to total assets.
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Capital Commitments

As at 31 December 2025, the capital commitments of the Group in connection with
the property development expenditures were approximately RMB3,121.1 million (31
December 2024: approximately RMB4,926.4 million).

Contingent Liabilities

As at 31 December 2025, the Group had contingent liabilities relating to
guarantees amounting to approximately RMB18,207.0 million (31 December 2024:
RMB18,227.5 million) in respect of mortgage facilities provided by certain banks in
connection with the mortgage loans entered into by property buyers of the Group.
Pursuant to the terms of the guarantees, upon default in mortgage payments
by these buyers, the Group would be responsible for repaying the outstanding
mortgage principal together with the accrued interest thereon and any penalties
owed by the defaulted buyers to the banks. The Group would be entitled to take
over the legal titles to and possession of the related properties. These guarantees
will be released upon the earlier of (i) the satisfaction of the mortgage loan by the
property buyers; and (ii) the issuance of the property ownership certificate for
the mortgage property and the completion of the deregistration of the mortgage.
In the opinion of the Directors, no provision for the guarantees was recognised
in the financial statements for the Year as in case of default in payments, the
net realisable value of the related properties can cover the outstanding principal
together with the accrued interest and penalties.

Foreign Exchange Exposure

The revenue, expenses, assets and liabilities are denominated substantially in
RMB, HKD, USD and SGD in the respective entities of the Group. Due to the
currency peg of HKD to USD, the exchange rate between these two currencies
has remained stable and thus the Group currently does not implement any hedging
or other alternatives. Going forward, the Group may formulate a foreign currency
hedging policy to provide a reasonable margin of safety for its exposure to RMB
and Singapore dollars through transactions, assets and liabilities should the need
arise.

Employee and Remuneration Policy

Remuneration packages are generally structured with reference to prevailing market
terms and individual qualifications. Salaries and wages are normally reviewed on
an annual basis based on performance appraisals and other relevant factors. Apart
from salary payments, there are other staff benefits including mandatory provident
fund, medical insurance and performance-related bonuses. The Company has
also adopted a share option scheme (the “Share Option Scheme”) to provide the
Company with a means of providing the eligible participants with the opportunity
to acquire proprietary interests in the Company and to encourage them to work
towards enhancing the value of the Company and its shares for the benefits of
the Company and its Shareholders as a whole, as well as to motivate them to
contribute to the success of the Group’s operations. During the Year, the Company
did not grant any share options under the Share Option Scheme. Total staff costs,
including Directors’” emoluments during the Year, amounted to approximately
RMB24.3 million (31 December 2024: RMB38.1 million).

As at 31 December 2025, the Group had 283 employees.
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Significant Investment Held, Material Acquisitions and Disposals
of Subsidiaries, Associates and Joint Venture and Future Plans for
Material Investments or Capital Assets

As at 31 December 2025, the Group did not hold any significant investment
accounting for more than 5% of the Group’s total assets. The Group did not make
any other material acquisitions and disposals of subsidiaries, associates or joint
venture or future plan for material investment or capital assets during the Year.

Outlook and Prospects

The Group is principally engaged in the business of property development,
property investment, project management and sales services, hotel operations and
securities trading and investment. In order to pursue sustainable development, the
Group looks for investment opportunities which strengthen its profitability under
acceptable risk in Hong Kong, the Chinese Mainland and overseas markets.

Looking Ahead to 2026

Chinese Property Sector Outlook

The Chinese property sector is expected to continue its gradual recovery trajectory
through 2026. While the market may still face challenges from existing inventory
overhang and developer financing constraints, the Chinese government’s sustained
implementation of supportive policies — including easing of purchase restrictions,
mortgage rate reductions, and liquidity support for developers — is anticipated to
gradually restore consumer confidence and market sentiment. The Group expects
that the cumulative effect of these policy measures will become more apparent
throughout 2026, potentially creating improved conditions for property sales and
development activities. The Group will continue to implement measures to improve
operational efficiency, accelerate project sales, and achieve its business objectives.

Funding and Liquidity Strategy

The Group will continue to finance repayments on financial assistance from the
controlling shareholder through proceeds from the pre-sale and sale of the Group’s
properties, internally generated cash flows from other operations, and borrowings
from commercial banks and financial institutions. Looking forward to 2026, the
Group believes its future funding needs in support of property development
and land acquisition activities will be satisfied by the above-mentioned sources,
together with potential additional issuance of equity securities or other capital
market instruments, as and when considered of appropriate. The Group will
continue to adopt a prudent approach in managing its liquidity position to ensure
the availability of sufficient cash flows to meet any unexpected funding needs that
may arise from its business operations. The Group will maintain ongoing assessment
of available financial resources in support of its business needs, and will plan
and adjust its development schedule or implement cost control measures as
necessitated by its then-existing financial conditions and cash requirements. The
Group will continue to evaluate its existing capital resources and explore suitable
financing opportunities in order to maintain and expand its business on a cost-
effective manner.

The Chinese Mainland Operations

Following land acquisitions completed in prior years, the Group has built up
and maintained strong land reserves for its property development business in
the Chinese Mainland for the next three years, with a strong presence in Henan
Province. In 2026, the Group will focus on developing existing and new property
development projects from its land reserves. The Board will maintain an open
mindset in identifying new property development projects and bidding for land use
rights of selective land parcels in the Chinese Mainland, with a continued focus on
Zhengzhou City, Henan Province and other selective first- and second-tier cities.
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Light-Asset Model Diversification

The Group will continue to pursue diversification of its business toward a light-
asset model by investing more internal resources to further expand its project
management business and providing more integrated project management
services in return for management fee income. The Board considers that the
project management business in the Chinese Mainland will continue to gain
popularity in the market with prosperous business potential. The expansion in
project management business serves as a strategic diversification from the Group’s
traditional heavy-asset model in property development. This diversification allows
the Group to gain competitive advantages from managing property projects on
behalf of property owners without having to bear heavy investment costs in land
acquisition and construction.

Strategic Partnerships

The Company will leverage the Chinese Mainland property development and
investment experience of its management team to seek suitable projects for
development or investment with potential to deliver value to its Shareholders.
In addition to existing business partners, the Company will continue to seek
cooperation with potential partners to explore capital resources and reduce the
Group’s capital investment in property projects at an early stage, thereby facilitating
project development. The management of the Group remains cautiously optimistic
on the long-term prospects of the real estate industry and will expedite property
development and sales of its development projects in the Chinese Mainland
throughout 2026.

The U.S.

As at the date of this annual report, the Group has approximately 5.6% equity
interest in a real estate investment trust listed on the New York Stock Exchange,
Chiron Real Estate Inc. (“XRN”) (formerly known as Global Medical REIT, Inc.) and
approximately 99% equity interest in American Housing REIT, Inc. (“AHR”).

1. XRN
XRN has been focusing on acquisition of state-of-the-art, purpose built,
licensed and specialised medical facilities in the U.S. During the Year, the
Group performed regular review on XRN’s business performance and its
business strategies and prospect. It is considered that the investment in
XRN’s would achieve long term capital appreciation to the Group with
stable average annual yield.

2. AHR
AHR, primarily focusing on property investment and management segment,
is currently 99%-controlled by the Group. AHR diversified its previous
investment in single family houses to senior housing communities in order to
seize the potential opportunity for the current strong demand on retirement
communities and elderly care industries in the USA for higher-than-average
annualised yield.

Other operations

The Group has operated a hotel in Zhengzhou City in the Chinese Mainland and
will regularly review the Singapore property market to explore different business
opportunities.

Overall

The Company will make use of the Group’s financial, human and technological
resources to seize business growth opportunities and enhance its portfolio, asset
base and brand image in the Chinese Mainland, USA and overseas markets. The
Group remains optimistic and confident about the future, and believes that with
the efforts of all employees, the Group will overcome the current difficult conditions
and move forward steadily.
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ZHANG JINGGUO
Chairman, Executive Director and Chief Executive Officer

Mr. Zhang Jingguo (“Mr. Zhang”), aged 63, is the Chairman, Executive Director and
Chief Executive Officer of the Company and a member of each of the nomination
committee and remuneration committee of the Company. Mr. Zhang is also a
director of certain subsidiaries of the Company. He was appointed to the Board on
6 July 2015 following the change of controlling shareholder of the Company on 29
June 2015.

Mr. Zhang has over 31 years of experience in the real estate development industry
in China. From July 1983 to April 1995, Mr. Zhang held various positions at the
then Light Industry Bureau of Henan Province, the governmental authority in
charge of the light industry in Henan Province, and its associated collectively-
owned enterprises, including division chief, engineer and vice manager, where he
was responsible for administrative management. From April 1995 to April 2001, he
worked at Xingye Real Estate as general manager, where he was responsible for its
overall operations. Mr. Zhang and Ms. Huang Yanping (“Ms. Huang”) cofounded a
real estate company which has become one of the top 100 property development
companies in China. Mr. Zhang has served as the Chairman and chief executive
officer of this top 100 real estate company since 2001. Mr. Zhang is responsible
for the overall strategic planning and general management of our Group and is
instrumental to our growth and business expansion.

Mr. Zhang received a bachelor’s degree in radio science from Zhengzhou
University in July 1983, an Executive MBA degree from Guanghua School of
Management, Peking University in July 2013 and an Executive MBA degree from
PBC School of Finance, Tsinghua University in July 2018. Mr. Zhang currently
serves as senior consultant of Henan Real Estate Chamber of Commerce, vice-
president of Industry & Commerce Association of Henan Province, graduate tutor
of Zhengzhou University. During the years of 2016, 2017 and 2018, Mr. Zhang
was named “Outstanding Real Estate Developer of Henan Province by Real Estate
Association of Henan Province. Mr. Zhang received his senior engineer qualification
from the People’s Government of Henan Province in May 2012, he received his first
class construction engineer qualification from the Ministry of Housing and Urban-
Rural Development.

Currently, Mr. Zhang is the Chairman of Zanyu Technology Group Co. Ltd., a listed
company on the Shenzhen Stock Exchange (stock code: 002637).

Mr. Zhang is the spouse of Ms. Huang, a Non-Executive Director. As at 31
December 2025, Mr. Zhang is interested in 1,377,439,892 shares of the Company,
which are directly held by Joy Town Inc., which is wholly-owned by Zensun Group
Limited. Zensun Group Limited is a wholly-owned subsidiary of Notable Reward
Limited, which in turn is wholly-owned by Superior Glory Enterprises Limited.
The entire issued share capital of Superior Glory Enterprises Limited are assets
of a discretionary trust established by Ms. Huang as settlor and protector and
Vistra Trust (Singapore) Pte Limited as trustee. Mr. Zhang is a director of Zensun
Group Limited, a company which had an interest or short position in the Shares
or underlying Shares of the Company which would fall to be disclosed to the
Company under the provisions of Divisions 2 and 3 of Part XV of the SFO.
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HUANG YANPING
Non-Executive Director

Ms. Huang, aged 64, is the Non-Executive Director of the Company. Ms. Huang
is also a director of certain subsidiaries of the Company. She was appointed to
the Board on 27 July 2015 following the change of controlling shareholder of the
Company on 29 June 2015.

Ms. Huang has over 25 years’ experiences in the property development and
investment industry in the Chinese Mainland. Ms. Huang has been involved in the
development of not less than 36 property development projects in Henan Province,
Shandong and Hainan Province in the Chinese Mainland with a total gross floor
area of not less than 14 million sg.m.. She is one of the founders of a real estate
company which has become one of the top 100 property development companies
in the Chinese Mainland.

Ms. Huang is the spouse of Mr. Zhang, an Executive Director. As at 31 December
2025, Ms. Huang is interested in 1,377,439,892 shares of the Company, which
are directly held by Joy Town Inc., which is wholly-owned by Zensun Group
Limited. Zensun Group Limited is a wholly-owned subsidiary of Notable Reward
Limited, which in turn is wholly-owned by Superior Glory Enterprises Limited. The
entire issued share capital of Superior Glory Enterprises Limited are assets of a
discretionary trust established by Ms. Huang as settlor and protector and Vistra
Trust (Singapore) Pte Limited as trustee. Ms. Huang is the sole director of Joy
Town Inc. and Notable Reward Limited, both of which are companies which an
interest or short position in the Shares or underlying Shares of the Company which
would fall to be disclosed to the Company under the provisions of Divisions 2 and
3 of Part XV of the SFO.

ZHANG GUOQIANG
Executive Director

Mr. Zhang Guogiang, aged 62, is an Executive Director of the Company. He
was appointed to the Board on 27 July 2015 following the change of controlling
shareholder on 29 June 2015.

Between August 1983 to October 1997, Mr. Zhang Guogiang worked as a tutor
at the Communication Command Academy of PLA, now known as the National
Defence Information Academy of PLA. Between October 1997 to March 2003, Mr.
Zhang Guogiang served as the director of the marketing department of Wuhan
Research Institute of Post & Telecommunications, also known as FiberHome
Technologies Group, a product and solution provider in the field of information and
telecommunications, where he was responsible for marketing. Prior to joining our
Group, Mr. Zhang Guogiang worked as a general manager at Nanjing North Road
Technologies Co., Ltd., a coal analysis equipment manufacturer, from May 2003
to November 2005, where he was responsible for general management. Mr. Zhang
Guogiang joined the real estate company co-founded by Mr. Zhang and Ms. Huang
in 2006 and in the position of vice president of that company since then. Mr. Zhang
Guogiang received a bachelor’s degree in radio science from Zhengzhou University
in July 1983. In 1988, Mr. Zhang Guogiang received his lecturer qualification from
the National Defence Information Academy of PLA and received his engineer
qualification from Wuhan Research Institute of Post of Telecommunications.

From 27 August 2021 to 8 October 2025, Mr. Zhang Guogiang was a director
of Zanyu Technology Group Co., Ltd., a listed company on the Shenzhen Stock
Exchange (stock code: 002637).
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LIU DA
Independent Non-Executive Director

Mr. Liu Da (“Mr. Liu”), aged 50, was appointed as an independent Non-Executive
Director on 27 July 2015.

Mr. Liu graduated from the University of International Business and Economics
with a major in international business administration and obtained a bachelor’s
degree in economics. Mr. Liu is also a Certified Public Accountant (CPA) in
China. Mr. Liu served as an audit manager and a senior audit manager of
PricewaterhouseCoopers (“PwC”) Guangzhou Office from 1998 to 2009 and
Chicago Office from 2005 to 2007. Mr. Liu provided audit and consulting services
to a number of global top 500 enterprises and overseas listed Chinese companies
during his tenure of office in PwC. Mr. Liu was appointed as an executive director
and the chief financial officer of the Landsea Green Properties Co., Ltd., a listed
company on the Stock Exchange (stock code: 106) from 31 July 2013 to 5 January
2015 and was appointed as an independent non-executive director of Long Ji Tai
He Holding Limited, a listed company on the Stock Exchange (stock code: 1281)
from 26 February 2015 to 16 October 2015. Currently, Mr. Liu is the managing
partner of Key Wealth Capital Company Limited, providing financing and overseas
mergers and acquisition services to Chinese enterprises.

Mr. Liu was an independent non-executive director of Guangdong Dongfang
Precision Service & Technology Co., Ltd., a listed company on the Shenzhen Stock
Exchange (Stock code: 002611) from 12 August 2022 to 2 September 2024, and is
an independent non-executive director of Kimou Environmental Holding Limited, a
listed company on the Main Board of the Stock Exchange (stock code: 6805) since
1 March 2023.

MA YUNTAO
Independent Non-Executive Director

Mr. Ma Yuntao (“Mr. Ma”), aged 46, was appointed as an independent
Non-Executive Director on 27 July 2015.

Mr. Ma has been serving at Tian Yuan Law Firm as a registered partner from
December 2021 up to now. He served at Jia Yuan Law Firm from July 2010 to
November 2021 and at Commerce & Finance Law Offices from July 2002 to June
2010, engaging in securities business as to PRC laws. He acquired qualifications as
a practicing solicitor in 2006.
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Mr. Ma ran projects including the secondary listing project of New Oriental
Education & Technology Group Inc., a company listed on the Stock Exchange
(stock code: 9901) which is principally engaged in the private educational services,
the privatisation and delisting project of AVIC International Holdings Limited,
a company formerly listed on the Stock Exchange (stock code: 0161) which
was principally engaged in electronic high-tech, retail and consumer products,
international engineering and trade logistics businesses, the initial public offering
(“IPQ”) project of China Resources Pharmaceutical Group Limited, a company
listed on the Stock Exchange (stock code: 3320) which is principally engaged in
the research and development, manufacturing, distribution and retail of a broad
range of pharmaceutical and healthcare products, privatisation and delisting project
of Hunan Nonferrous Metals Company Limited, a company formerly listed on the
Stock Exchange (stock code: 2626) which was principally engaged in nonferrous
metallic mineral resources mining business, IPO project of Poly Culture Group
Corporation Limited, a company listed on the Stock Exchange (stock code: 3636)
which is principally engaged in culture industry involving theatre management,
artwork auction and investment, IPO project of Kerry Logistics Network Limited,
a company listed on the Stock Exchange (stock code: 0636) which is principally
engaged in logistics, IPO project of eprint Group Limited, a company listed on the
Stock Exchange (stock code: 1884) which is principally engaged in internet printing,
spin-off listing in respect of Tonly Electronics Holdings Limited, a company formerly
listed on the Stock Exchange (stock code: 1249) which is principally engaged in
production of electronics products of TCL Multimedia Technology Holdings Limited,
a company listed on the Stock Exchange (stock code: 1070) which is principally
engaged in production of electronics products, very substantial acquisition project
of China Taiping Insurance Holdings Company Limited, a company listed on the
Stock Exchange (stock code: 0966) which is principally engaged in insurance, and
IPO (both A share and H share) project of China Aluminum International Engineering
Corporation Limited, a company listed on the Stock Exchange (stock code: 2068)
and Shanghai Stock Exchange (stock code: 601068) which is principally engaged
in nonferrous engineering design and construction.

Mr. Ma was an independent non-executive director of TUS-Pharmaceutical Group
Co. Ltd., a listed company on Shenzhen Stock Exchange (stock code: 000590)
since 21 May 2020 and retired with effect from the close of its annual general
meeting held on 18 May 2023. Mr. Ma is an independent non-executive director
of Beijing Infosec Technologies Co. Ltd., a listed company on Shanghai Stock
Exchange (stock code: 688201) since 6 December 2023. Since 24 November
2025, Mr. Ma has served as an independent non-executive director of Jiangsu
Guotai International Group Co., Ltd., a listed company on Shenzhen Stock
Exchange (stock code: 002091).
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LI HUIQUN
Independent Non-Executive Director

Dr. Li Huigqun (“Dr. Li"), aged 59, was appointed as an independent non-executive
director on 18 October 2021.

Dr. Li obtained a bachelor’s degree in economics, a master’s degree in economics
and a doctorate degree in economics from the School of Economics of Wuhan
University, Hubei Province, China in 1988, 1991 and 1994, respectively. Dr. Li
holds the title of Senior Economist, has extensive experience in the banking and
financial markets sector. From April 1994 to October 2015, she served as head
of several divisions and on vice-president level positions in the Shenzhen Central
Branch of the People’s Bank of China, in charge of the Money and Credit Division,
the Financial Research Office, the Bullion Management Division, labour union work
and management of human resources. From November 2015 to June 2021, she
has been the vice president of Shenzhen Rural Commercial Bank in charge of asset
management, financial market and inter-bank business, international business and
management of the Qianhai branch.

Dr. Li has been appointed as an independent non-executive director of Nine
Dragons Paper (Holdings) Limited, a listed company on the Main Board of the
Stock Exchange (stock code: 2689) since 6 February 2023 and an independent
non-executive director of Beijing Properties (Holdings) Limited, a listed company on
the Main Board of the Stock Exchange (stock code: 925) since 2 July 2024.

Ms. Xing Zhumei (“Ms. Xing”), aged 54, appointed as the Chief Financial Officer
of the Company in November 2020, responsible for the Group’s financial reporting,
corporate finance activities and investor relations matters.

Ms. Xing has approximately 29 years of experience in accounting and audit. Before
joining the Group, Ms. Xing served as an accountant at Zhengzhou Fruit and Food
Corporation* (&5 71 R B X422 7)) from July 1995 to December 2004. She then
served as the chief accountant in Henan Zensun Real Estate Co., Ltd.* (Al Fg IE/
BEER A R]) from January 2005 to April 2017 and as the chief financial officer in
Henan Xingye Internet of Things Management Technology Co., Ltd.* (/] &3 5 3 ) Bt
MEBERE AR A R]) from May 2017 to September 2019. Thereafter, she served
as the chief accountant in Zensun Group Limited (IE &4 E AR A 7)) from October
2019 to September 2020.

Ms. Xing obtained her bachelor’s degree in auditing from Zhengzhou University in
1995. She received her qualified accounting certificate (medium level) in 2002 from
Ministry of Finance of the PRC* (Fh# A R R B Bf B &F) and certified tax agent
certificate in 2003 from Department of Human Resources and Social Security of
Henan Province* (AIRI& A 1 &R REEEE). Ms. Xing is a member of Henan
Institute of Certified Public Accountants (] B s it & 5HET 17 ).

Mr. Chang Eric Jackson (R 1t3£) (“Mr. Chang”), aged 45, was appointed on
29 February 2024 as the Company Secretary of the Company and is responsible
for the Group’s corporate secretarial functions. Mr. Chang has over 21 years
of experience in accounting, auditing, financial management and corporate
governance matters. Prior to joining the Company, Mr. Chang has over 10 years of
working experience in Hong Kong listed companies, and has worked as a senior
manager in an international audit firm. Mr. Chang is a member of the Hong Kong
Institute of Certified Public Accountants.
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REPORT OF THE DIRECTORS
EEEHEE

Zensun Enterprises Limited

The Directors present their annual report together with the audited consolidated
financial statements of the Group for the Year.

PRINCIPAL ACTIVITIES

The Company acts as an investment holding company and together with its
subsidiaries engages in property development, property investment, project
management and sale services, hotel operations and securities trading and
investment. The activities and particulars of the Company’s principal subsidiaries
are set out in note 45 to the consolidated financial statements.

An analysis of the Group’s revenue and results by principal operating segments for
the Year is set out in the notes 5 and 6 to the consolidated financial statements.

RESULTS

The results of the Group for the Year are set out in the consolidated statement of
profit or loss on page 83.

BUSINESS REVIEW

The Company was founded in 1965, and is currently focused on property
development, property investment, project management and sale services, hotel
operations and securities trading and investment in Hong Kong, the Chinese
Mainland and overseas.

A detailed business review for the Year, including further discussions of important
events occurred since the end of the financial year, likely future development of the
Group’s business and financial performance review with financial key performance
indicators, are set out in “Chairman’s Message” on pages 6 to 10, “Management
Discussion and Analysis” on pages 29 to 36 and “Financial Summary” on page 195
respectively. These discussions form part of this report.

The Company had issued separately an Environmental, Social and Governance
Report under Environmental, Social and Governance Reporting Code as specified
in Appendix C2 to the Listing Rules.

Principal risks and uncertainties

Under the Group’s current risk management and internal control system, regular
review of the principal risks and uncertainties that may affect the Group’s financial
condition, results of operations, business and prospects are maintained. There
may be other risks and uncertainties further to the following key risk areas and
uncertainties currently identified by the Group.

The performance of the Group’s property development business in the Chinese
Mainland is susceptible to the national regulatory control measures and polices
implemented to restrict the purchase of properties, and the general downturn in
macro economic environment in the Chinese Mainland. Any changes in the national
measures and policies may also penetrate into the overall national economic
conditions, and influence changes in consumer confidence, consumption spending
and preferences in property market in the Chinese Mainland.
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The Group’s operation is also subject to certain risk factors pertaining to property
development business in the Chinese Mainland, including lack of availability of
potential land resources in the Chinese Mainland, escalation of construction cost
due to inflation and the supply shortage, default on the part of our customers,
construction contractors, business partners and tenants, adverse weather
conditions, other unexpected inadequacies or failure of internal process or other
external factors may have various levels of risk on the Group’s operations. Liquidity
issues of certain property developers have further worsened the public confidence
in the real estate market.

The Group’s capital risk management and financial risk management are set out in
notes 34 and 37 to the consolidated financial statements.

In response to these possible risks and uncertainties, the Group continues to
implement a series of internal control and strategies to adapt itself to cope with
the possible risks and changes. The Group also develops and reviews strategies,
policies and guidelines on risk control which enable the Group to monitor closely
and formulate business strategies to respond to risk promptly and effectively. The
Group also actively proposes measures and adjusts the development pace to
minimise any potential business impact on the Group from these possible risks and
uncertainties.

In 2025, the Group continued to implement strategy in expanding its project
management business in order to diversify its income streams.

Key stakeholder relationships

To build a solid foundation for the Group’s sustainable development, the
Group recognise its employees, customers and business partners being the
key stakeholders and maintain a continuous dialogue with them. The Group is
dedicated to establish a close and supporting relationship with its employees,
provide quality products and services to customers and strengthen all kinds of
cooperation with its business partners.

The Company provides a healthy and safe workplace, career development
opportunities and competitive remuneration and benefits to employees based
on their qualifications in accordance with industry practice in the geographical
locations in which they are located. To treasure its loyal and industrious staff
members and improve their performance at their positions, different forms of
rewards and compensation including salaries, provident fund, performance bonus,
insurance coverage, or share options, etc., will be considered and reviewed on an
annual basis based on performance appraisals for eligible employees.

Maintaining close relationship with its customers as well as tenants are paramount
to the long-term success for the Group. Interacting channels with customers and
tenants are established to identify and respond to the dynamic market needs
proactively, improve the quality of products and services to adhere to customers’
needs and preference timely. In the long run, it fosters customer recognition of the
brand of the Group with a trust-worthy basis.

The Group is also committed to developing fair and co-operating business
partnership with suppliers and contractors to ensure stability of the Group’s
operation. Through a series of standardised procurement process including
quotation or tender procedures, cost and quality of the procurement supply of the
Group are able to be monitored, assessed and evaluated reasonably. The Group
continuously upholds an effective communication with suppliers to deliver quality
products and services to customers for long-term sustainability.
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Compliance with laws and regulations

As far as the Company is aware of, the Group has complied with applicable laws
and regulations promulgated by the relevant regulatory bodies which are significant
to the operations of the Group.

Environmental policy

The Group is committed to the long-term sustainability of businesses and
communities with which it engages. The Group pursues this business approach by
managing its business prudently and executing management decisions with due
care and attention to balance the sustainable business growth and environmental
protection.

The Group endeavours to make improvements by promoting environmental friendly
policies in the Group’s operations and increasing the employee’s awareness over
environmental protection. By means of advocating eco-friendly and reusable
materials, paper-recycling and energy saving measures on office equipment and
appliances, it helps enhance efficient use of resources, energy efficiency and
reduction of waste.

The Group is committed to acting in an environmentally responsible manner to
review its environmental protection policies and activities from time to time for
implementation of any further measures and practices on environmental protection
in the business operation.

MAJOR PROPERTIES

Particulars of the major properties of the Group as at 31 December 2025 are
set out in “Hong Kong and Overseas Property Portfolio” on page 11, “Property
Development Project Summary in the Chinese Mainland” on pages 14 to 28 and
“Particulars of Major Investment Properties” on page 196.

Details of movements in the property, plant and equipment and investment
properties of the Group during the Year are set out in notes 15 and 16 respectively
to the consolidated financial statements.

The Group’s investment properties were revalued at the year end date. The
revaluation for the Year resulted a fair value gain of approximately RMB7,527,000
which has been charged to the consolidated statement of profit or loss.

SHARE CAPITAL

There was no movement in the Company’s issued share capital during the Year.
Details of the Company’s issued share capital as at 31 December 2025 are set out
in note 32 to the consolidated financial statements.

RESERVES

Movements in reserves of the Group during the Year are set out in the consolidated
statement of changes in equity on page 87.

The Company had no distributable reserves as at 31 December 2025.
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CHARITABLE DONATIONS
There is no charitable donations made by the Group during the Year.
PRE-EMPTIVE RIGHTS

There is no provision for pre-emptive rights under the articles of association of the
Company ("Articles of Association") or the laws of Hong Kong, which would oblige
the Company to offer new shares to existing Shareholders on a pro-rata basis.

TAX RELIEF

The Company is not aware of any relief from taxation available to the Shareholders
by reason of their shareholding in the Company. If the shareholders are unsure
about the taxation implications of purchasing, holding, disposing of, dealing in or
exercising of any rights in relation to the shares of the Company, they are advised
to consult an expert.

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 195.

DIRECTORS

(@) Directors of the Company
The Directors during the Year and present Directors up to the date of this
report are:

Executive Directors:
Zhang Jingguo
Zhang Guogiang

(Chairman and Chief Executive Officer)

Non-Executive Director:
Huang Yanping

Independent Non-Executive Directors:
Liu Da

Ma Yuntao

Li Huiqun

In accordance with Articles 24 and 25 of Articles of Association and
pursuant to code provision B.2.2 of the Corporate Governance Code (“CG
Code”), Ms. Huang Yanping and Mr. Ma Yuntao will retire by rotation at the
forthcoming annual general meeting of the Company to be held on Friday,
12 June 2026 (the “2026 AGM”) and, being eligible, will offer themselves for
re-election. Details of the Directors to be re-elected at the 2026 AGM are
set out in the circular to the Shareholders which will be published together
with this annual report.

The Company has received from each of the independent Non-Executive
Directors an annual confirmation of independence pursuant to Rule 3.13 of
the Listing Rules and the Company considers that all of the independent
Non-Executive Directors are independent.
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Each of the Directors has entered into a service agreement with the BEEZELBEERARFE LT AH=F0RE
Company for a term of three years which may be terminated in accordance %% 0 AR RS A IR IE -

with the terms of the service agreements.

No Director being proposed for re-election at the 2026 AGM has a BN 2026 FRRBFAS LEEVEFH
service contract with the Company or any of its subsidiaries which are not RARIERAWNB AR L AR —FANE
determinable within one year without payment of compensation, other than BAYNEE(—RETEERINMA FERIEZ
normal statutory obligations. RIGEH -
The biographical details of the Directors and senior management of the AEBEERSNERE 2 BREFBERNEST
Group are set out on pages 37 to 41. FA1H °
(b) Directors of the Company’s subsidiaries (b) FATMBATRZES
The directors of the Company’s subsidiaries during the Year and up to the RAEEIHEANREBH - KQAFIHEBR A
date of this report are: JEEER:
Bai Mengjun HaE
Chen Jiguo FeR 4
Chen Weibing PRiET
Cheng Yuewu RRR
Feng Hongfeng SR
Feng Jiansong ISR
Geng Chong Bl
Guo Wei 2hE
Huang Yanping Huang Yanping
Liu Chuanke Ell=0)
Liu Hai =
Wang Heping F A
Liu Zhengiang R34
Meng Yuming HEH
Tan Shumei Tan Shumei
Wang Jinhu FerR
Xing Zhumei 111718
Zhang Huiqi REH
Zhang Guogiang RE5R
Zhang Jianmin RIEER
Zhang Jingguo SRR E
Tang Xiaofei B/
Li Qi I
Zhang Junhua RIGEE
Wang Jingmiao FEH

Ren Hang M




DIRECTORS’ INTERESTS IN TRANSACTIONS, ARRANGEMENTS
OR CONTRACTS

Save as disclosed in notes 10, 27, 28 and 42 to the consolidated financial
statements, no transactions, arrangements and contracts of significance in
relation to the Group’s business to which the Company, its holding company,
fellow subsidiaries or subsidiaries was a party and in which a Director or any entity
connected with a Director had a material interest, whether directly or indirectly,
subsisted at the end of the Year or at any time during the Year.

CONTRACT OF SIGNIFICANCE

Save as disclosed in notes 27, 28 and 42 to the consolidated financial statements
in relation to the financial assistance provided by the controlling shareholder
of the Company to the Group and the transactions disclosed in note 42 to the
consolidated financial statements and also detailed under sections headed “Related
Party Transactions” and “Continuing Connected Transactions” and there was no
contract of significance between the Company or any of its subsidiaries, and a
controlling shareholder of the Company or any of its subsidiaries at the end of the
Year or at any time during the Year.

DIRECTORS EMOLUMENTS AND FIVE HIGHEST PAID EMPLOYEES

Details of the remuneration of the Directors, together with those of the five highest
paid employees of the Group for the Year are set out in notes 10 and 11 to the
consolidated financial statements.
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DIRECTORS’ AND CHIEF EXECUTIVE’S INTERESTS AND SHORT
POSITIONS IN SECURITIES

As at 31 December 2025, the interests and short positions of the Directors and
chief executive of the Company in the ordinary shares of the Company (“Shares”),
underlying Shares and debentures of the Company or any of its associated
corporations (within the meaning of Part XV of the SFO) which were notified to the
Company and the Stock Exchange pursuant to Divisions 7 and 8 of Part XV of the
SFO (including interests and short positions which they are taken or deemed to
have under such provisions of the SFO), or any interest or short positions which
were required, pursuant to section 352 of the SFO, to be entered in the register
referred to therein, or any interests and short positions which have to be notified to
the Company and the Stock Exchange, pursuant to the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model Code”) as set out in
Appendix C3 to the Listing Rules, were as follows:

Long positions
(i) Interest in the Shares of the Company

ESRIBETHRABREZZEERAR

MN2025F 128318 - EERAQFTEIBITHAER
ARR) 2z ERBRRG (TBMD D) RD ~ ANARSKEEM
AEEE (EERESFRAEEANEXVED) ZBERG
RESHS  BERBEIZHFRBEKRGIEXVIETRES
AHMEHEARARA Rz ERRAR (BIERSER
BEHFRHEGAZEEEERRRIERR 2w
KKE) » HRBES R E KHIE 3526 BE LR %
1EBIFT it B M 2 AR IR A - HIRE EHR A
MISRCOFTE L BT ABE BRITES X HWIZESTA
(T24s7 A ) B E AR F) KB A A 2 (T 4k ok
BT

i)
() REQXTRMBPOES

Approximate
percentage of
the issued share
capital of the

Company (%)

Number of LA AT
Name of Director Capacity in which interests are held Shares held BRITRA
EEHE ERBEEESH R EE Z B DL (%)
Mr. Zhang Spousal interest (Note 1) 1,377,439,892 71.99
REE BB (A7 1)
Ms. Huang Interest of controlled corporation (Note 2) 1,377,439,892 71.99
HuangZz =+ TR EE S (M iE2)
Notes: Htat -
1) Mr. Zhang (Chairman, Chief Executive Officer and Executive Director of (1) REE(KRDBIER  THAERRNTE

the Company) is the spouse of Ms. Huang, under SFO, he is deemed to
be interested in 1,377,439,892 Shares in which Ms. Huang is interested.

) 1,377,439,892 Shares are directly held by Joy Town Inc., which is
ultimately owned by a discretionary trust established by Ms. Huang as
settlor and protector and Vistra Trust (Singapore) Pte Limited as trustee.
Joy Town Inc. is wholly-owned by Zensun Group Limited. Zensun Group
Limited is a wholly-owned subsidiary of Notable Reward Limited, which in
turn is wholly-owned by Superior Glory Enterprises Limited and the entire
issued share capital of Superior Glory Enterprises Limited became assets
of the trust. Superior Glory Enterprises Limited, Notable Reward Limited,
Zensun Group Limited and Joy Town Inc. are holding companies of the
Company, each of them is an associated corporation of the Company
under SFO.

£) AHuangZ T2 BB REBZHFLHE
155 - W8 AR Huang L Tt AR ZE 2
1,377,439,892% e th R #E B He 7w ©

@ 1,377,439,892 2 A% 17 e Joy Town Inc. B i
A ESE&MAHuangZ LW IEAZEF
A F{R# A K i Vistra Trust (Singapore) Pte
Limited ERXFEAB 2 ST A  Joy
Town Inc. HIEESEBEERAREZEREA © IE
7% % E B R 2 7] ANotable Reward Limited 2
24 M B2 7 - i Notable Reward Limited
1 Superior Glory Enterprises Limited & & #
& - i Superior Glory Enterprises Limited &
HEBITRAK REEEFTHEE © Superior
Glory Enterprises Limited - Notable Reward

Limited + IEE & E AR A & &Joy Town Inc.
HAEARB ZEZERAR  BXEEABHELEAE
1RGIE T AR E) 2 BEEE -




(1)

Interest in ordinary shares of associated corporations of the (i)

Company

Name of Director

Name of
associated corporation

Capacity in which the

interests are held
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Approximate
percentage of
the issued share

capital of
Number of associated
share held corporation (%)

Fris  AMGEEBEEC BT

EENA HEEEERE ERFEESH R EE RA& 285 (%)
Ms. Huang Superior Glory Interest of controlled 1 100
Enterprises Limited corporation (Note)
Huang# + SyEEE g (H )
Ms. Huang Notable Reward Limited Interest of controlled 100 100
corporation (Note)
Huang# & Ry E R (M)
Ms. Huang Zensun Group Limited Interest of controlled 1 100
corporation (Note)
Huangz + FEEEBRAR S EE S (M)
Ms. Huang Joy Town Inc. Beneficial owner (Note) 1 100
HuangZ + BEnEB AHT)

Note: 1,377,439,892 Shares are directly held by Joy Town Inc., which are
ultimately owned by a discretionary trust established by Ms. Huang as
settlor and protector and Vistra Trust (Singapore) Pte Limited as trustee.
Joy Town Inc. is wholly-owned by Zensun Group Limited. Zensun Group
Limited is a wholly-owned subsidiary of Notable Reward Limited, which in
turn is wholly-owned by Superior Glory Enterprises Limited and the entire
issued share capital of Superior Glory Enterprises Limited became assets
of the trust. Superior Glory Enterprises Limited, Notable Reward Limited,
Zensun Group Limited and Joy Town Inc. are holding companies of the
Company, each of them is an associated corporation of the Company
under SFO. Ms. Huang is the sole director of Joy Town Inc. and Notable
Reward Limited and Mr. Zhang is the sole director of Zensun Group
Limited.

Save as disclosed, as at 31 December 2025, none of the Directors, chief
executive of the Company or their respective associates had any interests
or short positions in the Shares, underlying Shares or debentures of the
Company or any of its associated corporations (within the meaning of Part
XV of the SFO) which: (a) were notified to the Company and the Stock
Exchange pursuant to Divisions 7 and 8 of Part XV of the SFO (including
interests or short positions which they are taken or deemed to have under
such provisions of the SFO); (b) were required, pursuant to section 352 of
the SFO, to be entered in the register referred to therein; or (c) have to be
notified to the Company and the Stock Exchange pursuant to the Model
Code as set out in Appendix C3 to the Listing Rules.
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ARRANGEMENTS TO PURCHASE SHARES OR DEBENTURES

Save as disclosed in the section headed “Share Option Scheme”, at no time
during the Year was the Company or any of its subsidiaries, a party to any
arrangements to enable the directors of the Company to acquire benefits by means
of the acquisition of shares in, or debentures of, the Company or any other body
corporate and neither the directors nor any of their spouses or children under the
age of 18, had any right to subscribe for the securities of the Company, or had
exercised any such right.

MANAGEMENT CONTRACTS

Other than a contract of service with any Director or any person engaged in the full-
time employment of the Company, no contracts concerning the management and
administration of the whole or any substantial part of the business of the Company
were entered into or existed during the Year.

MAJOR CUSTOMERS AND SUPPLIERS

During the Year, revenue attributable to the largest customer of the Group
accounted to approximately 0.2% of the total revenue in the Year and the five
largest customers of the Group accounted for approximately 0.9% of the Group’s
total revenue in the Year.

During the Year, none of our Directors, or any of their close associates, or any of
the Shareholders (who to the best knowledge of our Directors own more than 5%
of our Company’s issued share capital) had any interest in our Group’s five largest
customers.

During the Year, purchases attributable to the largest supplier of the Group
amounted to approximately 40.4% of the total purchases in the Year and the five
largest suppliers of the Group accounted for approximately 64.3% of the Group’s
purchases in the Year.

During the Year, none of the Directors, their close associates or any Shareholders
(who to the best knowledge of our Directors own more than 5% of our Company’s
issued share capital) had any interest in our Group’s five largest suppliers.

RELATED PARTY TRANSACTIONS

During the Year, certain Directors and companies controlled by certain Directors
entered into transactions with the Group which are disclosed in notes 27, 28 and
42 to the consolidated financial statements.

Save as disclosed above and in the section headed “Continuing Connected
Transactions”, the Board confirmed that none of these related party transactions
constitutes a discloseable connected transaction as defined under Chapter 14A of
the Listing Rules.
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CONTINUING CONNECTED TRANSACTIONS

Pursuant to Chapter 14A of the Listing Rules, the following transactions are
continuing connected transactions which are subject to the requirements under
Chapter 14A of the Listing Rules.

Continuing Connected Transactions with Zensun Development
Group

In 2015, a master services agreement (“Master Services Agreement”) has been
entered into between the Company and Henan Zensun Corporate Development
Group Limited* (AlF EE X EREEBREEAF) (“Zensun Development”),
pursuant to which, Zensun Development has agreed to provide, or procure
members of Zensun Development, its subsidiaries and/or any other company in the
equity capital of which Zensun Development and/or any of its subsidiaries taken
together are directly or interested so as to exercise or control 30% or more voting
power at general meetings, or to control the composition of a majority of the board
of directors, and the subsidiaries of such company (the “Zensun Development
Group”) to provide construction and related ancillary services to the Group
according to the definitive agreement(s) signed between Zensun Development
Group and the Group from time to time. On 21 February 2017, the Company
and Zensun Development entered into a supplemental agreement (the “2017
Supplemental Agreement”) to, among other matters, extend the effective term of
the Master Services Agreement to 31 December 2019. On 11 October 2018, the
Company entered into a supplemental agreement with Zensun Development (“2018
Supplemental Agreement”) to further amend the effective terms of the Master
Services Agreement as amended by the 2017 Supplemental Agreement to be
three years from 1 January 2018 and continue up to 31 December 2020.

On 21 October 2020, the Company entered into an agreement with Zensun
Development (the “2021 Master Services Agreement”) which commences from 1
January 2021 and continue up to and including 31 December 2023. For details of
the terms of the 2021 Master Services Agreement, please refer to the Company’s
circular dated 18 November 2020.

On 30 October 2023, the Company entered into an agreement with Zensun
Development (the “2024 Master Services Agreement”) which commences from
1 January 2024 and continue up to and including 31 December 2026 and the
annual caps for the transactions contemplated under the 2024 Master Services
Agreement for each of the financial years ended/ending 31 December 2024,
2025 and 2026 are RMB2,330 million, RMB2,134 million and RMB1,516 million,
respectively. The 2024 Master Services Agreement and the annual caps mentioned
above were approved by independent Shareholders in the extraordinary general
meeting held on 12 December 2023. For details of the terms of the 2024 Master
Services Agreement, please refer to the Company’s circular dated 20 November
2023.

During the Year, the annual cap for the financial year ended 31 December 2025 (the
“2025 Annual Cap”) approved for the continuing connected transactions between
the Group and Zensun Development Group under the 2024 Master Services
Agreement was RMB2,134 million and the actual transacted amounts were
approximately RMB542.9 million, which did not exceed the 2025 Annual Cap.
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As Zensun Development is owned as to 90%, 9% and 1% by Beijing Xiangcheng
Investment Co., Ltd.* bR HIEE AR 2 R]) (“Xiangcheng Investment”), Ms.
Zhang Huigi (“Ms. Zhang”) and Mr. Zhang, respectively. Xiangcheng Investment
is owned as to 98% by Ms. Zhang and Ms. Zhang is the daughter of Mr. Zhang
and Ms. Huang, an Executive Director and the Non-Executive Director of the
Company. Zensun Development is therefore a connected person of the Company
under Chapter 14A of the Listing Rules. Accordingly, the transactions constitute
continuing connected transactions of the Company under Chapter 14A of the
Listing Rules.

Continuing Connected Transactions with Xingye Wulian Group
Master Property Engineering Framework Agreement

On 18 February 2020, the master property engineering framework agreement
(“Master Property Engineering Framework Agreement”) has been entered into
between the Company and Xingye Wulian Service Group Co. Ltd. (“Xingye Wulian”,
together with its subsidiaries, the “Xingye Wulian Group”), pursuant to which,
the Group appointed the Xingye Wulian Group as its service provider to provide
property engineering services to the Group during the period from the effective
date of the Master Property Engineering Framework Agreement up to and including
31 December 2022. Relevant members of the Xingye Wulian Group may from
time to time to enter into individual agreement(s) with members of the Group in
relation to the provision of property engineering services, subject to the terms and
conditions of Master Property Engineering Framework Agreement. For detail of the
terms of Master Property Engineering Framework Agreement, please refer to the
Company’s announcements dated 17 April 2020 and 23 April 2020.

On 20 October 2022, the Company entered into a master framework agreement
with Xingye Wulian Group in relation to the provision of the property engineering
services by Xingye Wulian to the Group (the “2022 Master Property Engineering
Framework Agreement”) which commences from 1 January 2023 and continue
up to and including 31 December 2025 and the annual caps for the transactions
contemplated under the 2022 Master Property Engineering Framework Agreement
for each of the financial years ended 31 December 2023, 2024 and 2025 are
RMB26.6 million, RMB29.7 million and RMB32.1 million, respectively. The
2022 Master Property Engineering Framework Agreement and the annual caps
mentioned above were approved by independent shareholders of Xingye Wulian
in its extra-ordinary general meeting held on 15 December 2022. For details of the
terms of the 2022 Master Property Engineering Framework Agreement, please
refer to the Company’s announcement dated 20 October 2022.

On 20 November 2025, the Company entered into a master framework agreement
with Xingye Wulian Group in relation to the provision of the property engineering
services by Xingye Wulian to the Group (the “2025 Master Property Engineering
Framework Agreement”) which commences from 1 January 2026 and continue
up to and including 31 December 2028 and the annual caps for the transactions
contemplated under the 2025 Master Property Engineering Framework Agreement
for each of the financial years ending 31 December 2026, 2027 and 2028 are
RMB11.8 million, RMB11.7 million and RMB11.6 million, respectively. The
2025 Master Property Engineering Framework Agreement and the annual caps
mentioned above were approved by independent shareholders of Xingye Wulian
in its extra-ordinary general meeting held on 30 December 2025. For details of the
terms of the 2025 Master Property Engineering Framework Agreement, please
refer to the Company’s announcement dated 20 November 2025.

During the Year, the annual cap approved for the continuing connected
transactions between the Group and Xingye Wulian Group under the 2022 Master
Property Engineering Framework Agreement was RMB32.1 million and the actual
transacted amount was approximately RMB11.1 million, which did not exceed the
above mentioned annual cap.
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Master Property Management Framework Agreement

On 18 February 2020, the master property management framework agreement
(“Master Property Management Framework Agreement”) has been entered
into between the Company and Xingye Wulian, pursuant to which, the Group
appointed the Xingye Wulian Group as its service provider to provide property
management and value-added services to the Group during the period from the
effective date of the Master Property Management Framework Agreement up
to and including 31 December 2022. On 28 August 2020, the Company further
entered into a supplemental agreement (“Supplemental Agreement”) with Xingye
Woulian to amend certain terms of the Master Property Management Framework
Agreement to revise the annual caps for each of the three financial years ending
31 December 2022. Relevant members of the Xingye Wulian Group may from time
to time to enter into individual agreement(s) with members of the Group in relation
to the provision of property management and value-added services, subject to the
terms and conditions of Master Property Management Framework Agreement. For
detail of the terms of Master Property Management Framework Agreement and
Supplemental Agreement, please refer to the Company’s announcements dated 17
April 2020, 23 April 2020 and 28 August 2020.

On 20 October 2022, the Company entered into a master framework agreement
with Xingye Wulian in relation to the provision of the property management and
value-added services by Xingye Wulian Group to the Group (the “2022 Master
Property Management Framework Agreement”) which commences from 1 January
2023 and continue up to and including 31 December 2025 and the annual caps
for the transactions contemplated under the 2022 Master Property Management
Framework Agreement for each of the financial years ended 31 December 2023,
2024 and 2025 are RMB28.9 million, RMB31.6 million and RMB32.3 million,
respectively. The 2022 Master Property Management Framework Agreement and
the annual caps mentioned above were approved by independent shareholders
of Xingye Wulian in its extra-ordinary general meeting held on 15 December 2022.
For details of the terms of the 2022 Master Property Management Framework
Agreement, please refer to the Company’s announcement dated 20 October 2022.

On 20 November 2025, the Company entered into a master framework agreement
with Xingye Wulian in relation to the provision of the property management and
value-added services by Xingye Wulian Group to the Group (the “2025 Master
Property Management Framework Agreement”) which commences from 1 January
2026 and continue up to and including 31 December 2028 and the annual caps
for the transactions contemplated under the 2025 Master Property Management
Framework Agreement for each of the financial years ending 31 December
2026, 2027 and 2028 are RMB8.3 million, RMB8.6 million and RMB8.8 million,
respectively. The 2025 Master Property Management Framework Agreement and
the annual caps mentioned above were approved by independent shareholders
of Xingye Wulian in its extra-ordinary general meeting held on 30 December 2025.
For details of the terms of the 2025 Master Property Management Framework
Agreement, please refer to the Company’s announcement dated 20 November
2025.

During the Year, the annual cap approved for the continuing connected
transactions between the Group and Xingye Wulian Group under the 2022 Master
Property Management Framework Agreement was RMB32.3 million and the actual
transacted amount was approximately RMB9.2 million, which did not exceed the
above mentioned annual cap.
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The entire issued share capital of Xingye Wulian is indirectly owned as to
approximately 56.59% by the Blossom Trust, which is controlled by Ms. Zhang
as the protector. Ms. Zhang is the daughter of Mr. Zhang, the Chairman, Chief
Executive Officer and executive Director of the Company and Ms. Huang, the
non-executive Director of the Company. As such, Xingye Wulian is a connected
person of the Company and the transactions contemplated under the 2022
Master Property Management Framework Agreement, the 2025 Master Property
Management Framework Agreement, the 2022 Master Property Engineering
Agreement and the 2025 Master Property Engineering Agreement constitute
continuing connected transactions of the Company under Chapter 14A of the
Listing Rules.

Each of the aforesaid continuing connected transactions have been reviewed by
the independent Non-Executive Directors of the Company. The independent Non-
Executive Directors confirmed that each of the aforesaid continuing connected
transactions of the Group for the Year have been entered into

(i) in the ordinary and usual course of business of the Group;
(ii) on normal commercial terms; and

(iii) in accordance with the relevant agreements governing them and on terms
that are fair and reasonable and in the interests of the Shareholders as a
whole.

Pursuant to Rule 14A.56 of the Listing Rules, the Company has engaged the
auditor of the Company to conduct certain procedures in respect of the continuing
connected transactions of the Group in accordance with the Hong Kong Standard
on Assurance Engagement 3000 (Revised) “Assurance Engagement Other Than
Audits or Reviews of Historical Financial Information” and with reference to Practice
Note 740 “Auditor’s Letter on Continuing Connected Transactions under the
Hong Kong Listing Rules” issued by the Hong Kong Institute of Certified Public
Accountants. The auditor has also issued an unqualified letter containing the
findings and conclusions in respect of the continuing connected transactions
disclosed by the Group in accordance with Rule 14A.56 of the Listing Rules.

In accordance with Hong Kong Standard on Assurance Engagement 3000
(Revised) “Assurance Engagement Other than Audits or Reviews of Historical
Financial Information”, the auditor has also reported to the Board that for the
Year, nothing has come to their attention that in respect of: a) the continuing
connected transactions governed by the 2024 Master Services Agreement: (i)
have not received the approval of the Board; (i) are not, in all material respects, in
accordance with the pricing policies of the Group; (iii) have not been entered into,
in all material respects, in accordance with the relevant agreement governing such
transactions; and (iv) have exceeded the relevant annual cap as set for the year
ended 31 December 2025 by the Company in respect of the continuing connected
transactions; and b) the continuing connected transactions governed by the 2022
Master Property Engineering Framework Agreement and the 2022 Master Property
Management Framework Agreement: (i) have not received the approval of the
Board; (i) are not, in all material respects, in accordance with the pricing policies of
the Group; (i) have not been entered into, in all material respects, in accordance
with the relevant agreements governing such transactions; and (iv) have exceeded
the relevant annual cap as set for the year ended 31 December 2025 by the
Company in respect of the continuing connected transactions.

The Board confirms that the auditor of the Company has confirmed the matters set
out in Rule 14A.56 of the Listing Rules.
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SUBSTANTIAL SHAREHOLDERS

As at 31 December 2025, according to the register of interest in Shares and
underlying Shares and short positions kept by the Company pursuant to Section
336 of Part XV of the SFO and so far as is known to or can be ascertained after
reasonable enquiries by the Directors, the persons (other than the Directors or chief
executive of the Company) who were directly or indirectly interested in 5% or more
in the Shares and underlying Shares of the Company are as follows:
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Long positions in the Shares of the Company REATRGZHFE
Approximate
percentage of
the issued share
Number of capital of the
Name of shareholder Nature of interests Shares held Company (%)
KRR DT E BT
BREREBE ERME FERBEE BAz2BE D (%)
Vistra Trust (Singapore) Trustee (Note) 1,377,439,892 71.99
Pte Limited EREA(HIEE)
Superior Glory Interest of controlled corporation (Note) 1,377,439,892 71.99
Enterprises Limited Ry E v (HiE)
Notable Reward Limited Interest of controlled corporation (Note) 1,377,439,892 71.99
AR ()
Zensun Group Limited Interest of controlled corporation (Note) 1,377,439,892 71.99
FEEBEERAR Ry E v (HiE)
Joy Town Inc. Beneficial owner (Note) 1,377,439,892 71.99

mamEAANME)

Note:

These Shares are directly owned by Joy Town Inc., which are ultimately owned by a
discretionary trust established by Ms. Huang as settlor and protector and Vistra Trust
(Singapore) Pte Limited as trustee. Joy Town Inc. is wholly-owned by Zensun Group
Limited. Zensun Group Limited is a wholly-owned subsidiary of Notable Reward Limited,
which in turn is wholly-owned by Superior Glory Enterprises Limited and the entire issued
share capital of Superior Glory Enterprises Limited became assets of the trust. Ms.
Huang is the sole director of Joy Town Inc. and Notable Reward Limited and Mr. Zhang is
the sole director of Zensun Group Limited.

Save as disclosed above, as at 31 December 2025, no person other than the
Directors whose interests are set out in the above section headed “Directors’
and Chief Executive’s Interests and Short Positions in Securities”, had registered
an interest of 5% or more in the issued share capital of the Company, and short
positions in the Shares and underlying Shares that was required to be recorded in
the register of interest pursuant to Section 336 of Part XV of the SFO.
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DIRECTORS’ INTEREST IN A COMPETING BUSINESS

As at 31 December 2025, none of the Directors was interested in any business,
which competed or was likely to compete, either directly or indirectly, with the
Group’s businesses except that Mr. Zhang and Ms. Huang are individually
and collectively deemed interested in Zensun International Holdings Company
Limited and/or its subsidiaries and associated companies which are engaged in
construction, property development and related business in the Chinese Mainland.

As the Board is independent of the boards of these companies, the Company has
therefore been) capable of carrying on its businesses independently of, and at
arm’s length from, the above businesses.

SHARE OPTION SCHEME

A share option scheme adopted by the Company on 28 August 2013 (the “2013
Scheme”), which was valid and effective for a period of 10 years from the date
of adoption, expired on 27 August 2023. In order to ensure continuity of a share
option scheme for the Company, the shareholders of the Company passed an
ordinary resolution at the annual general meeting of the Company held on 7 June
2023 to approve the adoption of a new share option scheme (the “2023 Share
Option Scheme”) and the termination of the 2013 Scheme. The 2023 Share Option
Scheme became effective following the grant of a listing approval by the Stock
Exchange on 12 June 2023 (the “Adoption Date”).

The 2023 Share Option Scheme

(1) Purpose of the 2023 Share Option Scheme
The purpose of the 2023 Share Option Scheme is to provide eligible
participants with the opportunity to acquire proprietary interests in the
Company and to encourage eligible participants to work towards enhancing
the value of the Company and its Shares for the benefit of the Company
and its Shareholders as a whole, as well as to motivate eligible participants
to contribute to the success of the Group’s operations.

(2) Eligible participants

Eligible participants of the 2023 Share Option Scheme include (i) directors,
chief executive and employees of the Company or any of its subsidiaries
(including persons who are granted options under the 2023 Share
Option Scheme, share options or awards as an inducement to enter into
employment contracts with the Company or any of its subsidiaries) (the
“Employee Participants”); (ii) advisers, consultants, contractors, suppliers,
agents, entities providing research, development or other technological
support and service providers of any member of the Group (the “Service
Providers”); and (iii) directors, chief executive and employees of the holding
companies, fellow subsidiaries or associated companies of the Company
(the “Related Entity Participants”).

(3) Maximum number of shares
The total number of Shares which may be issued in respect of all options
and awards to be granted under the 2023 Share Option Scheme and any
other share option scheme(s) or share award scheme(s) of the Company
shall not in aggregate exceed 10% of the Shares in issue as at the Adoption
Date (i.e. 191,338,666 Shares).
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(4)

(5)

(6)

(7)

(8)

Maximum entitlement of each participant

The total number of Shares issued and to be issued in respect of all
share options or awards granted to each eligible participant (including
both exercised or outstanding options, share options and awards) in any
12-month period up to and including the date of such grant shall not
exceed 1% of the Shares in issue.

Exercise of options and minimum period

The Board may in its absolute discretion determine the period within which
an option may be exercised, save that such period shall not be longer than
10 years commencing on the date of grant.

An option must be held for at least 12 months after the date of grant before
it is vested and exercisable by the grantee. A shorter vesting period may
be granted to Employee Participants at the discretion of the Board or the
remuneration committee of the Company or any other authorised agent(s) as
deemed appropriate at the sole discretion of the Board.

Save as determined by the Board and provided in the offer, there is no
performance target which must be achieved before an option can be
exercised under the terms of the 2023 Share Option Scheme nor any
clawback mechanism for the Company to recover or withhold any options
granted to any eligible participant.

Time of acceptance and payment on acceptance

An offer shall remain open for acceptance by the eligible participant
concerned for a period of 14 days from the date on which the letter
containing the offer is delivered to that eligible participant.

An offer shall be deemed to have been accepted and the option to which
the offer relates shall be deemed to have been granted and to have taken
effect when the duplicate of the offer letter comprising acceptance of the
offer duly signed by the grantee with the number of Shares in respect of
which the offer is accepted clearly stated therein, together with a remittance
or payment in favour of the Company of HK$1.00 by way of consideration
for the grant thereof, is received by the Company. Such remittance payment
shall not be refundable in any circumstances.

Exercise price

The exercise price of any options shall be determined by the Board at its
absolute discretion and it shall be at least the higher of (i) the closing price
of the Shares as stated in the daily quotation sheets issued by the Stock
Exchange on the date of grant; and (ii) the average closing prices of the
Shares in the Stock Exchange’s daily quotations sheets for the five business
days immediately preceding the date of grant.

Duration of the 2023 Share Option Scheme
The 2023 Share Option Scheme shall be valid and effective for a period of
ten years commencing on the Adoption Date.

For further details of the 2023 Share Option Scheme, please refer to the circular of
the Company dated 27 April 2023.

(4)

(5)

(6)

(7)

(8)
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For the year ended 31 December 2025, no share option of the Company has
been granted, vested, exercised, cancelled or lapsed under the 2023 Share
Option Scheme. As at 1 January 2025, 31 December 2025 and the date of this
annual report, the total number of shares available for issue under the scheme
mandate limit and the service provider sublimit of the 2023 Share Option Scheme
is 191,338,666 shares and 19,133,866 shares respectively, representing 10%
and 1% respectively of the share capital of the Company in issue at the respective
dates.

EQUITY-LINKED AGREEMENT

Save as disclosed in the section headed “Share Option Scheme”, no equity-linked
agreement was entered into during the Year or subsisted at the end of the Year.

RETIREMENT BENEFIT SCHEMES

Details of the retirement benefit schemes for the employees of the Group are
disclosed in the section headed “Other employee benefits — Retirement benefit
scheme and pension scheme” set out in note 2.22 to the consolidated financial
statements.

CORPORATE GOVERNANCE

Detailed information on the Company’s corporate governance practices is set out
in the Corporate Governance Report on pages 61 to 75.

DIVIDEND POLICY

The Company has adopted a dividend policy (“Dividend Policy”). The Company
considers stable and sustainable returns to the Shareholders to be its goal.
According to the Dividend Policy, in deciding whether to propose a dividend and in
determining the dividend amount, the Board shall take into account, inter alia:

(i) the general financial condition of the Group;

(i) the Group’s actual and future operations and liquidity position;

(ii) the Group’s expected working capital requirements and future expansion
plans;

(iv) the Group’s debt to equity ratios and the debt level;

(v) the retained earnings and distributable reserves of the Company and each
of the members of the Group;

(vi) the Shareholders’ and the investors’ expectation and industry’s norm;
(vii) the general market conditions; and
(viii)  any other factors that the Board deems appropriate.

The declaration and payment of dividend by the Company is also subject to
any restrictions under the Companies Ordinance (Chapter 622 of the Laws of
Hong Kong) and the Articles of Association and any other applicable laws and
regulations.

The Board will continually review the Dividend Policy and reserves the right in its
sole and absolute discretion to update, amend, modify and/or cancel the Dividend
Policy at any time.
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The Dividend Policy shall in no way constitute a legally binding commitment by
the Group in respect of its future dividend and/or in no way obligate the Group to
declare a dividend at any time or from time to time.

EMOLUMENT POLICY

The emolument policy of the employees of the Group is set up by the Board on the
basis of their merit, qualifications and competence.

The emoluments of the Directors are decided by the Board after recommendation
from the Remuneration Committee, having regard to the time commitment and
responsibilities of the directors, the Company’s operating results, individual
performance and comparable market statistics.

PUBLIC FLOAT

During the Year and as at the latest practicable date prior to the issue of this annual
report, the Company has maintained the sufficiency of the prescribed public float
of more than 25% of the Company’s issued share capital as required under the
Listing Rules, based on the information that is publicly available to the Company
and within the knowledge of the Directors.

PERMITTED INDEMNITY PROVISION

The Articles of Association provides that Director shall be entitled to be indemnified
out of the assets of the Company against all losses or liabilities incurred or
sustained by him as a Director. The Company has arranged appropriate Directors’
and officers’ liability insurance coverage for the Directors and officers of the Group
throughout the year.

MATERIAL LITIGATION AND ARBITRATION

During the Year, the Company was not involved in any litigation, arbitration or
claims of material importance and there was no litigation or claim of material
importance which was known to the Directors to be pending or threatened by or
against the Company.

CHANGES IN INFORMATION OF DIRECTORS

Save as disclosed in the biographical details of the Directors as set out in the
section headed “Board of Directors and Senior Management”, there has been
no change to the information of the Directors which is required to be disclosed
pursuant to Rule 13.51B(1) of the Listing Rules subsequent to the publication of
the Company’s interim report for the six months ended 30 June 2025.

PURCHASE, SALE OR REDEMPTION OF LISTED SECURITIES

Neither the Company nor any of its subsidiaries had purchased, sold or redeemed
any of the Company’s listed securities (including sale of treasury shares) during the
Year.

IMPORTANT EVENTS SINCE THE YEAR END

Saved as disclosed in this annual report, there was no significant event that
affected the Group has occurred since the end of the Year and up to the date of
this annual report.
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ANNUAL GENERAL MEETING

The 2026 AGM will be held on Friday, 12 June 2026 and the notice of the 2026
AGM will be published and despatched in the manner as required by the Listing
Rules and the Articles of Association in due course.

CLOSURE OF REGISTER OF MEMBERS

For the purpose of determining the Shareholders who are entitled to attend and
vote at the 2026 AGM expected to be held on Friday, 12 June 2026, the register
of members of the Company expected to be closed on Monday, 8 June 2026 to
Friday, 12 June 2026, both days inclusive. In order to qualify for attending and voting
at the 2026 AGM, all transfer documents should be lodged for registration with
the Company’s Share Registrar, Tricor Investor Services Limited at 17/F, Far East
Finance Centre, 16 Harcourt Road, Hong Kong expected not later than 4:30 p.m.
on Friday, 5 June 2026.

AUDITOR

Ernst & Young resigned as the auditor of the Company with effect from 25
December 2023 and Grant Thornton Hong Kong Limited was appointed as the
auditor of the Company with effect from 26 December 2023 to fill the casual
vacancy following the resignation of Ernst & Young and subsequently resigned
with effect form 4 July 2024. Prism Hong Kong Limited has been appointed
as the auditor of the Company with effect from 11 July 2024 to fill the casual
vacancy following the resignation of Grant Thornton Hong Kong Limited. Saved as
disclosed, there has been no change in the auditor of the Company in any of the
preceding three years.

The consolidated financial statements have been audited by Prism Hong Kong

Limited, who retire and, being eligible, offer themselves for re-appointment at the
2026 AGM.

On behalf of the Board
ZHANG JINGGUO
Chairman, Executive Director

and Chief Executive Officer

30 March 2026
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CORPORATE GOVERNANCE REPORT
TEERBRE

The Company is committed to maintaining a high standard of corporate
governance, formulate good corporate governance practice to improve
accountability and transparency in operations, and strengthen the risk management
and internal control systems of the Group from time to time so as to cope with the
expectations of the Shareholders.

CORPORATE GOVERNANCE PRACTICES

The Company has applied the principles and complied with all code provisions
(“Code Provision(s)”) and, where applicable, the recommended best practices of
the Corporate Governance Code as set out in Appendix C1 to the Listing Rules (“CG
Code”) throughout the Year, save for the deviations which are explained below.

Pursuant to Code Provision C.5.1 of the CG Code, Board meetings should be
held at least four times a year at approximately quarterly internals. Although only
two regular Board meetings were held during the Year, the Board considered
that sufficient meetings had been held as business operations were under the
management and the supervision of the executive Directors. In addition, senior
management of the Group has provided to the Directors the information in respect
of the Group’s business development and activities from time to time and, when
required, ad hoc Board meetings were held to discuss matters.

Pursuant to Code Provision C.2.1 of the CG Code, the roles of chairman and chief
executive of the Company should be segregated. The Company is of the view that
it is in the best interest of the Company that Mr. Zhang with his profound expertise
in the property business, shall continue in his dual capacity as chairman and chief
executive officer. The Board believes that the balance of power and authority for
the present arrangement will not be impaired and is adequately ensured by the
current Board composition and structure taking into account the background and
experience of the Directors.

CODE FOR SECURITIES TRANSACTIONS BY DIRECTORS AND
RELEVANT EMPLOYEES

The Company has adopted the model code as set out in Appendix C3 (“Model
Code”) to the Listing Rules as the code of conduct for securities transactions by
the Directors. The Company has made specific enquiries with all Directors and
each of them confirmed that they have compiled with the required standards set
out in the Model Code during the Year and up to the date of this annual report.

The Company has adopted a code of conduct regarding securities transactions by
the relevant employees of the Group who are considered likely to be in possession
of unpublished inside information of the Company or its securities on no less
exacting terms than the Model Code in relation to their dealings in the securities
of the Company pursuant to Code Provision C.1.3 of the CG Code. To the best
knowledge and belief of the Directors, all relevant employees have complied with
the required standard of such code.
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BOARD OF DIRECTORS

Overall Accountability

The Board is accountable to the Shareholders and in discharging its corporate
accountability, every Director is required to pursue excellence in the interests of its
Shareholders and fulfil his fiduciary duties by applying the required level of skills,
care and diligence to a standard in accordance with the statutory requirements.

Board Responsibilities and Delegation

The Board is responsible for formulating group policies and strategic business
directions, and monitoring business performances through implementation
of adequate risk management and internal control systems. The executive
Directors are delegated with the authorities and responsibilities for the day-to-day
management of the Group, operational and business decisions within the control
and delegation framework of the Group. The Non-Executive Directors (including
independent Non-Executive Directors) contribute valuable views, professional
opinions and proposals for the Board’s deliberation and decisions.

The duties of the Board in respect of the corporate governance functions include:

(i) developing and reviewing the Company’s policies and practices on corporate
governance;
(i) reviewing and monitoring the training and continuous professional

development of Directors and senior management;

(ii) reviewing and monitoring the Company’s policies and practices on
compliance with legal and regulatory requirements;

(iv) developing, reviewing and monitoring the code of conduct and compliance
manual (if any) applicable to employees and Directors; and

(v) reviewing the Company’s compliance with the CG Code and disclosure in
the Corporate Governance Report.

The Board has delegated some of its functions to the board committees, details of
which are set out below.

The Board reserves for its decisions all major matters of the Company, including
appointment of new Directors, approval of financial statements, dividend policy,
significant accounting policies, material contracts, significant appointments such as
company secretary and external auditors, terms of reference of board committees,
major corporate policies such as code of conduct, and other significant financial
and operational matters.

The Board is also responsible for maintaining and reviewing the effectiveness of
the risk management and internal control systems of the Group. It has carried out
review of the existing implemented systems, including control measures of financial
and operational compliance of the Group.

The Directors having material interest in the matter shall abstain from voting at such
Board meeting and the independent Non-Executive Directors with no conflict of
interest shall attend at such meeting to deal with the matters. All Directors ensure
that they can give sufficient attention to discharge their responsibilities to the affairs
of the Company and the Directors have disclosed to the Company the identity and
nature of offices held in any public organisation and other significant commitments
on an annual basis.
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To the best knowledge of the Company, apart from the family relationship between
Mr. Zhang and Ms. Huang, there is no financial, business, family or other material/
relevant relationship among our Directors. All of them are free to exercise their
independent judgments.

During the Year, regular Board meetings of the Company were held two times
to review, consider and approve, among others, annual and interim results and
to review the business operations, corporate governance and the effectiveness
of internal control systems and risk management of the Group. At least 14 days’
notice for each regular meeting is given to all Directors. All such minutes are kept
by the company secretary of the Company and are open for inspection at any
reasonable time on reasonable notice by any Director. Apart from the regular Board
meetings, the Chairman also met with the independent Non-Executive Directors
without the presence of Executive Directors during the Year.

Liability Insurance for the Directors

The Company has arranged for appropriate liability insurance to indemnify its
Directors against liabilities arising out of legal action on corporate activities. Such
insurance coverage is reviewed on an annual basis.

Composition of the Board

As at 31 December 2025, the Board comprised six Directors including two
Executive Directors, one Non-Executive Director (“NED”) and three independent
Non-Executive Directors (“INEDs”). The biographical details of the Directors and the
senior management of the Group are set out on pages 37 to 41.

Mr. Zhang is the Chairman of the Board and Chief Executive Officer of the
Company. He is primarily responsible for leadership and effective functioning of
the Board, ensuring key issues are promptly addressed by the Board, as well as
providing strategic direction of the Group, take primary responsibility for ensuring
good corporate governance practices with necessary procedures established and
also together with other executive Directors are responsible for the Group’s daily
operations and the effective implementation of corporate strategy and policies.

Executive Directors
As at 31 December 2025, there were two Executive Directors including Mr. Zhang
and Mr. Zhang Guogiang. Mr. Zhang is the spouse of Ms. Huang.

Non-Executive Director
As at 31 December 2025 there was one NED, Ms. Huang. Ms. Huang is the
spouse of Mr. Zhang.

Independent Non-Executive Directors and their Independence
As at 31 December 2025, there were three INEDs including Mr. Liu Da, Mr. Ma
Yuntao and Dr. Li Huiqun.

The Company has appointed a sufficient number of INEDs in accordance with
Rules 3.10(1) and 3.10A of the Listing Rules. With Dr. Li Huiqun and Mr. Liu
Da’s working experience and their academic background in economics, finance
and accounting, the Company considers that they are qualified persons with
appropriate professional knowledge in accounting and finance as required by Rule
3.10(2) of the Listing Rules.
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The Company has already received annual confirmation letters of independence
from all the INEDs and each of them have declared fulfilment of all the guidelines
for assessing independence in accordance with Rule 3.13 of the Listing Rules.
Accordingly, the Board considers that all INEDs are independent as defined in the
Listing Rules.

All the Directors, including the NED and INEDs, have entered into service
agreements with the Company for a term of three years and under which all
Directors must retire by rotation at least once every three years, and no Director
shall hold office for a continuous period in excess of three years, or past the
third annual general meeting, following the Director’s appointment or re-election,
whichever is longer, without submitting himself/herself for re-election at the annual
general meeting.

In compliance with Code Provision B.1.2 of the CG Code, an updated list of the
Directors identifying their role and function are available on the websites of the Company
(www.zensunenterprises.com) and the Stock Exchange (www.hkexnews.hk).
The Company will review the composition of the Board from time to time to
ensure that the Board possesses the appropriate and necessary expertise, skill
and experience to meet the needs of the Group’s business and to enhance the
shareholders’ value.

DIRECTORS’ TRAINING AND CONTINUOUS PROFESSIONAL
DEVELOPMENT

All Directors are aware of their responsibilities to the Shareholders and have
exercised their duties with care, skill and diligence, in pursuit of the development of
the Group. Every newly appointed Director shall receive a formal, comprehensive
and tailored induction to ensure that he or she has a proper understanding of the
business and operations of the Group and that he or she is fully aware of his or her
duties and responsibilities as a director under applicable statutory and regulatory
rules and requirements.

All Directors are encouraged to participate in continuous professional development
S0 as to develop and refresh directors’ knowledge and skills and to ensure that
their contribution to the Board remains informed and relevant.
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The Company regularly circulates training materials or briefings to all Directors
in respect of the updates on, among other things, the Listing Rules, the SFO
or guidelines, the Hong Kong Companies Ordinance and relevant financial or
accounting standards which may be of the interest to Directors. During the Year,
all Directors have complied with the Code Provisions in relation to continuous
professional development, apart from reading materials relevant to the Company’s
business, director’s duties and responsibilities. The Company updates Directors
constantly on the latest developments regarding the Group’s business and other
applicable regulatory requirements, to ensure compliance and enhance their
awareness of good corporate governance practices. All Directors have provided to
the Company with their training records on a regular basis, and such records have
been maintained by the Company for accurate and comprehensive record keeping.
According to the training records maintained by the Company, the trainings
received by each of the Directors during the Year is summarised as follows:

Name of Directors
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Type of trainings

EEHE IR

Executive Directors

HITES

Mr. Zhang Jingguo Aand B

KRR S AKB

Mr. Zhang Guogiang Aand B

R B8 5L A& AKB

Non-executive Director

FHTES

Ms. Huang Yanping Aand B

Huang Yanping%& + AKB

Independent Non-executive Directors

BAFHITES

Mr. Liu Da Aand B

2L AKB

Mr. Ma Yuntao Aand B

HBBEREE AKB

Dr. Li Huiqun Aand B

THEMEL AKB

A: attending seminars/webinars/conferences/forum (including anti-bribery and ~ A: LR AEm e gE wE(REREM
corruption training) a5

B: reading newspapers, journals and updates relating to the economy, general  B: HEBBGCE - —REK - BHE  CEERAURE

business, real estate, corporate governance and director’s duties and
responsibilities.

EWMEZEE - BRREFEH -
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Board Committees EERZEY

The Board has established three Board committees including the audit committee EEe@pR Y - AEEeZE8epiEEZZee([&®
(the “Audit Committee”), the remuneration committee (the “Remuneration ##ZE€ ) FNEZEES([FMEES ) NIEREE
Committee”) and the nomination committee (the “Nomination Committee”) to @ ([IREZEZEE€|)  LKSERESHEN  EEFFAER
assume responsibilities for and to oversee particular aspects of the Company’s A" EERETHEVBE - WL ETEE &%
affairs with respective terms of reference. Details of the Board committees are @& B & 15N N Xl °

discussed below.

All Board committees are provided with sufficient resources, including information FrEEEe@ZESeCEBREFREER  2HEHAL A
on the Company’s performance, position and prospects, by the management EEEBEL G AREEBEAATIELE KA RAISH
of the Company at least on a monthly basis to discharge their duties and are &#} - UETEHZE@NREE  BREEESENEBR
empowered to obtain independent’ professional advice at the Company’s expense [NAABVEEST R BAARNATERE -

in appropriate circumstances.

Attendance of Directors at various meetings EENEESB2HER
During the Year, details of the Directors’ attendance in the following meetings are  WRAFERN - EEFRUA T EZ 2 HFBRFBFEHHWMOT -
set out below:

Number of meetings attended/Number of meetings held

HESEAEBITERRE

Annual

Audit Remuneration Nomination General
Directors Board Committee Committee Committee Meeting
-3 =g EREES FHEES REZEEE RRBFAE
Executive Directors
HITES
Mr. Zhang Jingguo 3/3 N/A 1/1 11 11
SRARE 5 A iE A
Mr. Zhang Guogiang 3/3 N/A N/A N/A 1/1
SR 58 S A iE A A TEA
Non-executive Director
FHITES
Ms. Huang Yanping 3/3 N/A N/A N/A 11
Huang YanpingZ £ TEMA TiE M TiEA
Independent Non-executive Directors
BUKHITES
Mr. Liu Da 3/8 2/2 N/A 1/1 1/1
Eilleiea TEA
Mr. Ma Yuntao 3/38 2/2 1/1 N/A 11
BENEE TEA
Dr. Li Huigun 3/3 2/2 11 11 1/1

FEREL




AUDIT COMMITTEE

The Audit Committee is primarily responsible for reviewing and monitoring the
financial reporting, risk management and internal control systems of the Company,
including reassessment of the financial and accounting policies, review of interim
reports, annual reports and financial information, etc. In addition, the Audit
Committee is responsible for making recommendations to the Board, to be put
to its Shareholders for approval at the annual general meeting (*“AGM”), in relation
to the appointment, re-appointment and removal of external auditor; review and
supervision of the external auditor in respect of its independence and objectivity,
the effectiveness of the audit procedures; formulation of policies on the provision
of non-audit services by the external auditor; handling any issues related to the
resignation or the removal of such auditor and the communication with the external
auditor on auditing matters.

As at 31 December 2025, the Audit Committee consisted of three members,
namely, Mr. Liu Da, Mr. Ma Yuntao and Dr. Li Huiqun who are all INEDs. Mr. Liu
Da is the chairman of the Audit Committee. The most up-to-date version of the
written terms of reference of the Audit Committee is available on the websites of
the Company and the Stock Exchange.

During the Year, two Audit Committee meetings were convened. The Audit
Committee had performed the followings tasks, among others:

(i) reviewed the annual results for the year ended 31 December 2024 and
interim results for the six months ended 30 June 2025;

(i) reviewed the appropriateness and effectiveness of risk management and
internal control systems and internal audit function;

(iif) discussed with the auditor of the Company and reviewed their audit
findings;

(iv) reviewed the auditor’s remuneration;

(v) reviewed all non-audit services provided by the auditors to determine the
provision of such services would affect the independence of the auditors (if
any);

(vi) performed the corporate governance functions and reviewed the corporate

governance policies and practices; and

(vii) made a recommendation to the Board on the appointment of the auditor of
the Company and approved the remuneration and terms of engagement of
the auditor of the Company.

After due and careful consideration with all necessary financial information, and
reports from management and the external auditors, the Audit Committee noted
that no suspected fraud or irregularities, significant internal control deficiencies, or
suspected infringement of laws, rules, or regulations had been found in respect
of the Group, and concluded at the meeting held on 30 March 2026 that the risk
management and internal control systems were adequate and effective.
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On 30 March 2026, the Audit Committee meeting was convened to review the
Group’s consolidated financial statements for the year ended 31 December
2025, including the accounting principles and practices, in conjunction with the
Company’s external auditor. The Audit Committee endorsed the accounting
treatment adopted by the Company, and the Audit Committee had to the best of
its ability assured itself that the disclosure of the financial information in this annual
report has complied with the applicable accounting standards and the Listing
Rules and the Hong Kong Companies Ordinance. The Audit Committee therefore
resolved to recommend for the Board’s approval the consolidated financial
statements for the year ended 31 December 2025.

The Audit Committee also recommended to the Board the re-appointment of Prism
Hong Kong Limited as the auditor of the Company and that the relevant resolution
shall be put forth for it Shareholders’ consideration and approval at the 2026 AGM.

REMUNERATION COMMITTEE

The Remuneration Committee is mainly responsible for making recommendations
on and approving the remuneration policy and structure and packages of the
Directors and senior management to the Board. The Remuneration Committee
is also responsible for establishing transparent procedures for developing such
remuneration policy and structure to ensure that no Director or any of his associates
will participate in deciding his own remuneration, which remuneration will be
determined by reference to the performance of the individual and the Company
as well as the prevailing market conditions. The human resources department is
responsible for collection and administration of the human resources data for the
Remuneration Committee’s consideration.

As at 31 December 2025, the Remuneration Committee consisted of three
members, namely, Mr. Zhang Jingguo, Dr. Li Huigun and Mr. Ma Yuntao. Dr. Li
Huigun and Mr. Ma Yuntao are INEDs while Mr. Zhang Jingguo is an Executive
Director. Mr. Ma Yuntao is the chairman of the Remuneration Committee. The
most up-to-date version of the written terms of reference of the Remuneration
Committee is available on the websites of the Company and the Stock Exchange.

During the Year, one Remuneration Committee meeting was held. The
Remuneration Committee had reviewed and approved the remuneration of
Executive Directors, NED and INEDs.

Details of the Directors’ remuneration are set out in note 10 to the consolidated
financial statements.
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NOMINATION COMMITTEE AND BOARD DIVERSITY POLICY

The Nomination Committee is mainly responsible for reviewing the structure,
size, diversity and composition of the Board regularly and make any changes
to complement the Company’s corporate strategy, including making
recommendations on any proposed changes to the Board that assist
complementation of the Company’s corporate policy.

As at 31 December 2025, the Nomination Committee consisted of three members,
namely, Mr. Zhang Jingguo, Dr. Li Huiqun and Mr. Liu Da. Mr. Zhang Jingguo is
an executive Director while Dr. Li Huiqun and Mr. Liu Da are INEDs. Dr. Li Huiqun
is the chairman of the Nomination Committee. The most up-to-date version of
the written terms of reference of the Nomination Committee is available on the
websites of the Company and the Stock Exchange.

The Company has adopted a Director nomination policy (the “Director Nomination
Policy”) for the Nomination Committee to identify and evaluate a suitable candidate
for nomination to (i) the Board for appointment; or (i) the Shareholders for election,
as Directors, at general meetings.

The Director Nomination Policy sets out a number of factors in making nomination,
including but not limited to the following:

o Skills, experience and professional expertise which are relevant to the
operations of the Group;

. Diversity in all aspects as set out in the Board Diversity Policy;

o Commitment in respect of sufficient time and participation to discharge
duties as a member of the Board and/or Board Committee(s);

° Character, experience and integrity, and is able to demonstrate a standard
of competence commensurate with the relevant position as a Director; and

o Requirements of independence of the proposed independent non-executive
Directors in accordance with the Listing Rules.

The Nomination Committee will review the Director Nomination Policy, as
appropriate, to ensure its effectiveness.

During the Year, one Nomination Committee meeting was held. The Board had
reviewed the current structure and composition of the Board and recommended
Mr. Zhang Guogiang and Dr. Li Huiqun to retire, and being eligible, offered
themselves for re-election in the AGM held on 13 June 2025 pursuant to Articles
24 and 25 of the Articles of Association and Code Provision B.2.2 of the CG Code.

Under Article 24 of the Articles of Association, subject to any requirements on
retirement of Directors by rotation as may be otherwise provided under the Listing
Rules, one-third of the Directors for the time being must retire from office at the
AGM. If the number of directors is not 3 or a multiple of 3, then the number nearest
one-third must retire from office. Every Director should be subject to retirement by
rotation at least once every three years. According to Article 23 of the Articles of
Association, any Director appointed by the Board to fill a casual vacancy or by way
of addition to their number must retire from office at the next AGM following the
appointment and shall then be eligible for re-appointment. Every Director shall be
subject to retirement at least once every three years by rotation or offers himself for
re-election.
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The Company notes increasing diversity at the Board level as an essential element
in supporting the attainment of its strategic objectives, sustainable and balanced
development. The Company adopted a diversity policy (“Diversity Policy”) which sets out
the approach to diversify the Board from a number of aspects, including but not limited to
gender, age, cultural and education background, ethnicity, professional experience, skills,
knowledge and length of service. The Board is mindful of the objectives for the factors as
set out in this paragraph for assessing the candidacy of the Board members, and will from
time to time seek appropriate candidates taking into account the Diversity Policy to ensure
there would be sufficient potential successors to the Board to achieve gender diversity.
The Nomination Committee reviews and assesses Board composition on behalf of the
Board and will recommend the appointment of new Director, when necessary, pursuant
to the Diversity Policy.

In designing the Board’s composition, the Board diversity has been considered based
on the Diversity Policy. The Nomination Committee will also consider factors based on
the Company’s business model, specific needs and meritocracy from time to time in
determining the optimum composition of the Board.

During the Year, the Board comprises six Directors, including two Executive Directors, one
NED and three INEDs, and as at 31 December 2025, out of the six directors, there are
four male directors and two female directors, thereby promoting critical review and control
of the management process. The Board is also characterised by significant diversity,
whether considered in terms of professional experience, skill and knowledge. Having
reviewed the Diversity Policy and the Board’s composition, the Nomination Committee is
satisfied that the requirements set out in the Diversity Policy had been met.

The Nomination Committee will review the Diversity Policy, on an annual basis to ensure
its effectiveness.

Diversity in Workforce

The Company recognises the importance of diversity in workforce throughout the Group as
a matter of corporate governance. The Group is committed to ensuring that recruitment
at all levels, including the Board, adheres to range of selection criteria in order to consider
a pool of talented individuals. The Group will continue to take gender diversity into
consideration during recruitment. As at 31 December 2025, the Group had 283 full-time
employees with an overall gender ratio between male and female at approximately 65%
and 35%, respectively. The Nomination Committee considers that the existing workforce
composition has achieved gender diversity, and endeavours to discuss and agree on
measurable objectives and plans for achieving diversity, periodically and when necessary.

REMUNERATION OF AUDITORS

For the year ended 31 December 2025, remuneration paid or payable to the
Company’s auditors for the Group’s audit services was RMB1,850,000. No non-
audit services was provided by the auditors to the Group for the Year.

ACCOUNTABILITY AND AUDIT

Financial Statements and Financial Reporting

The Directors acknowledge their responsibility for preparation of the consolidated
financial statements of the Group that give a true and fair view in accordance with
applicable accounting standards and Hong Kong Companies Ordinance.

The Directors also acknowledge their responsibilities to ensure that the
announcements in relation to the consolidated financial statements on annual and
interim results of the Group are published in a timely manner, within three months
and two months respectively of the year end and the half-year period end.

The reporting responsibility of the external auditor of the Company on the
consolidated financial statements of the Group are set out in “Independent
Auditor’s Report” on pages 80 to 82.
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Going Concern

Save as disclosed under the heading “Material uncertainty relating to going
concern” in the Independent Auditor’s Report and in note 2.1 to the consolidated
financial statements, the Directors confirm that, to the best of their knowledge and
having made appropriate enquiries, are not aware of any material uncertainties
relating to events or conditions that may cast significant doubt upon the Group’s
ability to continue as a going concern. Notwithstanding the above, the Directors
are of the view that the Group have taken and will continue to implement plan and
measures to improve the Group’s liquidity and financial position and the Group has
adequate resources to continue in operational existence for the foreseeable future
and that, for this reason, it is appropriate for the Group to adopt the going concern
basis in preparing the consolidated financial statements.

RISK MANAGEMENT AND INTERNAL CONTROL

The Board recognises its overall responsibilities for maintaining sound and
effective risk management and internal control systems including a review on their
effectiveness for achieving long-term sustainable development of the Group. The
risk management and internal control systems, under a defined management
structure with limits of authority, are designed for the Group to identify and
manage the significant risks to pursue its business objectives, safeguard its assets
against unauthorised use or disposition, enhance effectiveness and efficiency of
its operations, ensure the maintenance of proper accounting records for reliable
financial reporting, and ensure compliance with relevant laws and regulations.
Such systems are designed to manage rather than eliminate risks of failure in the
achievement of the Group’s business objectives and can only provide reasonable,
but not absolute assurance against material misstatement or loss.

The Board is responsible for the determination of the Group’s risk profile within its
acceptable tolerance levels in business operation, oversight of management in the
design, implementation and monitoring of overall risk management process from
risk identification, risk assessment, establishment of appropriate risk responses and
regular risk evaluation and monitoring, so as to ensure the systems are effectively
established and maintained.

The risk management process is structured from management of the Group from
respective business functions at execution level to the Board, together assisted
by the Audit Committee in decision-making and monitoring level. Management of
the Group identifies, assesses and prioritises the key existing and potential risks
through a detailed assessment process and determines the appropriate mitigation
strategies and control measures in response to the identified risks. Ongoing
evaluation and monitoring of the identified risks, respective measures, and results
are carried out and reported to the Board regularly. The Board at decision-making
level, assisted by the Audit Committee, reviews the risk appetite, risk management
process and strategies and also the internal control systems and provide
recommendations for any improvement on the systems on an ongoing basis to
ensure risk management effectiveness.

The establishment of the internal audit & compliance department promote the
importance and construction of the compliance into the corporate culture, monitor
the effectiveness of the existing internal controls system of the Group, and provide
reasonable assurance to the Board for oversight of the internal control system
operated by the management.
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The internal audit & compliance department conducts regular internal audit review
across principal divisions of the Group, and, on a regular basis reports their finding
results with improvements directly to the Audit Committee to ensure the internal
controls are in place and adopted properly and effectively as intended. The scope
of internal audit review included principal divisions from finance department, risk
management department, treasury department, purchasing department and
sales department, etc. to ensure material controls have been covered during
the internal audit review process. Any matter or areas of improvement shall be
communicated to the divisional management and had them followed up on a timely
basis. Upon review of the Annual Risk Management and Internal Control System
Report conducted by the internal audit & compliance department, the Audit
Committee and the Board reviews and evaluate the effectiveness of the Group's
risk management and internal control system, at least annually on a regular basis.

The Board's annual review in respect of the year ended 31 December 2025 has
considered, among other things, (i) the adequacy of resources, staff qualifications
and experience, training programmes and budget of the Group’s accounting,
internal audit and financial reporting functions; (ii) the scope and quality of the
management’s ongoing monitoring of risks and of the internal control systems
(including the work of internal audit function); (iii) the effectiveness of the risk
management and internal control systems (including the extent and frequency of
monitoring results to the Board or the Audit Committee); and (iv) the effectiveness
of the Company's processes for financial reporting and the Listing Rules
compliance. The Board and the Audit Committee are of the view there are no
material internal control defects identified by the internal audit & compliance
department during the course of internal audit review. With the view to ensure
adequacy of resources and experienced staff for the Company’s financial reporting
functions and prevent re-occurrence of a delay in results publication in future, the
Company has implemented the following measures:

(i) The finance department will report to the executive Directors regularly to
keep them well informed about any issues relating to financial reporting and
to resolve such issue (if any) in a timely manner;

(i) For certain key finance positions, the Company may designate an
alternative suitable employee to ensure normal operations during special
circumstances;

(i) The Company may consider to extend the notice period of certain key
finance personnel during contract renewal so as to allow the Company to
have more time in identifying suitable replacement; and

(iv) The Company will work with various parties, including external human
resources agencies, to identify potential candidates when situation requires.

With the discussion between management, the internal audit & compliance
department and the Audit Committee, the Board (with the concurrence of the Audit
Committee) considered that the risk management and internal control systems
of the Group are effective and adequate. The review of the risk management
and internal control systems of the Group is an ongoing process and the Board
maintains a continuing commitment to strengthening the Group’s internal control
environment and processes.
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DISCLOSURE OF INSIDE INFORMATION

The Group acknowledges its responsibilities under the SFO and the Listing
Rules and the overriding principle that Inside Information should be announced
immediately when it is the subject of a decision. The procedures and internal
controls for the handling and dissemination of Inside Information are as follows:

o the Group conducts its affairs with close regard to the disclosure
requirement under the Listing Rules as well as the “Guidelines on Disclosure
of Inside Information” published by the Securities and Futures Commission
of Hong Kong in June 2012;

° the Group has formulated inside information policies and disclosed its
policies on fair disclosure by pursuing broad, non-exclusive distribution
of information to the public through channels such as financial reporting,
public announcements and its website;

o the Group has strictly prohibited unauthorised use of confidential or Inside
Information; and

° the Group regularly reminds the directors and employees about due
compliance with all polices regarding the Inside Information, as well as
keeps them appraised of the latest regulatory updates.

COMPANY SECRETARY

The company secretary is responsible for facilitating the Board process, as well
as communication among board members. Mr. Chang confirmed that he has
attended not less than 15 hours of relevant professional training during the Year in
compliance with Rule 3.29 of the Listing Rules. Mr. Chang’s biography is set out
on page 41 of this annual report in the section of “Board of Directors and Senior
Management”.

SHAREHOLDERS AND INVESTOR RELATIONS

Communication Policy

The Board considers that having active communications with its Shareholders
and investors is important and this will enhance transparency and clarity in
public disclosures by the Company. Any significant events of the Group fall to be
disclosed will be published in a timely, accurate and complete manner through
the websites of the Company and the Stock Exchange, so as to safeguard its
Shareholders’ rights of information and participation. The Board considers that the
annual general meeting is an important opportunity for direct communication with
its Shareholders. The notice of the annual general meeting together with relevant
documents will be sent out to its Shareholders at least 21 clear days prior to the
date on which the annual general meeting will be held. The notice contains details
on the procedures for voting by poll as well as other relevant information related to
the proposed resolutions.

The Board considers that the implementation and effectiveness of the
Shareholders’ Communication Policy are affirmed and reflected by the active
participation of Directors and Shareholders to the Company’s general meetings
and other corporate events.
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CORPORATE GOVERNANCE REPORT
TEERBRE

Annual General Meeting

The annual general meetings of the Company provide opportunity for Shareholders
to communicate directly with the Directors. The Chairman of the Company and the
chairmen of the Board Committees of the Company will attend the annual general
meetings to answer Shareholders’ questions. The external auditor will also attend
the annual general meetings to answer questions about the conduct of the audit,
the preparation and content of the auditor’s report, the accounting policies and
auditor independence.

Shareholders’ Rights

(1

)

Procedures for Shareholders to convene an extraordinary
general meeting (“EGM”)

Shareholders may request the Directors to convene an EGM of the
company. The Directors are required to call an EGM if the Company has
received requests to do so from Shareholders representing at least 5% of
the total voting rights of all the Shareholders having a right to vote at general
meetings. Such request must state the general nature of the business to
be dealt with at the EGM and may include the text of a resolution that may
properly be moved and is intended to be moved at the EGM. The request
may be sent to the Company in hard copy form or in electronic form and
must be authenticated by the shareholder(s) making it.

The Directors are required to call an EGM within 21 days after the date on
which the Directors become subject to the requirement. The EGM called
must be held on a date not more than 28 days after the date of the notice
convening the meeting.

If the Directors do not call an EGM, the Shareholders who requested the
meeting, or any of them representing more than one half of the total voting
rights of all of them, may themselves call the EGM. The EGM must be called
for a date not more than 3 months after the date on which the Directors
become subject to the requirement to call the EGM.

Procedures for putting forward proposals at Shareholders’
meeting

Eligible Shareholders (as defined below) may submit a written request to
make proposals or move a resolution at the annual general meeting (the
“Request”). “Eligible Shareholder(s)” means:

(i) Shareholders representing at least 2.5% of the total voting rights of
all the Shareholders who have a right to vote on the resolution at the
annual general meeting to which the requests relate; or

(ii) at least 50 Shareholders who have a right to vote on the resolution
at the annual general meeting to which the requests relate.

The Request may be sent to the Company (a) in hard copy form or in
electronic form; (b) must identify the resolution of which notice is to be
given; (c) must be authenticated by the shareholder(s) making it; and (d)
must be received by the Company not later than (i) 6 weeks before the
annual general meeting to which the requests relate; or (i) if later, the time
at which notice is given of that meeting.

The Company must then send a copy of the resolution at the Company’s
own expense to each shareholder entitled to receive notice of the annual
general meeting (a) in the same manner as the notice of the meeting; and
(b) at the same time as, or as soon as reasonably practicable after, it gives
notice of the meeting.
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An Eligible Shareholder may request the Company to circulate, to the
Shareholders entitled to receive notice of a general meeting, a statement
of not more than 1,000 words with respect to (a) a matter mentioned in a
proposed resolution to be dealt with at that meeting; or (b) other business
to be dealt with at that meeting (the “Statement”).

The expenses of the Company in circulating the Statement need not be paid
by the Eligible Shareholders who requested the circulation of the statement
if (@) the meeting to which the requests relate is an annual general meeting
of the Company; and (b) requests sufficient to require the Company to
circulate the statement are received in time to enable the company to send
a copy of the statement at the same time as it gives notice of the meeting.
Otherwise, (a) the expenses of the Company in circulating the Statement
must be paid by the Eligible Shareholders who requested the circulation of
the Statement unless the Company resolves otherwise; and (b) unless the
Company has previously so resolved, it is not bound to comply with the
circulation of the Statement unless there is deposited with or tendered to
it, not later than 7 days before the meeting, a sum reasonably sufficient to
meet its expenses in doing so.

(83) Shareholders’ enquiries to the Board
A shareholder may send an enquiry to the Board at the registered office
of the Company at 24th Floor, Wyndham Place, 40-44 Wyndham Street,
Central, Hong Kong for the attention of the Board in written form, which
shall state the nature of the enquiry and the reason for making the enquiry.
In addition, Shareholders can contact Tricor Investor Services Limited, the
share registrar of the Company, for any questions about their shareholdings.

DISCLAIMER

The contents of the section headed “Shareholders’ Rights” are for reference and
disclosure compliance purposes only. The information does not represent and
should not be regarded as legal or other professional advice from the Company to
the Shareholders. Shareholders should seek their own independent legal or other
professional advice as to their rights as Shareholders. The Company disclaims all
liabilities and losses incurred by the Shareholders in reliance on any contents of the
section headed “Shareholders’ Rights”.

CONCLUSION

Going ahead, the Group will continue to review regularly its corporate governance
practices to maintain high level of transparency, to enhance the Company’s
competitiveness and operating efficiency and to ensure its sustainable development
and to generate greater returns for the stakeholder.
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Independent auditor’s report
To the members of Zensun Enterprises Limited
(Incorporated in Hong Kong with limited liability)

OPINION

We have audited the consolidated financial statements of Zensun Enterprises
Limited (the “Company”) and its subsidiaries (hereinafter collectively referred to
as the “Group”) set out on pages 83 to 194, 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.

Zensun Enterprises Limited

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 issued by the Hong
Kong Institute of Certified Public Accountants (“HKICPA”) and have been properly
prepared in compliance with the Hong Kong Companies Ordinance.

BASIS FOR OPINION

We conducted our audit in accordance with Hong Kong Standards on Auditing
(“HKSAS”) issued by the HKICPA. Our responsibilities under those standards are
further described in the Auditor’s Responsibilities for the Audit of the Consolidated
Financial Statements section of our report. We are independent of the Group in
accordance with the HKICPA’s Code of Ethics for Professional Accountants (the
“Code”) that are relevant to audits of the financial statements of public interest
entities, and we have 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.

MATERIAL UNCERTAINTY RELATING TO GOING
CONCERN

As set out in note 2.1 to the consolidated financial statements, the Group incurred
net loss of RMB859,204,000 for the year ended 31 December 2025 and as at 31
December 2025, the Group’s liabilities include bank and other borrowings and
relevant interest payable with their carrying amounts of RMB5,310,704,000 and
RMB1,030,244,000, respectively, of which RMB5,388,807,000 have been due for
settlement within one year or repayable on demand are included in current liabilities
in the consolidated statement of financial position, while its available cash and cash
equivalent amounted to RMB210,517,000.

In addition, the Group had defaulted or cross defaulted of principals on certain
bank and other borrowings, to the aggregate amount of RMB4,622,419,000 as
at 31 December 2025 and at the date of approval of these consolidated financial
statements. These conditions, together with other matters disclosed in note
2.1 to the consolidated financial statements, indicate the existence of material
uncertainties which may cast significant doubt on the Group’s ability to continue as
a going concern.

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

B 2B E

B EEEXERAFRZERR

(REEZMHELZ HRAA])

=
BMESZENESEZ 1B EREERRAR(E
AR DEEMBARCATHBIEEE ) 256 W%
WK UM ERBHRRBEN2026F12 431 B 276 8
BARRABRREBEZALFEZFABRRRAMERH
Wl  GAERZBRNGEERASRER Uk
SUBREMTE - BREEZSHEERER -

BMRE  BEAVERERCBREESSTMAS([H
BEEMAS D)EMNESHIEREENSTENE
EMPSMxRM SEER2025F12A831 BNEGEHT
BRAREBEZBIEFENGAVBRBRERE
BenE  WERBEBQBEHZ AEE -

RRER
HPBREETESAMASRAGOTBREN(EE
FATER D ETER RMEZFEAAENAEED
EARAREZHBOABZ G P BRMRAREZEE—
F{EE— M - RIBEBSIMASHEMNEES
stEmEETRI(N TR DR ERER A RN G E BT
HWERMBE - RABLRN BEXE - YERETAE
TERANEGEREE - HAARE  RAMESHE
ZRERFELEEHABMNE RIRHER -

FEKEHBERTREN

Mz A M BRI E2 178 EEBREE2025
F12 4318 ILFE 815 E5 18 )% 5 A R 859,204,000
T KR R2025F12H831H - EEEHNEER
FEERTEE S Bl A AR ¥5,310,704,000 7T & A R #
1,030,244,000 7T B9 $R 17 K& E b & B LA K& 48 B8 FE 1+ F
B - HEf AR #5,388,807,000 7T B K — F A 2
EERAREREE Bt ARAGYBERARAR
PBaE MEATSHARESERESEEEE AARE
210,517,0007T °

BEAN © R2025%F 12 A31 H RIRZF4RE MR AL &
HYw BEEEMNETRITREMERSSREARE

4,622,419,000TC 2 IR XEH) - ZFBENERKE
M IRM A RENEMEIR - RPFEERTE
TR EY BEEERFEKESHNRNIEREREE -

EtER - ERGEVBRRME2ARBENEME

B RAGESATHEMAESY SSENFE
RERNERBEARE - Fit BEEBEFEEEELE

FEBBRTERATERFEAAE . BEARE
EZEEZE ESERDNEK IRR EXEEKE
WIFERE - REVBBRRLABERREREZS
b T BT B E - RPIRARU A EE FH
EEREE - HALERULFRELEZR -



KEY AUDIT MATTERS
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BRREELEE

Key audit matters are those matters that, in our professional judgment, were RBIREZEZTEI2EERMOFEHE - BAHEEE
of most significance in our audit of the consolidated financial statements of the BB ERV ERZAETEZEHE - HEEFBEAEHRFE
current period. These matters were addressed in the context of our audit of the ZEBESGEM KRR L H A S REETERIE © MM
consolidated financial statements as a whole, and in forming our opinion thereon, T &¥:ZE=HZHEBFIER -

and we do not provide a separate opinion on these matters.

Key audit matter

HEEKRER

Valuation of investment properties

As at 31 December 2025, investment properties amounted to
approximately RMB631,228,000, which was material to the
consolidated financial statements. To support management’s
assessment of the fair value of the properties, it is the Group’s
policy that property valuations are performed by an external
valuer at the end of the reporting period.

Significant judgement is required to determine the fair values of
the investment properties, which reflect market conditions as at
the end of the year. The use of different valuation techniques and
assumptions could produce significantly different estimates of fair
values.
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How the matter was addressed in our audit

EMWERNAREREERSEE

e We evaluated the competency, independence and objectivity of
the external valuer, and assessing the valuation approach used
by the external valuer.

e We involved our valuation experts to assess the reasonableness
of the assumptions such as the market rent, term yield and
reversion yield used in the valuations by comparing them to
available industry data, taking into consideration comparability
and market factors;

e We tested the accuracy of the property related data used as
inputs for the valuations; and

e We assessed the adequacy of the disclosures in relation to the
revaluation of investment properties, including the fair value
hierarchy and the valuation techniques used and the key inputs
to the valuation of investment properties.
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KEY AUDIT MATTERS (CONTINUED)

Key audit matter

HRERER

e Assessment of net realisable values of properties under
development and completed properties held for sale

As at 31 December 2025, the carrying amounts of properties
under development (“PUD") and completed properties held for
sale (“PHS") situated in Chinese Mainland were approximately
RMB19,715,327,000 and RMB8,346,350,000, respectively.
The Group carried out assessment on the net realisable values
at the end of the reporting period and compared them to the
costs.

This matter was significant to our audit because the
determination of net realizable values of PUD and PHS involved
critical accounting estimates on the selling price, variable
selling expenses and estimated costs to completion of PUD.

o FHEBERPMERFEHEZE T IR Z TR FE

R2025F12 A31H » URFEAMZ ERBYWE(NERERFY
¥DRBEHEZEZTIWE(HELEZME]) 2EREE
DR AL AR A19,715,327,000 T & A R ¥ 8,346,350,000
JL o BHEENRES A E B R B IR R E i 1T A I BR R AR
LEES -

MREEERTYERHELE 2 MR ZAIRIFES R E
B - BHHER REFERPYERTRANERNR -
BUILERHRMNBEZNE DBES -

HREELEE(R)

How the matter was addressed in our audit

EMNBLNAEERREEREE

We understood and evaluated the internal control over the
Group’s process in determining the net realisable values of PUD
and PHS based on prevailing market conditions;

We assessed the reasonableness of the Group’s key assumptions
on net realisable valuation through that, i) We compared the
estimated selling price to the recent market transactions, such as
the Group’s selling price of the pre-sale units in the same project
or the prevailing market price of the comparable properties with
similar size, usage and location; i) We compared the estimated
percentage with the historical average selling expenses to
revenue ratio of the Group; and iii) We reconciled the estimated
costs to completion to the budgets approved by management
and examined, on a sample basis, the construction contracts
or compared them to the actual costs of similar completed
properties of the Group.

We evaluated whether the disclosures related to properties
under development and completed properties held for sale are
adequate and accurate in the Group’s consolidated financial
statements.
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KEY AUDIT MATTERS (CONTINUED) HAREZEHEE)

How the matter was addressed in our audit

EMNBENAEERREEREE

Key audit matter

HRERER

Provision for land appreciation tax (“LAT”)

The subsidiaries of the Company that are engaged in property
development in Chinese Mainland are subject to LAT. LAT is
levied on the sale of properties at progressive rates ranging
from 30% to 60% based on the appreciation of land value. At
the end of each reporting period, the management of the Group
estimates the provision for LAT based on its understanding
and interpretation of the relevant tax rules and regulations, and
the estimated total sales of properties less total deductible
expenditure, which includes lease charges for land use rights,
property development costs, borrowing costs and development
expenditure. When the LAT is subsequently determined, the
actual payments may be different from the estimates.

For the year ended 31 December 2025, a provision for LAT of
approximately RMB61,925,000 was recorded in the consolidated
statement of profit or loss.
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We obtained understanding of internal controls related to
LAT processes, including procedures for tax calculations
like provision and payment, accounts reconciliation, and
documentation.

We evaluated the company’s compliance with tax laws and
regulations, including the timely filing of tax returns, adherence
to tax payment requirements, and proper documentation of tax
positions.

We tested the database used for assessment on provision
of LAT, including the estimated properties sales amounts,
properties development costs and financing expenses.

We recalculated the LAT and reconciled tax returns by each
property sales projects and verified the accuracy of tax
provisions.

We checked the supporting of payment for LAT and verified
the accuracy of the balance for tax liabilities or prepaid tax
recoverable for the year end.
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Zensun Enterprises Limited

OTHER INFORMATION INCLUDED IN THE ANNUAL
REPORT

The directors of the Company are responsible for the other information. The other
information comprises all of the information included in the annual report, but does
not include the consolidated financial statements and our auditor’s report thereon.

Our opinion on the consolidated financial statements does not cover the other
information and we do not express any form of assurance conclusion thereon.

In connection with our audit of the consolidated financial statements, our
responsibility is to read the other information and, in doing so, consider whether
the other information is materially inconsistent with the consolidated financial
statements or our knowledge obtained in the audit or otherwise appears to be
materially misstated. If, based on the work we have performed, we conclude that
there is a material misstatement of this other information, we are required to report
that fact. We have nothing to report in this regard.

RESPONSIBILITIES OF THE DIRECTORS FOR THE
CONSOLIDATED FINANCIAL STATEMENTS

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

In preparing the consolidated financial statements, the directors of the Company
are responsible for assessing the Group’s ability to continue as a going concern,
disclosing, as applicable, matters related to going concern and using the going
concern basis of accounting unless the directors of the Company either intend to
liquidate the Group or to cease operations, or have no realistic alternative but to do
So.

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

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

Our objectives are to obtain reasonable assurance about whether the consolidated
financial statements as a whole are free from material misstatement, whether due
to fraud or error, and to issue an auditor’s report that includes our opinion, solely
to you, as a body, in accordance with section 405 of the Hong Kong Companies
Ordinance and our agreed terms of engagement, and for no other purpose. We
do not assume responsibility towards or accept liability to any other person for the
contents of this report. Reasonable assurance is a high level of assurance, but is
not a guarantee that an audit conducted in accordance with HKSAs will always
detect a material misstatement when it exists. Misstatements can arise from fraud
or error and are considered material if, individually or in the aggregate, they could
reasonably be expected to influence the economic decisions of users taken on the
basis of these consolidated financial statements.

FHATRE AR

BERREFALEMENAS - HUERBESNF
Hz2WER  BETREGAMBHRRREMOZE
Bh¥RE -

BPEEAMBHRR CBEAL MREEMER - T
B EMER EREMTEAZEE S °

s

koj

FBABRMESEMBRRNES  RANETEMHE
HER @ EUbBiEh  TREMENS SRR
BHRERIBMEELEET A TRNBRFEERK
8 REUFEEERERRAZER - EREME
T2 T NREMARBRREMEHNEERERR
o BPARESZEE - I E - REDRBEEA R

=)

EERGAMBRRAREZER

RAEEAREREESGMAS ([ EB G
VEMZ BERBMBHREER G ENARESR
BMRBIZ R E BN B A E R 5 Han & 150
EE BERARESARRUERSUBHRREL
S - ARERAMBRR A FERREFHK
ZERERERAL

4

- O | S
%L;

N
H I E
i

b

i 36 5 =
=3

=

= N

5 8 5D 0

o

ERURSHBHRRE - BERAREFREANMG B
SERELE 2N UEBERBER TREEFEL
BEBCER URERAKELZREFER K
k BERAEZEARN ESEBRAFLEE X
AEEMERZERTER -

BEENMBREBIE -

%ﬁ%ﬁ%&%é%ﬁﬁ%ﬁﬁ%Z%

Bz B RHERESUBHRREETFEAR
HEFRER MG Bz E M EARERRARS S E R
B WKIBEEE A RMEDIFE 40616 X B PR TR 1K
RERAZERRLABERAMER 2 ZHENRSE - [
B ZIMER AL B & o AR ARE 2 AR BT
MEMALTBELRESE - S BRIFETSKFZRK
o ETRERERREBERENETZER  £X
—EARHERRAFTERAREIIR - SRR IA B K
FEEERERSIHE - IR A BIEHI B M BB B AL 2K A
R ERAVMBHRRERERBEAMBERRMIEL
EVASERTE » BB BISERR BRI AT AR E K ©



AUDITOR’S RESPONSIBILITIES FOR THE AUDIT

OF THE CONSOLIDATED FINANCIAL STATEMENTS
(CONTINUED)

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

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

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

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

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

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

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

We communicate with 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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Zensun Enterprises Limited [ERAEXERAA

INDEPENDENT AUDITOR'S REPORT
R

AUDITOR’S 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 auditor’s report unless law or
regulation precludes public disclosure about the matter or when, in extremely
rare circumstances, we determine that a matter should not be communicated in
our report because the adverse consequences of doing so would reasonably be
expected to outweigh the public interest benefits of such communication.

The engagement partner on the audit resulting in this independent auditor’s report is
Lee Kwok Lun.

Prism Hong Kong Limited

Certified Public Accountants

Lee Kwok Lun

Practising Certificate Number: P06294

Hong Kong
30 March 2026
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

Annual Report 2025 —F T HFF R

M AT 32
,%:11‘ SE&ER
For the year ended 31 December 2025 £ 22025912 431 H ILF[E
2025 2024
2025%F 20245
Notes RMB’000 RMB’000
P =E ARBTT ARBT T
Revenue Uk 25 6 6,916,870 9,542,095
Cost of sales SHERCAR (6,368,690) (9,179,011)
Gross profit EF 548,180 363,084
Other income E A 7 5,552 7,200
Other gains and losses, net H W2k K 185 5E 7 (647,373) (1,563,595)
Administrative expenses THER (134,644) (142,515)
Sales and marketing expenses HERTHEERER (31,117) (56,247)
Finance costs B AN 8 (438,450) (289,651)
Loss before tax BRBLATE 1B 9 (697,852) (1,681,724)
Income tax expense B RS 12 (161,352) (491,211)
Loss for the year FEEE (859,204) (2,172,935)
Attributable to: THIE TR
Owners of the Company RARER A (856,036) (2,181,963)
Non-controlling interests el g (3,168) 9,028
(859,204) (2,172,935)
Loss per share attributable to owners of EATEEANELMERERE
the Company
Basic (RMB cents) EXARED) 14 (44.7) (114.0)
Diluted #E N/A N/A
TEA TEA




84

Zensun Enterprises Limited [ERAEXERAA

CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
AEETEHWER

For the year ended 31 December 2025 £ 22025912 431 H ILF[E

2025 2024
2025%F 2024
RMB’000 RMB’000
AR®T R AR®TT
Loss for the year FEEF#R (859,204) (2,172,935)
Other comprehensive income Hit 2wk
Other comprehensive income that may be reclassified to AR ERHEEN Y EEER
profit or loss in subsequent periods: Htb2mEmilias ¢
Exchange difference on translation of foreign operations BMEBINEMELAZER =58 28,016 8,247
Other comprehensive (loss)/income that will not be reclassified RHZHBBE IS EFHHDETIER
to profit or loss in subsequent periods: ZHMEE(EE), s
Exchange difference on translation of non-foreign operations BEIEFINERRMELEZ
& 5 =58 (14,904) 3,247
Other comprehensive income for the year, net of tax FEREMEEKE(BHE) 13,112 11,494
Total comprehensive loss for the year FREEEBEASE (846,092) (2,161,441)
Attributable to: NFIF T EL
Owners of the Company RARER A (842,536) (2,170,767)
Non-controlling interests e M s (3,556) 9,326
(846,092) (2,161,441)
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION
e P HRIR Rk

As at 31 December 2025 72025912 A31H

2025 2024
2025%F 2024
Notes RMB’000 RMB’000
Ff & AR®T R AR®TT
Non-current assets kREBEE
Property, plant and equipment ME - BB KEE 15 332,452 345,968
Investment properties BB 16 631,228 719,918
Goodwill FEES 17 - -
Intangible assets EILEE 18 - 22,452
Deferred tax assets ERER IR B B 30 60,572 125,620
Total non-current assets SEmBEEERE 1,024,252 1,213,958
Current assets RENEE
Completed properties held for sale BEREZERIME 21 8,346,350 9,279,745
Properties under development BERAPYE 22 19,715,327 24,349,024
Accounts receivable, other receivables and TEWBETR « Hub el F18 &%
other assets HMEE 23 1,992,610 2,331,394
Financial assets at fair value through profit or loss BAFEFABRZ SREE 24 180,061 213,387
Prepaid income tax and tax recoverable TESFT S H & A Y Bl 7 18 1,071,841 1,127,057
Pledged deposits B FE e 20 83,832 123,711
Restricted bank balances SRR AIRITAERR 20 372,270 541,908
Cash and cash equivalents BekIREEBEIEB 20 210,517 317,544
Total current assets MENEEBEE 31,972,808 38,283,770
Current liabilities RERE
Accounts payable, deposits received and accruals EAERR - BRiRE RETER 25 8,325,161 9,664,071
Contract liabilities 588 E 26 9,199,393 12,954,604
Amounts due to related companies FETRE N B R IA 27 1,287,865 1,651,058
Loans from a related company KE—FHBEERRZER 28 7,471,867 7,223,176
Bank and other borrowings WITREMEE 29 4,358,341 4,579,244
Tax liabilities MIEEE 1,030,959 1,070,749
Total current liabilities mEB B EERE 31,673,586 37,142,902
Net current assets REBEEFEE 299,222 1,140,868
Total assets less current liabilities EEHAEBERABERS 1,323,474 2,354,826




Zensun Enterprises Limited [ERAEXERAA

CONSOLIDATED STATEMENT OF FINANCIAL POSITION
e P HRIR Rk

As at 31 December 2025 72025912 A31H

2025 2024
2025%F 2024
Notes RMB’000 RMB’000
Ff & AR®T R AR®TT
Non-current liabilities FEREBEE
Rental deposits received BEWHEERS 25 906 444
Bank and other borrowings WITREMEER 29 952,362 1,120,348
Deferred tax liabilities EEFIEAE 30 264,814 271,357
Total non-current liabilities JEME A ELETE 1,218,082 1,392,149
Net assets BEFE 105,392 962,677
Equity e
Equity attributable to owners of the Company NN PN R g
Share capital A&7 32 5,326,923 5,326,923
Reserves it 33 (5,282,846) (4,429,117)
44,077 897,806
Non-controlling interests SRR R = 61,315 64,871
Total equity - ke 105,392 962,677
Zhang Jingguo Zhang Guoqgiang
REKED REI&
Director Director

EF EF
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

REEREBR

For the year ended 31 December 2025 £ 22025912 431 H ILF[E

Attributable to owners of the Company

ARRREAEL
Retained
Capital PRC* Property profits/ Non-
Share reduction statutory Exchange revaluation (accumulated controlling Total
capital reserve* reserve* Reserve* Reserve* losses)* Total interests equity
ERHE e ng  REEd/
e 1 EERE HERE EfthfE  (RiHE) Ay FERER BR4E

RMB’000 RMB'000 RMB'000 RMB’000
ARMTR  AR®TR  ARBTR  ARETR

RMB'000 RMB'000 RMB’000 RMB'000 RMB’000
ARMTR  ARMTR  ARBTR  ARMTR  ARETR

(Note 32) (Note 33) (Note 33)
(Hzt32) (izt33) (Hz£33)
At 1 January 2024 HR2024E1A18 5,326,923 119,330 348,030 408,233 12,511 (3,146,454) 3,068,573 56,545 3,124,118
(Loss)/Proft for the year ER(BR) /&7 - - - - - (2181963 (2,181,969 9028 (2,172,935
Other comprehensive income EREH2ERE :
for the year:
Bxchange differences on franslation B 7ER£H - - - 11,19 - - 11,196 298 11,494
Total comprehensive income/{oss) ~ £R2ENE/ (B8
forthe year g - = = 11,19 - 181963 2170767) 93%  (2,161,441)
Transfer to PRO statutory reserve. B ZHELEFEAE - - 13,584 - - (13,584) - - -
At 31 December 2024 20241231 5,326,923 119,330 361,614 419,429 12,511 (5,342,001) 897,806 64,871 962,677
Attributable to owners of the Company
LGN 1
Retained
Capital PRC* Property profits/ Non-
Share reduction statutory Exchange  revaluation (accumulated controlling Total
capital reserve* reserve* Reserve* Reserve* losses)* Total interests equity
ERHE e ng  REEN/
e il EERE SHERE EffR%  (ZiFR) i FERER BRER
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AE¥TR  ARETR  ARETR  ARETR  ARETR  ARETR  ARETR  ARETn  AR%ET:n
(Note 32) (Note 33) (Note 33)
(Hzts2) (Hzt3s) (Hz33)
At 1 January 2025 H2025%1A1R 5,326,923 119,330 361,614 419,429 12,511 (5,342,001) 897,806 64,871 962,677
Loss for the year EEER - - - - - (856,03  (856,036) (3168)  (359,204)
Other comprehensive income EREMEENE
for the year:
Exchange differences on tranlation ~ #E 7 E X 8 - - - 13,500 - - 13,500 (388) 13,112
Total comprehensive income/(loss) ~ £R2ENE /(&)
for the year 3 - - - 13500 - (856,03  (842536) (355%6) (846,092
Trangfer to PRC statutory resenve ~ BREMEETHE - - (4,160) - - 4,160 - - -
Deregistration of a subsiclary AT AR - - (11,193) - - - (11,193) - (11,193
At 31 December 2025 #2025F12A31H 5,326,923 119,330 346,261 432,929 12,511 (6,193,877) 44,077 61,315 105,392

These reserve accounts comprise the consolidated negative reserves of
RMB5,282,846,000 (2024: negative reserves of RMB4,429,117,000) in the
consolidated statement of financial position.

** PRC refers to the People’s Republic of China. For the purposes of these financial
statements only, except where the context specifies otherwise, references to
Chinese Mainland or the PRC exclude Hong Kong, Macau and Taiwan.

*

ok

ZEFEERREGAVBERABRRAZERE ARKE
AR #5,282,846,000 7T (2024 F : BREBARE
4,429,117,0007%) °

EETEARKNE - ERREUBBETE - B
EXHDBEREN  HRENBERES  RPIRA
HLASM R EE -
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CONSOLIDATED STATEMENT OF CASH FLOWS

MERERER

For the year ended 31 December 2025

HZE2025F12 A31HIEFE

2025 2024
2025%F 2024
Notes RMB’000 RMB’000
Fi ARBTT ARBT T
Cash flows from operating activities REXKMEBRENE
Loss before tax KR A BT 18 (697,852) (1,681,724)
Adjustments for: KRy ZIEFE :
Fair value (gain)/loss on financial assets at BAFEFABRZ EREE
fair value through profit or loss ZAFEMR), BB 7 (25,189) 89,298
Fair value (gain)/loss on investment properties WEWENTFE (KR, BB 7 (7,527) 30,079
Depreciation of property, plant and equipment ME  MELEETE 9 17,084 14,225
Interest income FEUA 7 (624) (2,553)
Write-down of properties under development and MR ERENFEREZ
completed properties held for sale to BRIV Er E5)%E
net realisable value 7 610,870 1,391,123
Provision for impairment of goodwill EERERE 7 - -
Impairment losses on accounts receivable and FEU AR R % E A FE WG IERUE
other receivables giE] 7 7,313 28,270
Finance costs A& KA 8 438,450 289,651
Operating cash flows before working capital changes &8 & &SR v KLHE&RE 342,525 158,369
Decrease in accounts receivable, other receivables  FEUBR 3k + E b B U2k IE 2 H b
and other assets BERD 399,199 555,857
Decrease in restricted bank deposits from pre-sale ~ E¥)%EFEE S RIBEE Y
proceeds of properties SR IR TERUR 169,638 642,241
Increase in properties under development BE R AR Y SEAE 0 (386,295) (3,709,240)
Decrease in completed properties held for sale EEHE 2B IYERD 6,330,435 9,155,817
(Decrease)/increase in accounts payable, deposits ~ JEfFERF - B Wiz e L ETE A
received and accruals OB, /&0 (2,083,490) 789,678
Decrease in contract liabilities EHBERD (3,755,211) (6,892,264)
Cash generated from operating activities KEEBSR S 1,016,801 700,458
Tax paid BB E (97,977) (69,698)
Net cash flows generated from operating activities REEBMSREREFH 918,824 630,760
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2025 2024
2025%F 2024
Notes RMB’000 RMB’000
Fi ARBTT ARBT T
Cash flows from investing activities RETHMEBHRERE
Interest received BUFI B 624 2,553
Proceeds from disposal of investment properties HEREYEHEZFTSHE - 22,235
Purchases of items of property, plant and equipment & A% - &= k& 4E1E B (303) (11)
Net cash flows generated from investing activities REFSMBEESREFH 321 24,777
Cash flows from financing activities METEHMBRENE
Release of pledged deposits FRRRE RS 90,352 12,628
Placement of pledged deposits EHREERZS (50,473) (5,426)
New bank and other borrowings raised FERITREMEE 35,000 350,421
Repayment of bank and other borrowings BERITRAMEE (818,062) (1,504,406)
Interest paid ERFLE (59,328) (102,300)
Repayment to related companies BB A RRIE (319,671) (77,901)
Advance from related companies TEUFEE R R FRIE 96,747 510,921
Loans repaid to a related company EE—HEEQARER (340) (63,617)
Loans received from a related company IWER —EIRE R R B R 1,164 13,089
Net cash flows used in financing activities MEEETRE S REF5HE (1,024,611) (866,591)
Net decrease in cash and cash equivalents e RELEEEBRDFHE (105,466) (211,054)
Cash and cash equivalents at beginning of year RENzBeREeEMEER 317,544 528,296
Effect of foreign exchange rate changes, net HNFE FE RS B R 2R K8 (1,561) 302
Cash and cash equivalents at end of year RERZESRRESEEER 20 210,517 317,644
Analysis of balances of cash and RERBESEEBRERDNT
cash equivalents
Cash and cash equivalents as stated in the REMBARR BT AT Z
consolidated statement of financial position HE MBS EIER 20 210,517 317,544
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
e B wRME

For the year ended 31 December 2025

1.

HZE2025F12 A31HIEFE
CORPORATE INFORMATION

Zensun Enterprises Limited (the “Company”) is a public limited liability
company incorporated in Hong Kong with its shares listed on the
Main Board of The Stock Exchange of Hong Kong Limited (the “Stock
Exchange”). The registered office of the Company is located at 24th Floor,
Wyndham Place, 40-44 Wyndham Street, Central, Hong Kong.

In the opinion of the directors of the Company, the immediate holding
company of the Company is Joy Town Inc., a private limited liability
company incorporated in the British Virgin Islands (“BVI”). The ultimate
holding company of the Company is Vistra Trust (Singapore) Pte Limited,
a private limited liability company incorporated in Singapore, as trustee of
a discretionary trust which is set up by Ms. Huang Yanping (“Ms. Huang”),
a non-executive director of the Company. Ms. Huang is the settlor and
protector of the discretionary trust. Mr. Zhang Jingguo (“Mr. Zhang”), the
Chairman and an executive director of the Company, is the spouse of Ms.
Huang.

The Company is an investment holding company. The principal activities of
its subsidiaries are set out in note 44.

The consolidated financial statements for the year ended 31 December
2025 have been approved for issue by the board of directors (the “Board”)
on 30 March 2026.

MATERIAL ACCOUNTING POLICIES

2.1 Basis of preparation

These annual financial statements have been prepared in
accordance with HKFRS Accounting Standards which collective
term includes all applicable individual HKFRS Accounting Standards,
Hong Kong Accounting Standards (“HKASs”) and Interpretations
issued by the Hong Kong Institute of Certified Public Accountants
(“HKICPA”) and accounting principles generally accepted in Hong
Kong.

The financial statements also comply with the applicable
requirements of the Companies Ordinance and include the
applicable disclosure requirement of the Rules Governing the Listing
of Securities on the Stock Exchange (“Listing Rules”).

These financial statements have been prepared under the historical
cost convention, except for investment properties and financial
assets at fair value through profit or loss which have been measured
at fair value. These financial statements are presented in Renminbi
(“RMB”) and all values are rounded to the nearest thousand except
when otherwise indicated.

The material accounting policies that have been used in the
preparation of these consolidated financial statements are
summarised below. These policies have been consistently applied
to all the years presented unless otherwise stated. The adoption of
new or amended HKFRS Accounting Standards and the impacts on
the Group’s consolidated financial statements, if any, are disclosed
in note 3.

REEHR
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2.  MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.1

Basis of preparation (continued)

Going concern basis

For the year ended 31 December 2025, the Group incurred a net
loss of approximately RMB859,204,000, and as of that date, the
Group’s current portion of bank and other borrowings amounted to
RMB4,358,341,000, while its cash and cash equivalents amounted
to RMB210,517,000.

As of 31 December 2025, the Group did not make payments on
certain principal and interest payable of its USD denominated
senior notes due in 2023, which had been delisted upon maturity
on 13 September 2023; the principal and interest payable of its
USD denominated senior notes due in 2024 (“2024 Senior Notes”),
which had been delisted upon maturity on 23 April 2024, and the
principal and interest payable of its USD denominated senior notes
due in 2025 (“2025 Senior Notes”), which had also been delisted
upon maturity on 12 September 2025, triggering an event of default
or cross default of various borrowings pursuant to the terms and
conditions of respective agreements.

As of 31 December 2025, the aggregate principal amount and
interest payables of the said USD denominated senior notes
and bank and other borrowings in default or cross default was
approximately RMB4,622,419,000.

These events or conditions indicate that material uncertainties exist
that may cast significant doubt on the Group’s ability to continue as
a going concern. The Directors have given careful consideration to
the future liquidity and performance of the Group and its available
sources of financing in assessing whether the Group will have
sufficient financial resources to continue as a going concern. The
following plans and measures are formulated to mitigate the liquidity
pressure and to improve the financial position of the Group:

(@) The Company will continue to communicate proactively with
its creditors, especially noteholders, on mutually agreeable
arrangements on payments of outstanding principal and
interests;

(b) The Group will implement various strategies to improve
the Group’s income from sales of properties, project
management and sales, hotel operations, rentals from
investment properties and dividend income from financial
assets at fair value through profit or loss to generate
additional operating cash inflows and putting extra efforts
on the collection of outstanding sales proceeds and other
receivables
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2.

HZE2025F12 A31HIEFE

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.1

2.2

Basis of preparation (continued)

Going concern basis (continued)

(©) The Group is actively reviewing its debt structure and looking
for funding opportunities, including actively negotiating
with several financial institutions to obtain new loans at a
reasonable cost; and

(d) The Group will continue to take active measures to control
administrative costs and unnecessary capital expenditures to
relieve liquidity to support operations.

The directors of the Company have reviewed the Group’s cash flow
forecast covering a period of not less than twelve months from the
end of the reporting period. They are of the opinion that, taking into
account of the above-mentioned plans and measures, the Group
will have sufficient working capital to finance its operations and meet
its financial obligations as and when they fall due in the foreseeable
future. Accordingly, the directors believe it is appropriate to prepare
the consolidated financial statements of the Group for the year
ended 31 December 2025 on a going concern basis.

Notwithstanding the above, given the volatility of the property sector
in China and the uncertainties to obtain continuous support by the
banks and the Group’s creditors, material uncertainties exist as to
whether management of the Company will be able to achieve its
plans and measures as described above.

Should the going concern assumption be inappropriate, adjustments
may have to be made to write down the values of assets to their
recoverable amounts, to provide for any further liabilities that might
arise, and to reclassify non-current assets and non-current liabilities
as current assets and current liabilities, respectively. The effects
of these adjustments have not been reflected in the consolidated
financial statements.

Basis of consolidation

The consolidated financial statements include the financial
statements of the Group for the year ended 31 December 2025.
A subsidiary is an entity (including a structured entity), directly or
indirectly, controlled by the Company. Control is achieved when
the Group is exposed, or has rights, to variable returns from its
involvement with the investee and has the ability to affect those
returns through its power over the investee (i.e., existing rights that
give the Group the current ability to direct the relevant activities of
the investee).
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2.

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.2

Basis of consolidation (continued)

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

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

(b) rights arising from other contractual arrangements; and
(c) the Group’s voting rights and potential voting rights.

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

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

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

If the Group loses control over a subsidiary, it derecognises (i)
the assets (including goodwill) and liabilities of the subsidiary, (ii)
the carrying amount of any non-controlling interest and (iii) the
cumulative translation differences recorded in equity; and recognises
(i) the fair value of the consideration received, (ii) the fair value of any
investment retained and (i) any resulting surplus or deficit in profit
or loss. The Group’s share of components previously recognised
in other comprehensive income is reclassified to profit or loss or
retained profits, as appropriate, on the same basis as would be
required if the Group had directly disposed of the related assets or
liabilities.

2.
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2.

HZE2025F12 A31HIEFE

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.3

Business combinations and goodwill

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

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

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

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

After initial recognition, goodwill is measured at cost less any
accumulated impairment losses. Goodwill is tested for impairment
annually or more frequently if events or changes in circumstances
indicate that the carrying value may be impaired. The Group
performs its annual impairment test of goodwill as at 31 December.
For the purpose of impairment testing, goodwill acquired in a
business combination is, from the acquisition date, allocated to
each of the Group’s cash-generating units, or groups of cash-
generating units, that are expected to benefit from the synergies of
the combination, irrespective of whether other assets or liabilities of
the Group are assigned to those units or groups of units.
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2.

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.3

2.4

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

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

Fair value measurement

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

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

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

2.
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2.

HZE2025F12 A31HIEFE

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.4

2.5

Fair value measurement (continued)

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

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

Level2 - based on valuation techniques for which the
lowest level input that is significant to the fair value
measurement is observable, either directly or indirectly

Level 3 - based on valuation techniques for which the

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

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

Impairment of non-financial assets

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

2.5

2.6

Impairment of non-financial assets (continued)

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

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

Related parties

A party is considered to be related to the Group if:

(@) the party is a person or a close member of that person’s
family and that person:

(i) has control or joint control over the Group;
(i) has significant influence over the Group; or
(iif) is @ member of the key management personnel of the

Group or of a parent of the Group; or
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HZE2025F12 A31HIEFE

2.  MATERIAL ACCOUNTING POLICIES 2,
(CONTINUED)

ERETHE(E)

2.6 Related parties (continued) 26 EEAL(HE)
()  the party is an entity where any of the following conditions b) ZAA—EEBIFEUATEMR
applies: —IRIGMF

(0

(i)

(i)

the entity and the Group are members of the same
group;

one entity is an associate or joint venture of the other

entity (or of a parent, subsidiary or fellow subsidiary of
the other entity);

the entity and the Group are joint ventures of the

(ii)
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2.  MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.7

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

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

Depreciation is calculated on the straight-line basis to write off the
cost of each item of property, plant and equipment to its residual
value over its estimated useful life. The principal annual rates used
for this purpose are as follows:

Over the shorter of the lease
terms and 2%

2.78% to 10%

Over the shorter of the lease
terms and 6.67% to 20%

20% to 50%

Land and buildings

Hotel
Leasehold improvement

Furniture, office equipment and
motor vehicles

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

An item of property, plant and equipment including any significant
part initially recognised is derecognised upon disposal or when no
future economic benefits are expected from its use or disposal. Any
gain or loss on disposal or retirement recognised in profit or loss in
the year the asset is derecognised is the difference between the net
sales proceeds and the carrying amount of the relevant asset.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2025

2.

HZE2025F12 A31HIEFE

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.8

2.9

Investment properties

Investment properties are interests in land and buildings (including
right-of-use assets) held to earn rental income and/or for capital
appreciation, rather than for use in the production or supply of
goods or services or for administrative purposes; or for sale in the
ordinary course of business. Such properties are measured initially at
cost, including transaction costs. Subsequent to initial recognition,
investment properties are stated at fair value, which reflects market
conditions at the end of the reporting period.

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

Any gains or losses on the retirement or disposal of an investment
property are recognised in the statement of profit or loss in the year
of the retirement or disposal.

For a transfer from investment properties to owner-occupied
properties, the deemed cost of a property for subsequent
accounting is its fair value at the date of change in use. If a property
occupied by the Group as an owner-occupied property becomes
an investment property, the Group accounts for such property
in accordance with the policy stated under “Property, plant and
equipment and depreciation” for owned property and/or accounts
for such property in accordance with the policy stated under “Right-
of-use assets” for property held as a right-of-use asset up to the
date of change in use, and any difference at that date between the
carrying amount and the fair value of the property is accounted for as
a revaluation in accordance with the policy stated under “Property,
plant and equipment and depreciation” above.

Intangible assets (other than goodwill)

Intangible assets acquired separately are measured on initial
recognition at cost. The cost of intangible assets acquired in a
business combination is the fair value at the date of acquisition.
The useful lives of intangible assets are assessed to be either finite
or indefinite. Intangible assets with finite lives are subsequently
amortised over the useful economic life and assessed for impairment
whenever there is an indication that the intangible asset may be
impaired. The amortisation period and the amortisation method for
an intangible asset with a finite useful life are reviewed at least at
each financial year end.
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2.

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.9

2.10

2.11

Intangible assets (other than goodwill) (continued)
Contract benefit is recognised as intangible assets and amortised on
the straight-line basis over the following estimated useful economic
lives:

Contracts benefit 50 months

The useful life of contract benefit is assessed based on the remaining
period of the property development.

Contract benefit

Contract benefit acquired in a business combination is recognised
at fair value at the acquisition date, which is related to the future
acquisition of the land use right. Before completing the acquisition of
the land use right, contract benefit is tested for impairment annually
and is not amortised. And after completing the acquisition of the
land use right, contract benefit is subsequently carried at cost less
accumulated amortisation and impairment losses. The useful life of
contract benefit is assessed based on the remaining period of the
property development. Amortisation is calculated using the straight-
line method over the period of the property development.

Properties under development
Properties under development are intended to be held for sale after
completion.

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

Properties under development are classified as current assets
except those will not be realised in the normal operating cycle. On
completion, the properties are transferred to completed properties
held for sale.

Completed properties held for sale

Completed properties held for sale are stated at the lower of cost
and net realisable value. Cost is determined by an apportionment
of the total costs of land and buildings attributable to the unsold
properties. Net realisable value takes into account the price
ultimately expected to be realised, less estimated costs to be
incurred in selling the properties.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
e B wRME

For the year ended 31 December 2025

2.

HZE2025F12 A31HIEFE

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.12 Lease

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

Group as a lessee

The Group applies the short-term lease recognition exemption to
its short-term leases of offices and motor vehicles (that is those
leases that have a lease term of 12 months or less from the
commencement date and do not contain a purchase option).

Lease payments on short-term leases are recognised as an expense
on a straight-line basis over the lease term.

Sale and leaseback transactions with variable lease payments that
do not depend on an index or a rate where the Group acts as a
seller-lessee. For sale and leaseback transactions with variable lease
payments that do not depend on an index or a rate, lease liabilities
are recognised at the commencement date of the leasebacks at the
present value of expected lease payments to be made over the lease
term. After the commencement date, the amount of lease liabilities
is increased to reflect the accretion of interest and reduced for the
expected lease payments. Any differences between the payments
made for the lease and the lease payments that reduce the carrying
amount of lease liabilities are recognised in profit or loss.

Group as a lessor

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

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

LLeases that transfer substantially all the risks and rewards incidental
to ownership of an underlying asset to the lessee are accounted for
as finance leases.
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2.

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.13 Financial instruments

Investments and other financial assets

Initial recognition and measurement

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

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

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

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

Purchases or sales of financial assets that require delivery of assets
within the period generally established by regulation or convention in
the marketplace are recognised on the trade date, that is, that date
that the Group commits to purchase or sell the asset.
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HZE2025F12 A31HIEFE

2. MATERIAL ACCOUNTING POLICIES

(CONTINUED)

2.13 Financial instruments (continued)
Investments and other financial assets (continued)

Subsequent measurement

The subsequent measurement of financial assets depends on their

classification as follows:

Financial assets at amortised cost (debt instruments)

Financial assets at amortised cost are subsequently measured
using the effective interest method and are subject to impairment.
Gains and losses are recognised in profit or loss when the asset is

derecognised, modified or impaired.

Financial assets at fair value through profit or loss

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

value recognised in the statement of profit or loss.

This category includes equity investments which the Group had
not irrevocably elected to classify at fair value through other
comprehensive income. Dividends on the equity investments are
also recognised as other income in the statement of profit or loss

when the right of payment has been established.

Derecognition of financial assets

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

position) when:

- the rights to receive cash flows from the asset have expired;

or

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

but has transferred control of the asset.
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2.

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.13 Financial instruments (continued)

Investments and other financial assets (continued)
Derecognition of financial assets (continued)

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

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

Financial liabilities

Initial recognition and measurement

Financial liabilities are classified, at initial recognition, as loans and
borrowings or payables, as appropriate.

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

The Group’s financial liabilities include accounts payables, amounts
due to related companies, loans from a related company, bank and
other borrowings, and financial liabilities in other payables, deposits
and accruals.

The Group classifies financial liabilities that arise from a supplier
finance arrangement within accounts and bills payables in the
consolidated statement of financial position if they have a similar
nature and function to accounts payables. This is the case if the
supplier finance arrangement is part of the working capital used in
the Group’s normal operating cycle, the level of security provided is
similar to accounts payables and the terms of the liabilities that are
part of the supply chain finance arrangement are not substantially
different from the terms of accounts payables that are not part
of the arrangement. Cash flows related to liabilities arising from
supplier finance arrangements that are classified in accounts and
bills payables in the consolidated statement of financial position
are included in operating activities in the statement of cash flows.
Otherwise, the financial liabilities are classified in bank and other
borrowings in the consolidated statement of financial position and
the related cash flows are included in financing activities in the
consolidated statement of cash flows.
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2. MATERIAL ACCOUNTING POLICIES 2. EESHEE)
(CONTINUED)

2.13 Financial instruments (continued) 213 &I A(H)

Financial liabilities (continued)
Subsequent measurement (continued)
The subsequent measurement of financial liabilities is as follows:

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

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

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

Financial guarantee contracts

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

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

When an existing financial liability is replaced by another from the
same lender on substantially different terms, or the terms of an
existing liability are substantially modified, such an exchange or
modification is treated as a derecognition of the original liability
and a recognition of a new liability, and the difference between the
respective carrying amounts is recognised in the statement of profit
or loss.
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MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.13

2.14

Financial instruments (continued)

Financial liabilities (continued)

Offsetting of financial instruments

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

Impairment of financial assets

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

General approach

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

At each reporting date, the Group assesses whether the credit risk
on a financial instrument has increased significantly since initial
recognition. When making the assessment, the Group compares
the risk of a default occurring on the financial instrument as at the
reporting date with the risk of a default occurring on the financial
instrument as at the date of initial recognition and considers
reasonable and supportable information that is available without
undue cost or effort, including historical and forward-looking
information. The Group considers that there has been a significant
increase in credit risk when contractual payments are more than 30
days past due.
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MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.

HZE2025F12 A31HIEFE

2.14 Impairment of financial assets (continued)

General approach (continued)

The Group considers a financial asset in default when contractual
payments are 90 days past due. However, in certain cases, the
Group may also consider a financial asset to be in default when
internal or external information indicates that the Group is unlikely to
receive the outstanding contractual amounts in full before taking into
account any credit enhancements held by the Group.

Financial assets at amortised cost are subject to impairment under
the general approach and they are classified within the following
stages for measurement of ECLs except for accounts receivable and
which apply the simplified approach as detailed below.

Stage 1 - Financial instruments for which credit risk has not
increased significantly since initial recognition and for
which the loss allowance is measured at an amount
equal to 12-month ECLs

Stage2 - Financial instruments for which credit risk has
increased significantly since initial recognition but that
are not credit-impaired financial assets and for which
the loss allowance is measured at an amount equal to
lifetime ECLs

Stage 3 - Financial assets that are credit-impaired at the
reporting date (but that are not purchased or
originated credit-impaired) and for which the loss
allowance is measured at an amount equal to lifetime
ECLs

Simplified approach

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

For accounts receivable and that contain a significant financing
component and lease receivables, the Group chooses as its
accounting policy to adopt the simplified approach in calculating
ECLs with policies as described above.
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2.

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.15

2.16

217

Cash and cash equivalents

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

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

Provisions

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

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

Income tax

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

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

Deferred tax is provided, using the liability method, on all temporary
differences at the end of the reporting period between the tax bases
of assets and liabilities and their carrying amounts for financial
reporting purposes.
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MATERIAL ACCOUNTING POLICIES
(CONTINUED)

217

Income tax (continued)
Deferred tax liabilities are recognised for all taxable temporary
differences, except:

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

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

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

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

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

The carrying amount of deferred tax assets is reviewed at the end of
each reporting period and reduced to the extent that it is no longer
probable that sufficient taxable profit will be available to allow all or
part of the deferred tax asset to be utilised. Unrecognised deferred
tax assets are reassessed at the end of each reporting period and
are recognised to the extent that it has become probable that
sufficient taxable profit will be available to allow all or part of the
deferred tax asset to be recovered.
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MATERIAL ACCOUNTING POLICIES
(CONTINUED)
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2.18

2.19

Income tax (continued)

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

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

Government grants

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

Revenue recognition

Revenue from contracts with customers

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

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

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

2.19 Revenue recognition (continued)

Revenue from contracts with customers (continued)

Revenue is measured at the fair value of the consideration received
or receivable for the sale of properties and services provided in the
ordinary course of the Group’s activities. Revenue is shown net of
taxes.

(@) Sale of properties Revenue from the sale of properties in
the ordinary course of business is recognised at a point in
time when the purchaser obtains the physical possession
or the legal title of the completed property and the Group
has the present right to payment and the collection of the
consideration is probable.

(b) Project management services Revenue from project
management services derived from the provision of
management and sale services in connection with
development of property projects is recognised when
the relevant services are rendered and the customer
simultaneously receives and consumes the benefits provided
by the Group.

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

(d) Hotel operation Revenue from room sales and other ancillary
guest services is recognised over time on a daily basis, and
revenue from the sale of goods is recognised at the point in
time when control of the goods is transferred to customers.

Revenue from other sources
Rental income is recognised on a time proportion basis over the
lease terms.

Dividend income is recognised when the shareholders’ right to
receive payment has been established, it is probable that the
economic benefits associated with the dividend will flow to the
Group and the amount of the dividend can be measured reliably.

Other income

Interest income is recognised on an accrual basis using the effective
interest method by applying the rate that exactly discounts the
estimated future cash receipts over the expected life of the financial
instrument or a shorter period, when appropriate, to the net carrying
amount of the financial asset.
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MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.20

2.21

2.22

Contract liabilities

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

Contract costs

Other than the costs which are capitalised as inventories, property,
plant and equipment and intangible assets, costs incurred to fulfil
a contract with a customer are capitalised as an asset if all of the
following criteria are met:

(@) The costs relate directly to a contract or to an anticipated
contract that the entity can specifically identify.

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

(c) The costs are expected to be recovered.

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

Other employee benefits

Retirement benefit scheme and pension scheme

The Group operates a defined contribution Mandatory Provident
Fund retirement benefit scheme (the “MPF Scheme”) under the
Mandatory Provident Fund Schemes Ordinance for all of its
employees. Contributions are made based on a percentage of the
employees’ basic salaries and are charged to the statement of profit
or loss as they become payable in accordance with the rules of the
MPF Scheme. The assets of the MPF Scheme are held separately
from those of the Group in an independently administered fund. The
Group’s employer contributions vest fully with the employees when
contributed into the MPF Scheme.

The employees of the Group’s subsidiary which operates in the
Chinese mainland are required to participate in a pension scheme
(the “Pension Scheme”) operated by the local municipal government.
This subsidiary is required to contribute a certain percentage of
its payroll costs to the Pension Scheme. The contributions are
charged to the statement of profit or loss as they become payable in
accordance with the rules of the Pension Scheme.
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HZE2025F12 A31HIEFE

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.23

2.24

2.25

Borrowing costs

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

Dividends

Final dividends are recognised as a liability when they are approved
by the shareholders in a general meeting. Proposed final dividends
are disclosed in the notes to the financial statements.

Foreign currencies

The Company’s functional currency is the Hong Kong dollar. These
financial statements are presented in RMB. Each entity in the
Group determines its own functional currency and items included
in the financial statements of each entity are measured using that
functional currency. Foreign currency transactions recorded by
the entities in the Group are initially recorded using their respective
functional currency rates prevailing at the dates of the transactions.
Monetary assets and liabilities denominated in foreign currencies
are translated at the functional currency rates of exchange ruling at
the end of the reporting period. Differences arising on settlement
or translation of monetary items are recognised in the statement of
profit or loss.

Differences arising on settlement or translation of monetary items
are recognised in the statement of profit or loss with the exception
of monetary items that are designated as part of the hedge of the
Group’s net investment of a foreign operation. These are recognised
in other comprehensive income until the net investment is disposed
of, at which time the cumulative amount is reclassified to the
statement of profit or loss. Tax charges and credits attributable to
exchange differences on those monetary items are also recorded in
other comprehensive income.
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2.

MATERIAL ACCOUNTING POLICIES
(CONTINUED)

2.25 Foreign currencies (continued)

Non-monetary items that are measured in terms of historical cost
in a foreign currency are translated using the exchange rates at the
dates of the initial transactions. Non-monetary items measured at
fair value in a foreign currency are translated using the exchange
rates at the date when the fair value was measured. The gain or loss
arising on translation of a non-monetary item measured at fair value
is treated in line with the recognition of the gain or loss on change in
fair value of the item.

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

The functional currencies of certain Hong Kong and overseas
subsidiaries are currencies other than the RMB, including the Hong
Kong dollar (HK$), United States dollar (“USD”) and Singapore
dollar (“SGD”). As at the end of the reporting period, the assets
and liabilities of these entities are translated into RMB at the
exchange rates prevailing at the end of the reporting period and
their statements of profit or loss are translated into RMB at the
exchange rates that approximate to those prevailing at the dates of
the transactions.

The resulting exchange differences are recognised in other
comprehensive income and accumulated in the exchange fluctuation
reserve except to the extent that the differences are attributable to
non-controlling interests. On disposal of a foreign operation, the
cumulative amount in the reserve relating to that particular foreign
operation is recognised in the statement of profit or loss.

Any goodwill arising on the acquisition of a foreign operation and
any fair value adjustments to the carrying amounts of assets and
liabilities arising on acquisition are treated as assets and liabilities of
the foreign operation and translated at the closing rate.

For the purpose of the consolidated statement of cash flows, the
cash flows of overseas subsidiaries are translated into RMB at the
exchange rates ruling at the dates of the cash flows. Frequently
recurring cash flows of overseas subsidiaries which arise throughout
the year are translated into RMB at the weighted average exchange
rates for the year.
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3. ADOPTION OF NEW AND AMENDED HKFRS
ACCOUNTING STANDARDS

3.1

New and amended HKFRS accounting standards that
are effective for annual periods beginning on 1 January
2025

In the current year, the Group has applied for the first time the
following new and amended HKFRS accounting standards issued
by the HKICPA, which are relevant to the Group’s operations and
effective for the Group’s consolidated financial statements for the
annual period beginning on 1 January 2025:

Amendments to HKAS 21 Lack of Exchangeability

Disclosures about Uncertainties in
the Financial Statements

Amendments to lllustrative
Examples on HKFRS 7,
HKFRS 18, HKAS 1, HKAS 8,
HKAS 36 and HKAS 37

Except for those mentioned below, the adoption of the new and
amended HKFRS Accounting Standards had no material impact
on how the results and financial position for the current and prior
periods have been prepared and presented.

Amendments to HKAS 21 Lack of Exchangeability

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

Amendments to lllustrative Examples on HKFRS 7, HKFRS 18,
HKAS 1, HKAS 8, HKAS 36 and HKAS 37 Disclosures about
Uncertainties in the Financial Statements

The HKICPA has issued amendments to lllustrative Examples on
HKFRS 7, HKFRS 18, HKAS 1, HKAS 8, HKAS 36 and HKAS 37
Disclosures about Uncertainties in the Financial Statements, which
added illustrative examples in the corresponding HKFRS Accounting
Standards. These examples reflect existing requirements in the
corresponding HKFRS Accounting Standards to report the effects
of uncertainties in the financial statements using climate-related
examples. Therefore, the amendments do not have an effective date
or transitional provisions.
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3. ADOPTION OF NEW AND AMENDED HKFRS
ACCOUNTING STANDARDS (CONTINUED)

3.1

3.2

New and amended HKFRS accounting standards that
are effective for annual periods beginning on 1 January
2025 (continued)

Amendments to lllustrative Examples on HKFRS 7, HKFRS 18,
HKAS 1, HKAS 8, HKAS 36 and HKAS 37 Disclosures about
Uncertainties in the Financial Statements (continued)

The Group has limited exposure to climate-related transition
risks and determines that an explanation of the lack of effect of
its greenhouse gas emissions policy on its financial statements
would not provide material information. Entity-specific and external
qualitative factors considered by the entity when making its
materiality judgement include the expectation that its greenhouse
gas emissions policy will not significantly affect its future operations,
and that the entity operates in an industry that has a low level of
greenhouse gas emissions and limited exposure to climate-related
transition risks.

Issued but not yet effective HKFRS accounting
standards

At the date of authorisation of these consolidated financial
statements, certain new and revised HKFRS accounting standards
have been published but are not yet effective, and have not been
adopted early by the Group.
HKFRS 18 Presentation and Disclosure in Financial

Statements?

HKFRS 19 and its Subsidiaries without Public

amendments Accountability: Disclosures?
Amendments to HKFRS 9 Amendments to the Classification
and HKFRS 7 and Measurement of Financial

Instruments?

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

Translation to a Hyperinflationary
Presentation Currency?

Amendments to HKFRS 1,
HKFRS 7, HKFRS 9, HKFRS 10
and HKAS 71

Amendments to HKFRS 10
and HKAS 28

Amendments to HKAS 21
Annual Improvements

to HKFRS Accounting
Standards — Volume 11

1 Effective for annual periods beginning on or after 1 January 2026

2 Effective for annual/reporting periods beginning on or after 1
January 2027
3 No mandatory effective date yet determined but available for

adoption

3.

—_

3.2

il

g

L

=r

Annual Report 2025 — T/~ A FF IR

RS ERMBREE
B (%)

M2025F1 1Bz FEHBEE
MZHI REIETERBMBREE
AlE st %R (4E)
BBUBREERETE » BEBYBHE
ERE18% - EEEHEHEIR &
BEHERESY EHEHERE36
HREBEEREI7H N MIEG AL
BT (%)
AEEERNRIFEEBELRR SR -
I 75 T ot 1 R EL R = SR B2k AR 5 B
BRRATEELAFE -EFGIRMHEX
BE o BRAELEAMHEGRRZE
VEREE RIS EEEERIEES
HREREERBEE TS HRRE
BELEEAYE  BERKEMETE
R ERESNERE - BEEHREE
HESERAR -

CEEMERER 2EBMBREE
RlIEst%ER)
REENEZSEAVBHRRER - &
THE RBEFZBERAHBREENE
FHERERMEAREY - B EEAL
iR PR -

BB RE £ BB r R 7E
F185
b e | BERENLEL
F19RREEA HEBA ] - #&
B REEL HEBTADBHTER
EORRBRYMBERE BT
ER|F7HRIETA
BEI RS LR KREZHRBE L A]d
F10RRBBLH BREPRZHHEE
LR E285R BT A HERTES
B G ENEANS AHBSBEESEE
EHES
BB RE £ BBOBIEERE 15 -
SEEREERE -  BBTBHLTER
F11% E7%  BBYFHE
EREIT © DA
HEERE105 R
BB ERIETH
BRI
i 1K2026F1 A1 Bk &Rz FEH
S
2 202741 B1B R BRABZEE
e HARR AR R

s i 2 78 E 58 | AE 3 BR 1B AT AR 4

117



118

Zensun Enterprises Limited

EBREXARAA

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
e B wRME

For the year ended 31 December 2025

HZE2025F12 A31HIEFE

3. ADOPTION OF NEW AND AMENDED HKFRS
ACCOUNTING STANDARDS (CONTINUED)

3.2

Issued but not yet effective HKFRS accounting
standards (continued)

The directors anticipate that all of the pronouncements will be
adopted in the Group’s accounting policy for the first period
beginning on or after the effective date of the pronouncement.
Information on amended HKFRS accounting standards that are
expected to have impact on the Group’s accounting policies is
provided below. Other amended HKFRS accounting standards are
not expected to have a material impact on the Group’s consolidated
financial statements.

HKFRS 18 Presentation and Disclosure in Financial
Statements

HKFRS 18 replaces HKAS 1 Presentation of Financial Statements.
While a number of sections have been brought forward from HKAS
1 with limited changes, HKFRS 18 introduces new requirements for
presentation within the statement of profit or loss, including specified
totals and subtotals. Entities are required to classify all income
and expenses within the statement of profit or loss into one of the
five categories: operating, investing, financing, income taxes and
discontinued operations and to present two new defined subtotals.
It also requires disclosures about management-defined performance
measures in a single note and introduces enhanced requirements on
the grouping (aggregation and disaggregation) and the location of
information in both the primary financial statements and the notes.
Some requirements previously included in HKAS 1 are moved to
HKAS 8 Accounting Policies, Changes in Accounting Estimates
and Errors, which is renamed as HKAS 8 Basis of Preparation of
Financial Statements. As at consequence of the issuance of HKFRS
18, limited, but widely applicable, amendments are made to HKAS
7 Statement of Cash Flows, HKAS 33 Earnings per Share and
HKAS 34 Interim Financial Reporting. In addition, there are minor
consequential amendments to other HKFRS accounting standards.
HKFRS 18 and the consequential amendments to other HKFRS
accounting standards are effective for annual periods beginning
on or after 1 January 2027 with earlier application permitted.
Retrospective application is required. The Group is currently
analysing the new requirements and assessing the impact of HKFRS
18 on the presentation and disclosure of the Group’s financial
statements.
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3.

ADOPTION OF NEW AND AMENDED HKFRS
ACCOUNTING STANDARDS (CONTINUED)

3.2

Issued but not yet effective HKFRS accounting
standards (continued)

HKFRS 19 Disclosures by Subsidiaries that Do Not Have
Public Accountability

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

Amendments to HKFRS 9 and HKFRS 7 Amendments to the
Classification and Measurement of Financial Instruments

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

3.2

Issued but not yet effective HKFRS accounting
standards (continued)

Amendments to HKFRS 10 and HKAS 28 Sale or Contribution
of Assets between an Investor and its Associate or Joint
Venture

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

Amendments to HKAS 21 Translation to a Hyperinflationary
Presentation Currency

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

7~

3.2

g

gt

R RSB E BB S

I

g

B (&)

CEEGERERZEBMBEREE
BlEst %R (4E)

BB EEREI10REBS %
B E285 15T ARG E HE B /) Al 5
BEPEZHNEELERTE
BBV BRELEAFI0ERES ST E
Bl 52855 (& 5] A R 3B & 78 B 75 4R 5 £ A
F10E R BB S ER F 285 R EE
REEHEBANARAECEZBN
BEHESIEAEMNRENT—HIE
T ZEBIARE  BEELESRE
BERR—BERE  A2EBERNER
SFEENRENERE - BN SRITEE
R—EXBNEENRSIME @ ZER
SEENRZNEENIREENEZRF
R HENTHEBREENZHBE A
AIA A ENERS AR - ZEBF]A
SRR EERER - B5 Q&R
HEEHIBRBE BT HEREERIFE105E K
BB G T AR 285715 5T AN A A 38
EMEH o AT - ZFERT AT A #
R4 o

BEBEERE21H T L RBEE
IR25EH
BRGHENEANREITARLBAD
BREJEEERINERAEXEES
BIRNEEERERSBIREIEKE
SR - BRI ATIRE - FEEBANIEE
BRI EROESBREEENE
¥ AZERARDEEERIERER
REREENSIIEBHN L RS RRET
Eit - RREB S ERE 205 2B
KBEROMISRRESAR - HzBINE
BE L BB T RA —RERIEE - 7]
R AETHEIMNKE - £ FFRAER ©
HFZEET TS A EE M B HwEK
ELEMERTE -



3. ADOPTION OF NEW AND AMENDED HKFRS
ACCOUNTING STANDARDS (CONTINUED)

3.2

Issued but not yet effective HKFRS accounting
standards (continued)

Annual Improvements to HKFRS Accounting Standards -
Volume 11 Amendments to HKFRS 1, HKFRS 7, HKFRS 9,
HKFRS 10 and HKAS 7

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

o HKFRS 7 Financial Instruments: Disclosures: The
amendments have updated certain wording in paragraph
B38 of HKFRS 7 and paragraphs IG1, IG14 and IG20B of
the Guidance on implementing HKFRS 7 for the purpose
of simplification or achieving consistency with other
paragraphs in the standard and/or with the concepts
and terminology used in other standards. In addition, the
amendments clarify that the Guidance on implementing
HKFRS 7 does not necessarily illustrate all the requirements
in the referenced paragraphs of HKFRS 7 nor does it create
additional requirements. Earlier application is permitted. The
amendments are not expected to have any significant impact
on the Group’s financial statements.

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

3.2 Issued but not yet effective HKFRS accounting
standards (continued)
Annual Improvements to HKFRS Accounting Standards -
Volume 11 Amendments to HKFRS 1, HKFRS 7, HKFRS 9,
HKFRS 10 and HKAS 7 (continued)

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

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

4. SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES

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

4.1 Going concern consideration

In the process of applying the Group’s accounting policies, apart
from those involving estimations, management has prepared the
consolidated financial statements on the assumption that the Group
will be able to operate as a going concern in the coming year,
which is a critical judgement that has the most significant effect on
the amounts recognised in the consolidated financial statements.
The assessment of the going concern assumption involves making
a judgement by the directors, at a particular point of time, about
the future outcome of events or conditions which are inherently
uncertain. The directors consider that the Group has the capability
to continue as a going concern and the major events or conditions,
which may give rise to business risks, that may individually or
collectively cast a significant doubt upon the going concern
assumption are set out in note 2.1 to the financial statements.
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4,

SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (CONTINUED)

4.2

Estimation uncertainty

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

Impairment of goodwill

The Group determines whether goodwill is impaired at least on an
annual basis. This requires an estimation of the value in use of the
cash-generating units to which the goodwill is allocated. Estimating
the value in use requires the Group to make an estimate of the
expected future cash flows from the cash-generating units and also
to choose a suitable discount rate in order to calculate the present
value of those cash flows. The carrying amount of goodwill at 31
December 2025 was nil (2024: Nil). Further details are given in note
17 to the financial statements.

Provision for expected credit losses on accounts receivable
and other receivables

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

The expected loss rate is initially based on the Group’s historical
observed default rates. The Group calibrates the matrix to adjust the
historical credit loss experience with forward-looking information.
For instance, if forecast economic conditions (i.e., gross domestic
product) are expected to deteriorate over the next year which can
lead to an increased number of defaults in the manufacturing sector,
the historical default rates are adjusted. At each reporting date, the
historical observed default rates are updated and changes in the
forward-looking estimates are analysed.

The assessment of the correlation among historical observed
default rates, forecast economic conditions and ECLs is a
significant estimate. The amount of ECLs is sensitive to changes
in circumstances and forecast economic conditions. The Group’s
historical credit loss experience and forecast of economic conditions
may also not be representative of a customer’s actual default in the
future. The information about the ECLs on the Group’s accounts
receivable and other receivables is disclosed in note 23 to the
financial statements, respectively.
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4,

SIGNIFICANT ACCOUNTING JUDGEMENTS AND

ESTIMATES (CONTINUED)

HZE2025F12 A31HIEFE

4.2 Estimation uncertainty (continued)
Estimation of fair value of investment properties

In the absence of current prices in an active market for similar
properties, the Group considers information from a variety of

sources, including:

(@) current prices in an active market for properties of a different
nature, condition or location, adjusted to reflect those

differences;

(b) recent prices of similar properties on less active markets, with
adjustments to reflect any changes in economic conditions
since the dates of the transactions that occurred at those

prices; and

(c) discounted cash flow projections based on reliable estimates
of future cash flows, supported by the terms of any existing
lease and other contracts and (when possible) by external
evidence such as current market rents for similar properties
in the same location and condition, and using discount rates
that reflect current market assessments of the uncertainty in

the amount and timing of the cash flows.

The carrying amount of investment properties at 31 December 2025
was RMB631,228,000 (2024: RMB719,918,000). Further details,
including the key assumptions used for fair value measurement and
a sensitivity analysis, are given in note 16 to the financial statements.

Impairment of non-financial assets (other than goodwill)

The Group assesses whether there are any indicators of impairment
for all non-financial assets at the end of each reporting period. An
intangible asset not yet available for use is tested for impairment
annually and at other times when such an indicator exists. Non-
financial assets are tested for impairment when there are indicators
that the carrying amounts may not be recoverable. An impairment
exists when the carrying value of an asset or a cash-generating unit
exceeds its recoverable amount, which is the higher of its fair value
less costs of disposal and its value in use. The calculation of the fair
value less costs of disposal is based on available data from binding
sales transactions in an arm’s length transaction of similar assets or
observable market prices less incremental costs for disposing of the
asset. When value in use calculations are undertaken, management
must estimate the expected future cash flows from the asset or
cash-generating unit and choose a suitable discount rate in order to

calculate the present value of those cash flows.

Deferred tax assets

Deferred tax assets are recognised for unused tax losses to the
extent that it is probable that taxable profit will be available against
which the losses can be utilised. Significant management judgement
is required to determine the amount of deferred tax assets that
can be recognised, based upon the likely timing and level of future
taxable profits together with future tax planning strategies. The
carrying value of deferred tax assets relating to recognised tax losses
at 31 December 2025 was RMB6,756,000 (2024: RMB10,758,000).
The amount of unrecognised tax losses at 31 December 2025 was
RMB1,492,787,000 (2024: RMB2,462,966,000). Further details are

contained in note 30 to the financial statements.
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4,

SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (CONTINUED)

4.2

Estimation uncertainty (continued)

Chinese Mainland land appreciation tax (“LAT”)

The Group is subject to LAT in the Chinese Mainland. The provision
for LAT is based on management’s best estimates according to
the understanding of the requirements set forth in the relevant
Chinese Mainland tax laws and regulations. The actual LAT liabilities
are subject to the determination by the tax authorities upon the
completion of the property development projects. The Group has
not finalised its LAT calculation and payments with the tax authorities
for all its property development projects. The final outcome could
be different from the amounts that were initially recorded, and
any differences will impact on the LAT expenses and the related
provision in the period in which the differences realise.

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

The Group carried out assessment on net realisable value of
properties under development and completed properties held
for sale at the end of each reporting period and compared the
costs and its net realisable value. The net realisable value is the
estimated future selling price less estimated cost of completion
or the estimated costs necessary to make the sale (if any). The
estimated future selling prices are estimated by management with
reference to the Group’s pre-sale selling prices and the recent
selling prices of similar properties in the nearby or relevant locations.
The management also estimated the future selling expenses and
the expected costs to completion by reference to the actual selling
expenses of the Groups’ completed projects, adjusted by certain
current market data, the legal and regulating framework and general
market conditions. The Group’s properties under development and
completed properties held for sale are all situated in the Chinese
Mainland, details of which are set out in the consolidated statement
of financial position and notes 21 and 22 to the financial statements.
At 31 December 2025, the carrying amounts of properties
under development and completed properties held for sale were
approximately RMB19,715,327,000 (2024: RMB24,349,024,000)
and RMB8,346,350,000 (2024: RMB9,279,745,000), respectively,
which are expected to be recovered through future sales and stated
at the lower of cost and net realisable value. The Group carried out
assessment on net realisable value at the end of the reporting period
and recognised RMB1,047,066,000 (2024: RMB1,410,613,000)
and RMB2,468,307,000 (2024: RMB3,246,703,000) of the write-
down for properties under development and completed properties
held for sale, respectively, as at 31 December 2025. When there is
any decrease in the net realisable value of the properties and it is
lower than the cost of the properties, loss will be recognised on the
properties under development and completed properties held for
sale in the consolidated statement of profit or loss.
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HZE2025F12 A31HIEFE

SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (CONTINUED)

4.2

4.3

Estimation uncertainty (continued)

Contingent liabilities

As at 31 December 2025, the Group had contingent liabilities relating
to guarantees amounting to approximately RMB18,206,995,000
(2024: RMB18,227,453,000) in respect of mortgage facilities
provided by certain banks in connection with the mortgage loans
entered into by property buyers of the Group’s properties. Pursuant
to the terms of the guarantees, upon default in mortgage payments
by these property buyers, the Group would be responsible for
repaying the outstanding mortgage principals together with accrued
interests thereon and any penalties owed by the defaulted buyers
to the banks. The Group would be entitled to take over legal title to
and possession of the related properties. These guarantees will be
released upon the earlier of (i) the satisfaction of the mortgage loan
by the buyers of the property; and (i) the issuance of the property
ownership certificate for the mortgage property and the completion
of the deregistration of the mortgage. In the opinion of the directors
of the Company, no provision for the guarantee contracts was
recognised in the consolidated financial statements for the year
ended 31 December 2025 as the default risk is low and in case of
default in payments, the net realisable value of the related properties
can cover the outstanding principal together with the accrued
interests and penalties. Should the actual outcome be different from
expected, provision for losses will be recognised in the consolidated
financial statements.

Judgements

Deferred tax on investment properties

For the purposes of measuring deferred taxes arising from
investment properties that are using the fair value model, the
directors of the Company have reviewed the Group’s investment
property portfolios and concluded that the Group’s investment
properties — senior housing communities located in the United States
of America (the “USA”) — are held under a business model whose
objective is to consume substantially all of the economic benefits
embodied in the investment properties over time rather than through
sale whereas those situated in Hong Kong and Singapore are not
held under such a business model. Therefore, the presumption
that the carrying amounts of investment properties are recovered
entirely through sale is rebutted for properties of senior housing
communities but is not rebutted for properties located in Hong Kong
and Singapore. The Group has not recognised any deferred taxes on
changes in fair value of these investment properties located in Hong
Kong and Singapore as the Group is not subject to any income
taxes on disposal of these investment properties.
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4,

SIGNIFICANT ACCOUNTING JUDGEMENTS AND
ESTIMATES (CONTINUED)

4.3 Judgements (continued)

Deferred tax on withholding taxes

Deferred tax liabilities are recognised for withholding corporate
income taxes that would be payable on the unremitted earnings
that are subject to withholding taxes of the Group’s subsidiaries
established in the Chinese Mainland. Significant management
judgement is required to determine the amount of deferred tax
liabilities, based upon the likely distribution level of such earnings
from these subsidiaries in the foreseeable future. The amount of
deferred tax liabilities arising from the withholding tax associated with
the investments in subsidiaries established in the Chinese Mainland
for the year ended 31 December 2025 was RMB60,247,000 (2024:
RMB60,247,000). Further details are contained in note 30 to the
financial statements.

OPERATING SEGMENT INFORMATION

For management purposes, the Group is organised into business units
based on their products and services and has six reportable operating
segments as follows:

(@) Property development in the Chinese Mainland

(b) Project management services in the Chinese Mainland

(c) Hotel operations in the Chinese Mainland

(d) Property investment and management in the United States of

America (“USA” or “US”) in American Housing REIT, Inc. (“AHR”)

(e) Property investment other than AHR
() Securities trading and investment

The Group has property investment and/or management businesses in
Hong Kong, the USA and Singapore. Other than AHR which is operated in
the USA, the property investment businesses in other regions are evaluated
together and assessed as one operating segment by the management
previously and up to 31 December 2025.

Management monitors the results of the Group’s operating segments
separately for the purpose of making decisions about resources allocation
and performance assessment. Segment performance is evaluated based on
reportable segment profit/(loss), which is a measure of adjusted profit/(loss)
before tax. The adjusted profit/(loss) before tax is measured consistently
with the Group’s profit/(loss) before tax except that certain other gains
and losses, corporate and unallocated income and expenses (including
unallocated finance costs) are excluded from this measurement.
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5.

OPERATING SEGMENT INFORMATION
(CONTINUED)

Segment assets exclude deferred tax assets, unallocated head office and
corporate assets as these assets are managed on a group basis.

Segment liabilities exclude deferred tax liabilities, tax liabilities and
unallocated head office and corporate liabilities as these liabilities are
managed on a group basis.

There are no differences from the Group’s annual financial statements for
the year ended 31 December 2025 on the basis of segmentation or on
the basis of measurement of segment profit or loss, segment assets and
liabilities.

Segment revenue and segment results

REDHEN ()

DHEETBRECHEEE - B RAFR
DREE  ARFEE~RNERELERE -

DHABIERECHARE  HAAGBRAR
BREABAARSEAE  ARTARBEENEE

EHAEEIE o

AEBEE2025F12 A31B IEFEZ FEME
MEANRDEHEER DB HHBEERARE
ZETEREETmIEER o

7 AP K 7 R AR

Segment revenue

Segment results

2 ez DEBELE
2025 2024 2025 2024
2025%F 20245 20254 20244
RMB’000 RMB’000 RMB’000 RMB’000
AR%BTR AR%®Trx AR%®Trx AR%®Tx
Property development in the Chinese FAFR B ) b 2 W) 3 2 R
Mainland 6,810,120 9,436,079 (737,544) (1,591,995)
Project management services in the R B R 2 I8 E & B
Chinese Mainland AR7s 13,337 17,498 6,183 9,450
Hotel operations in the Chinese Mainland A H B ;A it 2 )8 [ & % 34,886 36,226 15,956 17,053
Property investment and management HAHRETZMFERE
on AHR MEIR 11,374 10,693 13,828 (3,837)
Property investment other than AHR AHRIAINZ ¥ 215 E 32,598 24,725 28,865 (9,818)
Securities trading and investment BHEBERKEE 14,555 16,874 39,946 (72,478)
6,916,870 9,542,095 (632,766) (1,651,625)
Unallocated corporate income RO AFRA 359 -
Unallocated corporate expenses RABARFAX (65,445) (30,099)
Loss before tax BRET RIS B (697,852)  (1,681,724)




Annual Report 2025

—ECREEH

OPERATING SEGMENT INFORMATION 5. REITER(E)
(CONTINUED)
Segment assets DEEE
2025 2024
2025%F 2024
RMB’000 RMB’000
AR¥TR ARBT T
Property development in the Chinese Mainland RNz YRR 32,006,746 38,365,212
Project management services in the Chinese Mainland 73 Bl Ay #h ~ 18 B & 3% AR 7% 3,439 3,248
Hotel operations in the Chinese Mainland AR B A 2 B & & 140,958 135,353
Property investment and management on AHR HAHRETZMERERER 254,233 248,393
Property investment other than AHR AHRUASNZ MERE 287,240 352,819
Securities trading and investment BHREERKRE 180,243 213,583
Segment assets DEREE 32,872,859 39,318,558
Unallocated assets ROBLEE 124,201 179,170
Total assets BB E 32,997,060 39,497,728
Segment liabilities R =N
2025 2024
2025%F 2024
RMB’000 RMB’000
AR®TR ARBT T
Property development in the Chinese Mainland RPNz YRR 30,845,626 36,366,713
Project management services in the Chinese Mainland A B A1 2 T8 B & 12 IR 6,650 994
Hotel operations in the Chinese Mainland FAFR B ) b 2 G IS 13,402 1,608
Property investment and management on AHR HAHRETZMERERER 60,405 128,559
Property investment other than AHR AHRUAINZ M ERE 3,775 70,453
Segment liabilities DEBaE 30,929,858 36,568,327
Unallocated liabilities AOREE 1,961,810 1,966,724
Total liabilities HmaE 32,891,668 38,535,051
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5.

HZE2025F12 A31HIEFE

OPERATING SEGMENT INFORMATION 5. RESHER(E)
(CONTINUED)
Segment revenue and segment results DEBULEE R D EDEE
For the year ended 31 December 2025 HZE2025F12A31HILFE
Property
Project investment
Property  management and Property
development services management  investment  Securities
inthe Chinese  in the Chinese Hotel onAHR  otherthan tradingand  Segment
Mainland Mainland  operations in the USA AHR investment total  Unallocated Total
RERY
AHRET
RYERE  RRERLZ ZNERE  AHRMA  BAEE
ZNE%E  EREERE  EEEE RER N¥RE kRE 2948 AR gt
RMB’000 RMB’000  RMB'000 RMB’000  RMB'000  RMB'000  RMB'000  RMB'000  RMB’000
AEETR  ARETR ARMTR  ARETR ARMTr ARETR ARETR ARETr ARETR
Adations to investment properties and - RENERNE « BER
property, plant and equipment REZRE 303 - - - - - 303 - 303
Depreciation of property, % BERRENE
plant and equipment 6,670 - 3,865 - 4 - 10,539 1,125 11,664
Amartisation of intangible assets BYEESY 22,452 - - - - - 22,452 - 22,452
Fair value gain/oss) on investment ~ RE&NE 7 ATEKE/
properties (B#) - - - 10612 (3,085) - 1521 - 7521
Fair value gain on financial assets at ~ RAT(EFAERZER
falr value through profitor loss BE7 DR - - - - - 25,189 25,189 - 25,189
Write-down of properties under HRE RPN RiHE
development and completed HEZBRINER
properties held for sale to NERSE
net realisable value 610,870 - - - - - 610,870 - 610,870
Impaiment losses on accounts N RE MR
receivable and other receivables HEER 7317 8 - - (15) 3 7,313 - 7,313
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OPERATING SEGMENT INFORMATION 5. RESTER(E)
(CONTINUED)
Segment revenue and segment results (continued) e ER D e LS (E)
For the year ended 31 December 2024 B ZE2024F12A31BLLEE
Property
Project investment
Property  management and Property
development services management  investment  Securities
in the Chinese in the Chinese Hotel onAHR  otherthan tradingand  Segment
Mainland Mainland  operations in the USA AHR investment total Unallocated Total
REEH
AHRET
ReERE  RPERDZ ZHERE  AHRNS  BAHEE
ZNERRE  BEEERE  EEEE REE 2MERE kRE  AH4E AAR @it
RMB’000 RMB'000  RMB'000 RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000
AEETT  ARMTR ARETR  ARETn AR%Tn ARETr AR%Tn ARETr ARETn
Adations to investment properties and - RENERNE « BER
property, plant and equipment XELRE 11 - - - - - 1 - 1
Depreciation of property, plantand ~ ¥1% - BERAENE
equipment 13,452 - 3,865 - 4 - 17,321 1,304 18,625
Amartisation of intangible assets BEERY 44916 - - - - - 44916 - 44916
Fair value loss on investment RENELATEER
properties (1.911) - - B63 27,30 - 30079 - 00m)
Fair valug loss on financial assetsat ~ RATEFABH 2SR
falr value through profit or loss BEATEEE = - - - - (89,298 (89,298) - (89,298)
Write-down of properties under HRE R RiE
development and completed HEZERINEE
properties held for sale to net NERSE
realisable value 1,391,123 - - - - - 1,391,128 - 1,391,123
Impairment losses on accounts N RE MR
receivable and other receivables HEER 28,169 - - - 91 10 28,270 - 28,270
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5. OPERATING SEGMENT INFORMATION 5. REHIPER(E)
(CONTINUED)

Geographical information i & E ¥
Revenue from
external customers Non-current assets
REIMBEF W zE FRBEE
2025 2024 2025 2024
20254 2024 2025 2024
RMB’000 RMB’000 RMB’000 RMB’000

ARBTT ARMT T AR¥MTT ARBT T

The Chinese Mainland PR R A 6,883,492 9,508,951 490,485 537,373
The USA ESE 12,355 11,508 217,967 215,250
Singapore N 5,036 8,262 179,084 245,803
Hong Kong a5 15,987 18,374 76,144 89,912

6,916,870 9,542,095 963,680 1,088,338
The geographical information of revenue from external customers is REMPBEFE Rz 2 HEER THERE i &
based on the geographical markets of the customers, and the locations Mz - MERREZFEMMEE - FERBE
of properties and investments. The geographical information of the non- ECEEHBEEER SR TARKRIN) 2R ER
current assets, excluding deferred tax assets and financial instruments, is DEREEEEZBIEMERE -

based on the locations of the assets.

Information about major customers EREEEFZER
During the years ended 31 December 2025 and 2024, no single customer B ZE2025%F K2024F 12 A31 HIEFE © B &
has contributed 10% or more of the Group’s total revenue. B-RFBEBAEBRINET10%HA L ©
6. REVENUE 6. W =
An analysis of revenue is as follows: WA T -
2025 2024
2025%F 2024
RMB’000 RMB’000
AR¥TR ARETT
Revenue from contracts with customers EEAAIW
Sales of properties in the Chinese Mainland FARR B A 3 ) ) 3 6,810,120 9,436,079
Project management services in the Chinese Mainland 7/ B A1t 2 18 B & 18 AR 7% 13,337 17,498
Hotel operations in the Chinese Mainland AR B A i 2 S 8 34,886 36,226
6,858,343 9,489,803
Revenue from other sources E iz KR
Gross rental income from investment properties REMERS WAL 43,972 35,418
Dividend income from financial assets at fair value BAFEFABGZERHEE
through profit or loss Z BB 14,555 16,874

6,916,870 9,642,095
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6. REVENUE (CONTINUED) 6. W= (&)
Revenue from contracts with customers 2EESHWE
(i) Disaggregated revenue information (i) Was 5 EH
For the year ended 31 December 2025 HZE2025F12A31A L EE
Project
Sales of management Hotel
properties services operations
in the in the in the
Chinese Chinese Chinese
Segments PRl Mainland Mainland Mainland Total
RerE Rt RAERtz RAEREZ
HEWMEX EHEEERK BIEEE st
RMB’000 RMB’000 RMB’000 RMB’000

AR¥BTRT AR¥BTR AR¥TR AR¥TR

Type of goods or services and B R IRE 2 ERI K

geographical markets BiE M5
Sale of properties in the Chinese  FAF B A H &%

Mainland 6,810,120 - - 6,810,120
Project management services in AR B A2 I8 H B

the Chinese Mainland AR 7S - 13,337 - 13,337
Hotel operations in the Chinese AR B R 2 28

Mainland - - 34,886 34,886

Total revenue from contracts with ~ 4NSE&F & LU 25 £ 58
external customers 6,810,120 13,337 34,886 6,858,343

Timing of revenue recognition [R5 HEE2 S

Goods transferred at a point in time A5 — B R 2L e = 1) 6,810,120 - 15,774 6,825,894
Services transferred over time i By i R AR TS - 13,337 19,112 32,449

Total revenue from contracts with ~ 4N&F & LU e5 58
external customers 6,810,120 13,337 34,886 6,858,343
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6. REVENUE (CONTINUED) 6. W= (&)
Revenue from contracts with customers (continued) BEEAHWE (&)
(i) Disaggregated revenue information (continued) (i) Wiz &R ()
For the year ended 31 December 2024 HZE2024F12A31A L EE

Project
Sales of management Hotel
properties services operations
in the in the in the
Chinese Chinese Chinese
Segments 2 EB Mainland Mainland Mainland Total
ReERt APERbz RATPERLZ
HEYWE HEEEERE HIEEE st
RMB’000 RMB’000 RMB’000 RMB’000
ARETR ARET T ARETT ARETT
Type of goods or services and EREBRHE 2 ERI R
geographical markets BiE Wi
Sale of properties in the Chinese  FAFR B A & )%
Mainland 9,436,079 - - 9,436,079
Project management services in PR BRI 2 I8 E & B
the Chinese Mainland BR 75 - 17,498 - 17,498
Hotel operations in the Chinese AP E R 2 B L&
Mainland - - 36,226 36,226
Total revenue from contracts with ~ SMEREF & #) U5 4858
external customers 9,436,079 17,498 36,226 9,489,803
Timing of revenue recognition U #E 52 IS
Goods transferred at a point in time 72 5 — B R 2L e &5 1) 9,436,079 - 13,606 9,449,685
Services transferred over time Bi& P i 82 e AR 7S - 17,498 22,620 40,118
Total revenue from contracts with ~ SMEREFE & 454858
external customers 9,436,079 17,498 36,226 9,489,803

Revenue recognised in the current reporting period that was

NAHERRERL A ARERTN 2 NEE

included in the contract liabilities at the beginning of the reporting WA
period:
2025 2024
20255 2024
RMB’000 RMB’000
AR¥FR AR¥ T
Sale of properties in the Chinese Mainland AR B A S Y2 6,125,395 9,370,466




6. REVENUE (CONTINUED)

Revenue from contracts with customers (continued)

(ii)

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

Sale of properties

The performance obligation is satisfied upon delivery of the
properties and advance payments are required pursuant to the
terms of sale and purchase agreements.

Rendering of services (project management services and property
management services)

The performance obligation is satisfied over time as services are
rendered and bills are issued when services are rendered.

Hotel operations
The performance obligation is satisfied as services are rendered or
goods are delivered and payment is generally received in advance.

The amounts of transaction prices allocated to the remaining
performance obligations (unsatisfied or partially unsatisfied) as at 31

Annual Report 2025 — T/~ A FF IR

Wz (%)

EF &S (H)
(i) EHEE
ERASBERENEE2ERBMRMT

YR E
BHEEDIRINDERERT  BA
RIBEE B W R IR FROR -

TERRIFE (B EERERYEE ER
%)

FE#)E A T5 10 B AR A AR5 2 A 4R (AR 7
RIEH A RREE RS BERS R BT ©

JEJE & E
HREREREXRERNERE—RE
FSEWEGIE - At BAOE TEEK -

MR20265 K 2024124318 » A E
BRTEROBTECRETHID RET) Z

December 2025 and 2024 are as follows: RGERAT :
2025 2024
20254 20244
RMB’000 RMB’000
ARET T AR¥TR
Within one year —F R 8,972,010 12,915,636
After one year — 1% 313,881 83,035

9,285,891 12,998,671
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7. OTHER INCOME, AND OTHER GAINS AND 7. HMWAURHEMWKERESIEFE
LOSSES, NET
2025 2024
2025% 20244
RMB’000 RMB’000
AR¥BT R AR¥TR
Other income Hiplr A
Interest income A B YA 624 2,553
Others Efh 4,928 4,647
5,552 7,200
2025 2024
20254 20244
RMB’000 RMB’000
AR¥F R ARET T
Other gains and losses, net Hib s R EEFHE
Fair value gain/(loss) on fair value of investment BREWMERNFEZATEKS
properties (note 16) (E518) (Mf=E16) 7,527 (30,079)
Gain on disposal of investment properties, net HEREMSE 2 W55 - 57
Fair value gain/(loss) on financial assets at BATEFABRZSRHEEL
fair value through profit or loss AFEW(EE) 25,189 (89,298)
Foreign exchange differences, net =R R (61,906) (24,882)
Write-down of properties under development and WORERFWERIBIELEZ
completed properties held for sale to B IWEEr &R FE
net realisable value (610,870) (1,391,123)
Impairment losses on accounts receivable and FEUST AR R % L At FE WO IE R (B 5 18
other receivables (note 23) (FzE23) (7,313) (28,270)
(647,373) (1,563,595)
8. FINANCE COSTS 8. MEMAK
2025 2024
2025%F 2024
RMB’000 RMB’000
ARETR ARET T
Interests on: ATFEIEZHE
Bank and other borrowings WITREMEE 527,493 514,197
Interest arising from revenue contracts BHWTEEZFE 788,742 1,759,177
Less: Capitalised in properties under development B RBERPYEEARLE (877,785) (1,983,723)
438,450 289,651

HZE2025F12 A31HIEFE

Borrowing costs from bank and other borrowings have been capitalised at
rates ranging from 2.40% to 12.50% (2024: 2.80% to 12.50%) per annum.

RERTREMEEZEBRABEN T2.40
EZ=12.50[E (20244 : 2.80/EF12.50/2 ) 7 F
FRF A AL -



LOSS BEFORE TAX

The Group’s loss before tax is arrived at after charging:

Annual Report 2025

9. PFRBIAIERE

REE 7 BRBATEBEEIR TFIXIE :

SECREER

2025 2024
20254 20245
RMB’000 RMB’000
ARETR ARBT T
Cost of properties sold B EMEKA 6,330,434 9,155,817
Cost of services R 75 Ak AN 30,955 19,240
Total employee benefit expenses: B EBFIFRA A%
Directors’ emoluments (note 10) EEHM(FIEE10) 330 374
Other staff: HMET :
Salaries and other benefits e REAMER 21,665 36,186
Retirement benefit scheme contributions RIKE R B 2,345 1,583
24,340 38,143
Less: Capitalised in properties under development B RBERPMEEARLE (3,122) (4,396)
21,218 33,747
Auditor’s remuneration 12 25 B % 1,850 1,850
Depreciation of property, plant and equipment ME - BEMEREITE 9,618 14,225
Amortisation of intangible assets A E 22,452 44,916
Lease payments not included in the measurement of WK A E GG ERN
lease liabilities HERRK 893 379
The Group’s loss before tax is arrived AREBE 2R AR
at after crediting: BEFATYIRIA :
Gross rental income from investment properties REYEMRS WA LR 43,971 35,418
Less: Direct operating expenses incurred for: W TEACBEELERST ¢
— investment properties generating rental —EEHESWRAZIREYHE
income (6,090) (6,792)
— investment properties not generating rental —WEEEHSBAZ
income HEYZE (657) (548)
(6,747) (7,340)
37,224 28,078
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10. DIRECTORS’ AND CHIEF EXECUTIVE’S 10. EERFTETHAESHHN
REMUNERATION
Directors’ and chief executive’s remuneration for the year, disclosed RIE EWHRA - FE QA KB % 383(1)()
pursuant to the Listing Rules, section 383(1)(a), (b), (c) and (f) of the Hong b) * O FROHEARRR(FEESF=ER) R
Kong Companies Ordinance and Part 2 of the Companies (Disclosure of BIE2EIRTE 2 FAEE R FEETHA B HFH A
Information about Benefits of Directors) Regulation, is as follows: o
2025 2024
2025%F 20244
RMB’000 RMB’000
AR¥BT T AR¥TR
Fees W 330 333
Other emoluments: E A B -
Salaries, allowances and benefits in kind e SRR EMER - 38
Retirement benefit scheme contributions RIKEFIFHEIE 5K - 3
330 374
For the year ended 31 December 2025 HZE2025512A31HLFE

Salaries, Retirement

allowance benefit
and benefits scheme

Fees in kind contributions Total
E2c A= 43 BIKEF

weE REVEF sHEIfR st

RMB’000 RMB’000 RMB’000 RMB’000
ARBTT ARBTRT AR®BTR AR®BTR

Executive directors: HITEE -
Mr. Zhang* aR ST - - - -
Mr. Zhang Guogiang o B 98 S5 A - - - -
Non-executive director: FHITESE -
Ms. Huang Huang# =+ - - - -

Independent non-executive directors: B HEHTEE -

Mr. Liu Da L= AE 110 - - 110
Mr. Ma Yuntao BERiE 110 - - 110
Dr. Li Huigun FEEEL 110 - - 110

330 - - 330
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10. DIRECTORS’ AND CHIEF EXECUTIVE’S 10. EBERTETHAESHM(E)
REMUNERATION (CONTINUED)

For the year ended 31 December 2024 HZE2024F12831HLLFE

Salaries, Retirement

allowance benefit
and benefits scheme

Fees in kind contributions Total
2 A= 43/ BIREF

we REUEA &I st

RMB’000 RMB’000 RMB’000 RMB’000
AR¥TR AR®BTR AR®BTRT AR®BTET

Executive directors: HITEE -
Mr. Zhang* SR A - - - -
Mr. Zhang Guogiang o B 58 S A = 38 3 41
Non-executive director: FERTTEE -
Ms. Huang Huang# & = = = -

Independent non-executive directors: B HHITEE -

Mr. Liu Da ZESRE 111 - - 111
Mr. Ma Yuntao BERKE 111 = = 111
Dr. Li Huiqun THEAEEL 111 - - 111
888 38 8 374
* Mr. Zhang is also the chief executive of the Company. * REETRNR B THABE
There was no arrangement under which the directors waived or agreed to WEMEANSEESR LR KREER R EM

waive any remuneration during the reporting period (2024: Nil). A HE (20244 « &) ©
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11. FIVE HIGHEST PAID EMPLOYEES 11. EEEEHF AL
The five highest paid employees during the year included no director (2024: FRRAEERFTATBRETEESE (20245 ¢

) BRI BN EXHE10 - AR
FARAA(2024%F : A)BTZEFT AT (LIERAR
RIEEBNIEFEBTHAL)FHMZFBHT

nil), details of whose remuneration are set out in note 10 above. Details of
the remuneration for the year of the five (2024: five) highest paid employees
who are neither a director nor chief executive of the Company are as
follows:

2025 2024

2025%F 20244

RMB’000 RMB’000

ARETR AR® T

Salaries, allowances and benefits in kind e EBREYEF 3,683 4,986

e F T ARz mxEHALGFERERIEE

The number of non-director and non-chief executive highest paid

employees whose remuneration fell within the following bands is as follows: ETHRAB)Z AT ¢
2025 2024
20254 20245
RMB’000 RMB’000
AR¥T R ARBT T
HK$500,001 to HK$1,000,000 500,001/87CE 1,000,000/ 7T 4 2
HK$1,000,001 to HK$1,500,000 1,000,001 7t 21,500,000/ 7T 1 8
5 5

12. INCOME TAX EXPENSE 12. Fif8®iRExX
2025 2024
2025%F 20245
RMB’000 RMB’000
ARBTT AR¥T T
Current tax-charge for the year AHFIE - FRAX

— Hong Kong Profits Tax — BEBFIEH - -
— Chinese Mainland CIT — B A FEATSH 37,611 10,538
— Chinese Mainland LAT — B A3+ 332 (E 61,925 100,049
— Overseas Corporate Income Tax — BN B 11 34
Under provision in prior years BEFEREDE 1,362 36,995
100,909 147,616
Deferred tax (note 30) IRETIE (FEE30) 60,443 343,595
Total tax charge for the year FABIEFRZ AT 161,352 491,211

HRAEERMEFERNGENEBELER
B Al - FH Il ER GRS SRR E RS
Wi B

No provision for Hong Kong Profits Tax has been made in the consolidated
financial statements as the Group had no assessable profits generated in
Hong Kong for both years.



12.

INCOME TAX EXPENSE (CONTINUED)

Chinese Mainland CIT is calculated at the applicable income tax rate of 25%
on the assessable profits for both years. In accordance with the Chinese
Mainland Corporate Income Tax Law, a 10% withholding income tax will
be levied on dividends declared to foreign investors from the enterprises
with foreign investments established in the Chinese Mainland. The Group
is therefore liable to withholding taxes on dividends distributable by those
subsidiaries established in the Chinese Mainland in respect of their earnings
generated from 1 January 2008.

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

The subsidiaries in the USA are generally subject to Federal Income Tax at a
rate of 21% (2024: 21%) on the taxable income and the statutory regulation
of State Income Tax in different jurisdiction for the year ended 31 December
2025. Certain of these subsidiaries retained with undistributed income are
also subjected to an additional personal holding company tax at 20% on
the taxable income. Certain subsidiaries are limited liability companies which
are by default disregarded entities (i.e. viewed as divisions of the holding
company) and would be taxed as part of their holding company for federal
tax purposes.

Income tax expense for the year is reconciled to the profit before tax per the
consolidated statement of profit or loss as follows:

12.

Annual Report 2025 —F T HFF R

Fr&HBiRA< (&)

AR A 1 FE AT S B A E R R R R B R F 2
25% BRI RERTE - RIEFBE A ER
BEOE - EREAMAHNINE D ERINE R
BEES RS S EUK10%TEINATEH -
I+ AREE AR B A FI B A R B
200841 A1 H LA SR BRER & & Fl AR A< /9 3% 5. 4%
HEHF

B A IR (AT 3% + (B AR IR EEEB0%
E60% 2 REREHU - BERSIHEMEM
SRR L EREEREABENEERRA
X ERMB X MR

HZE2025F12A31HIEFE - REBEZKB
RA— BT RERBUAIL21% (2024 F -
21%) ZH BB MBI E LI MBI BELFEFT
B eAERMATEH ZEEMRG - BBARDIR
WAZETHZEWB AR NHERFHRAZ
20% T A EAER AR MNE - EFHBAR
BARAG @ AETHEAEE IR BZEERA
RIZDER) « B FE M = B EER AR —3D
DETERIE -

FAMEBRAYEEAIBRERMRGRE NG T
HERT -

2025 2024
2025%F 2024
RMB’000 RMB’000
AR¥T T ARETT
Loss before tax BR 7 Al B 1B (697,852) (1,681,724)
Tax at the statutory tax rate of 25% (2024: 25%) RETE I #E25% (20244 : 25%)
E s BIA (174,463) (420,431)
Effect of different tax rates on operations in FEHMRAER S ERETR 2
other jurisdictions T 5,023 15
Tax effect of expenses not deductible for tax purpose A FFi sz H 2 i 7& & 28 11,101 71,392
Tax effect of income not taxable for tax purpose BERBMAZ RIS 2 (6,594) (6,582)
Chinese Mainland LAT R B A+ b 3R (E 61,925 100,049
Tax effect of Chinese Mainland LAT B i - IS (E R 2 BRI R 2 (15,482) (25,012)
Tax effect of temporary differences not recognised AERE R EZRE 2 RGT & 138,391 285,863
Tax effect of tax losses not recognised RERZBIBEE 2 G2 163,115 530,771
Utilisation of tax losses previously not recognised FABAE AR ZTIEREIE (23,026) (81,849)
Under provision in prior years BTFEREETR 1,362 36,995
Income tax expenses for the year FABHFAX 161,352 491,211
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13. DIVIDENDS 13.

The directors of the Company did not recommend the payment of a
dividend in respect of the year ended 31 December 2025 (2024: Nil).

14. LOSS PER SHARE ATTRIBUTABLE TO OWNERS 14.

OF THE COMPANY

The calculation of basic loss per share is based on:

R E

ARREEWL T EZIKTEZE2025612 531 H
IEFE 7B (20244 : ) o

RARFEEARLEEBRER

FRERBETDRATERNGTE

2025 2024
2025% 2024
RMB’000 RMB’000
AR¥TR AR®TT
Loss &8
Loss attributable to owners of the Company RAEEE ARIEERE
used in the basic loss per share calculation ARstE Sl ERER (856,036) (2,181,963)
2025 2024
2025%F 2024
’000 ’000
F A& T B
Shares &vy
Weighted average number of ordinary shares FREBHITEBRMNETLSE
outstanding during the year used in the basic AR ESRERNEE
loss per share calculation 1,913,387 1,913,387

No diluted loss per share amounts were presented for the years ended 31
December 2025 and 2024 as the Group had no potentially dilutive ordinary
shares outstanding during these years.

AN &£ B R E F 2025 K 202412 831 H
IHFEETEEEBESRTERR WM E
FEMERYSRESEHIS -
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15. PROPERTY, PLANT AND EQUIPMENT 15. % - MERR®

Furniture,
office
Land equipment
and Leasehold and motor
buildings Hotel improvement vehicles Total
HE HR BAE
T REF i MERE RERARE st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AR®T R AR®FR AR%T AR¥TF R AR¥TR
31 December 2025 2025F12A31H
Cost 2%
At 1 January 2025 R2025%1A1H 248,112 138,481 2,586 27,334 416,513
Additions NE - - - 303 303
Exchange realignment 0 5 R (2,607) - (44) (22) (2,673)
At 31 December 2025 2025912 831H 245,505 138,481 2,542 27,615 414,143
Accumulated depreciation REITE
At 1 January 2025 R2025%1 818 32,356 11,594 2,586 24,009 70,545
Depreciation provided TERE 6,642 3,865 - 1,157 11,664
Exchange realignment b 5 G (453) - (44) (21) (518)
At 31 December 2025 2025912 831H 38,545 15,459 2,542 25,145 81,691
Net carrying amount REFE
At 1 January 2025 M2025%1A1H 215,756 126,887 - 3,325 345,968
At 31 December 2025 12025912 831H 206,960 123,022 - 2,470 332,452
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HZE2025F12 A31HIEFE

15. PROPERTY, PLANT AND EQUIPMENT 15. Y¥ - - BERRZRE(E)

(CONTINUED)
Furniture,
office
Land equipment
and Leasehold and motor
buildings Hotel improvement vehicles Total
&M WAE
T REF HE HEMELS RERRE st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARET T AR®T R AR®BT R AR®T R AR®BT R
31 December 2024 2024%F12H31H
Cost R
At 1 January 2024 R2024F1 A1H 246,425 138,481 2,542 27,303 414,751
Additions NE - - - 11 11
Exchange realignment Rk 1,687 - 44 20 1,751
At 31 December 2024 M2024F12 A31H 248,112 138,481 2,586 27,334 416,513
Accumulated depreciation 2:HiTE
At 1 January 2024 1K2024F1 F1H 19,962 7,729 2,420 21,437 51,5648
Depreciation provided ERE 12,081 3,865 126 2,553 18,625
Exchange realignment & R 313 - 40 19 372
At 31 December 2024 202412 A31H 32,356 11,594 2,586 24,009 70,545
Net carrying amount REFE
At 1 January 2024 R2024F1A1H 226,463 130,752 122 5,866 363,203
At 31 December 2024 R2024F12 831 H 215,756 126,887 - 8526 345,968
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INVESTMENT PROPERTIES 16. REWHE
2025 2024
20254 20244
RMB’000 RMB’000
AR¥F R ARET T
Carrying amount at 1 January M B1B ZEREE 719,918 810,535
Transfer to property held for sale ERERHEREYE (87,681) (45,351)
Disposal HeE - (22,235)
Net loss from a fair value adjustment FABRNFEZEBFE 7,527 (30,079)
Exchange realignment bE 7 A% (8,536) 7,048
Carrying amount at 31 December W12 A31 B Z2RAE 631,228 719,918

All of the Group’s property interests held under operating leases to earn
rentals or for capital appreciation purposes are measured using the fair
value model and are classified and accounted for as investment properties.
The investment properties with an aggregate fair value of RMB192,600,000
(2024: RMB284,084,000) have been pledged to secure the Group’s
borrowings (note 29).

The fair values of the investment properties situated in Hong Kong,
Singapore and the USA as at 31 December 2024 and 2025 are based
on the valuations carried out by APAC Appraisal and Consulting Limited
(“APAC”). APAC is the member of the Hong Kong Institute of Surveyors and
Valuers and an independent qualified professional valuer not connected
with the Group.

The fair value of the investment property situated in Chinese Mainland as
at 31 December 2025 is based on the valuation carried out by Zhong Ming
(Beijing) Assets Appraisal International Co., Ltd (“Zhong Ming International”).
Zhong Ming International is the member of the China Appraisal Society and
an independent qualified professional valuer not connected with the Group.

In estimating the fair value of the investment properties, the highest and
best use of the investment properties is the current use. The fair values of
the investment properties are derived from the capitalisation of net income
method with due allowance for the reversionary income.

At the end of the reporting period, management of the Group works with
valuers to establish and determine the appropriate valuation techniques
and inputs for Level 3 fair value measurements. Where there is a material
change in the fair value of the assets, the causes of the fluctuations will be
reported to the directors of the Company.

The investment properties are leased to third parties under operating leases,
further summary details of which are included in note 19 to the financial
statements.

REBRENKCLHEFFURRAS EELRFE
ZUEREHIRATEENGE YN EAREME
AR - AT ES L ARE192,600,0007T (20244 © A
R#284,084,0007) 2 I E WX BB UREAEE
Z BB (FIzE29) »

RIRBE ~ FINE R EE 2 IR EYMER20244F k2025
F1I2AMAZRAFENENEAGEREBBRA A
([BEADFETHEET - TAABBIEMES S
BHEASEVEREZBYAEREEMHEM -

IR B At 2 R E W HE R 20255512 431 B 2 A F{E
TERPHBEREEN (UL BREER Ak
BB ) FTETT M ERETE - SRBIRE A rh B & E R b 3
o8 BEASEYEREE 2B S BREXGER -

ERREMELTER  REVESTHAARERE
RERAZ - REVERXFEERNFRERMOER
H - WAERBAELEE A -

RBERR  AEEEREEGEMAE  RE=R
AFEFAEELNREEE 2 HERM REARE -
MEEZXATEBEANE - HREFERRAFRAERE]
BEEWRE -

REMERBKEMELB T HAOME - HE— st
B E BN B SRR M9 -
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16. INVESTMENT PROPERTIES (CONTINUED) 16. REWE(E)
Fair value hierarchy AEEER
The following table illustrates the fair value measurement hierarchy of the TR RAEFBEEYHE 2 AN EAEELH -
Group’s investment properties:
2025 2024
2025%F 20245
RMB’000 RMB’000
AR¥F R AR¥TT
Fair value measurement using significant RABAXT A B R A 152
unobservable inputs (Level 3) AFEFE(E=A)
Recurring fair value measurement for BALR IR 2 R E W2
investment properties located in KEEQAEETE
- Hong Kong — &8 39,641 50,567
— Singapore — ¥ 179,080 259,561
- USA —%£H 217,968 215,251
— Chinese Mainland — AR B A 3 194,539 194,539
631,228 719,918

During the year, there were no transfers of fair value measurements
between Level 1 and Level 2 and no transfers into or out of Level 3 (2024:

Nil).

FRFREF_HETEBZLETAAFEFE
ERZER AYEBLEANERE=ZHR 22BN
(2024%F : 4&) o



16.

INVESTMENT PROPERTIES (CONTINUED)

Set out below is a summary of the valuation technique used and the key
inputs to the valuation of the Group’s significant investment properties

categorised into Level 3:

Annual Report 2025

16. BEWHE (&)

TXEHINAEESERE=RzETEZREMF
HEMERZHERMTREZBABIBZME

SECREER

Range or weighted average

EENMEFIH
Properties Valuation technique Significant unobservable inputs 2025 2024
L/ES fh{ER M ERFAHEHAE 2025%F 2024%F
Offices located in Hong Kong  Income capitalisation Monthly market rent (HK$ per sq. ft.) 38.7 34.2
with a carrying value of approach FAmSAE(BFFRET)
RMB39,641,000 (2024: WAEARE Term yield (per annum) 2.9% 2.5%
RMB50,567,000) FHWER(FF)
NREBRABAREK Reversion yield (per annum) 3.1% 2.7%
39,641,0007T (20244 = A BEEKEE(FF)
R#50,567,0007T) 2 A
Commercial and residential Income capitalisation Monthly market rent (HK$ per sq. ft.) 4.3-5.2 4.3-5.4

units located in Singapore
with a carrying value of
RMB179,080,000 (2024

RMB259,561,000)

AL RAFT I EBREEA R
179,080,000 (20244 :
AER#259,561,0007T) 2

A REEEM

Senior housing communities

located in the USA

with a carrying value of
RMB192,600,000 (2024:

RMB190,142,000)
IR EEREEARE

192,600,0007T (2024 4 :
AR#190,142,0007T) 2

REEERE

Commercial and office
properties located in
the Chinese Mainland

with a carrying value of
RMB194,539,000 (2024

194,539,000)

LA B A EREE A R
194,539,0007T (2024 4 :
AR #194,539,0007T) 2

[HEISEFNYES

A significant increase (decrease) in the market rent in isolation would
result in a significant increase (decrease) in the fair value of the investment
properties. A significant increase (decrease) in the term yield and reversion
yield in isolation would result in a significant decrease (increase) in the fair

approach
W ABARE

Income capitalisation
approach

WAEARE

Market comparison
approach
MG EUA

value of the investment properties.

There has been no change from the valuation technique used in the prior

years.

BAMSHES(EFAIRAET)
Term yield (per annum)
FHWRE(BF)

Reversion yield (per annum)
B % (FE)

Annual market rent (USD per sq. ft.)
BRATSEEE(BFHRET)
Term yield (per annum)
FHWHE(BEF)

Reversion yield (per annum)

RN RE(EF)

Price per square metre (RMB)

FFIREBR(ARET)

2.7%-2.8%

2.9%-3.0%

22.6-29.5

7.5%-8.4%

8.0%-8.9%

9,200-9,600

2.7%-3.3%

2.9%-3.5%

22.5-27.0

7.8%-8.5%

8.3%-9.0%

9,200-9,600

MSHEEBAEENORD) EGHREME
RFEREENORD) o FHUE R REFIK
BmEEBRBIEMORD) EEEIREMERT
BEARERD (E) -

PR i E R B FEARR o
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Impairment testing of goodwill

The recoverable amount of the cash-generating unit has been determined
based on a value in use calculation using cash flow projections based
on financial budgets covering a four-year period approved by senior
management. The discount rate applied to the 2023 cash flow projections
was 27.46%.

Assumptions were used in the value in use calculation of the cash-
generating unit for 31 December 2023. The following describes the key
assumption on which management has based its cash flow projections to
undertake impairment testing of goodwill:

Discount rate — The discount rate used is before tax and reflects specific
risks relating to the relevant unit.

Selling price — Management determined the selling price based on the
selling price of the pre-sale units in the same project or the prevailing market
price of the comparable properties with similar size, usage and location.

Costs to completion — Management determined the costs to completion
based on the budgets approved by management, which is estimated
according to the past project construction experience and its knowledge of
expected market prices of land and construction cost.

The value assigned to the key assumptions is consistent with external
information sources.

17. GOODWILL 17. B8

RMB’000
AR¥FTT

At 1 January 2024 and 31 December 2024, M2024%F1 H18 + 20244F12H31H -

1 January 2025 and 31 December 2025: 2025%1 418 K2025%12H31H :
Cost [B%N 424,722
Accumulated impairment 2FHRE (424,722)
Net carrying amount IREDFAE =

R (B R

RAeELSM 2 AIREERETREEBEER
HET ZAHEEANRSRERIENS
REREPHE 2 REWFHFE 2 P BEE -
2023 R REBTAREMR 2B K R27.46% °

FTE2023F 12 A31B 2B & EABMFEAEE
EEARK BEBERERSRERIERE
EHEITRE R 2 B R T

MRX-MRAMAXRSRHAMERER - kIR
EARRA B AR 2 E R -

EE-EEERER —HEREEUZEER
BERERE BERUBEZATLBRYEZRT
mEEEEE -

TIRA-EEERBEEEMEZEEEF

SEIRA - BEDREBAERDZREBRKLE
8430 B EERK A TAR T B 2 AR (G 5t -

BT R e 2 SR BE RN ERIRIR— 2 -



18.

19.
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INTANGIBLE ASSETS 18. B EE

Contract
benefit
EHM =
RMB’000
AR® T
Cost and net carrying amount at 1 January 2024 R2024F1 A1 8 2 A M BREFE 67,368
Accumulated amortisation EETHEEE (44,916)

Cost and net carrying amount at 31 December 2024 and 12024912 31 H &2025%F1 A1H Z A
1 January 2025 22,452
Accumulated amortisation EET#EE (22,452)

Cost and net carrying amount at 31 December 2025

R2025%12 A31 B 2 A K BREFE

The amortisation is recorded into the property under development and
transferred to the profit or loss together with the revenue is recognised.

LEASES

The Group as a lessor

The Group leases its investment properties (note 16) consisting of offices,
commercial and residential units, senior housing communities located in
Hong Kong, Singapore and the USA under operating lease arrangements.
The terms of the leases generally require the tenants to pay the security
deposits and provide for periodic rent adjustments according to the then
prevailing market conditions. Rental income recognised by the Group during
the year was RMB43,972,000 (2024: RMB35,418,000), details of which are

included in note 6 to the financial statements.

At 31 December 2025, the undiscounted lease payments receivable by
the Group in future periods under non-cancellable operating leases with its

tenants are as follows:

19.

B ABETYEDERR

B o

HE
AEBERHBEA

U 25 B — G

AEBBESCLHELHEAEGRES -
g RERNREYE(KE16) © BIEH
AN HEREEEBEALA  REXERS - HE(K
FBEERAEIMERIES  WIREERR
AR EHAERES - AEBFENERNES
WA B AR#43,972,0007C (20244 : AR
35,418,0007T) * EFFHBEH R B HREKNAEG o

2026512 H31H - RRAEERBEEES
Z AT A AR B FE OR BE ER AR B BRI

™

2025 2024

20254 20245

RMB’000 RMB’000

ARETR ARBT T

Within one year —ER 34,434 28,515
After one year but within two years —F A FERFLAR 30,635 22,319
After two years but within three years MEA EB=FLAR 22,872 20,832
After three years but within four years =F P HBEEFEUA 7,502 18,503
After four years but within five years WELA FERFEUAA - 7,972
After five years HBiEhF - 774
95,443 98,915
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Pledged deposits represent bank deposits of RMB77,238,000 (2024:
RMB117,117,000) and deposits held with financial institutions of
RMB6,594,000 (2024: RMB6,594,000) pledged to banks and financial
institutions to secure the facilities granted to the Group and the mortgage
loan facilities granted by certain banks to certain property buyers of the
Group’s properties. The pledged deposits will be released upon the
settlement of the relevant borrowings and the expiry of the mortgage
guarantees provided to the property buyers.

Restricted bank balances are required, pursuant to the relevant regulations
in the Chinese Mainland, that certain amount of pre-sale proceeds of
properties be placed as guarantee deposits in designated bank accounts
for the construction of the relevant properties. The deposits can only be used
for payments for construction costs of the relevant properties with approval.

Cash at banks earns interest at floating or fixed rates based on daily bank
deposit rates. The bank balances are deposited with creditworthy banks
with no recent history of default. The carrying amounts of cash and cash
equivalents approximate to their fair values.

At the end of the reporting period, the cash and bank balances of the
Group denominated in RMB amounted to RMB590,576,000 (2024:
RMB943,714,000). The RMB is not freely convertible into other currencies,
however, under Chinese Mainland’s Foreign Exchange Control Regulations
and Administration of Settlement, Sale and Payment of Foreign Exchange
Regulations, the Group is permitted to exchange RMB for other currencies
through banks authorised to conduct foreign exchange business.

20. PLEDGED DEPOSITS, RESTRICTED BANK 20. SEARSE  ZRFABTEKRR
BALANCES AND CASH AND CASH EQUIVALENTS EREESEEEHR
2025 2024
20254 2024
RMB’000 RMB’000
ARETR ARET
Pledged deposits BEfEe
— Current —BNER 83,832 123,711
Restricted bank balances SRR IR TAE 84 372,270 541,908
Cash and cash equivalents RENRRESFEBEIEE 210,517 317,544

EHEFZRSCECERTRITIRSMERS 2R
TER AR 77,238,0007C (20244 : AR
117,117,00070) R & R B FETRARE
6,594,0007T (20244 : AR¥6,594,0007T) °
DR TFAEBZ@ERSE THROTBETASE
EYMEZETVEERZZBERRE - E1)
HIRe BN EBEEEERRREETYEER
ZIRIBER B ER B AR o

ZRGIRITESRBIRBETRALBERRY - A
BYEREMSHAZE TEEFARERT
FOEREMMFERETRZRES ZHKIE -
bR - FERBE S A AR HEYE
ZIREER o

RITRERE A BRITERNEZZZHHEE
FHERERF R o SRITAEHREF AL HII B R K
R AEAREZRT - BERREFEEAR
ZIRHERE N TERE

RBER » REBUAARBFEZRE RIE
1THE R A AR #590,576,0007T (20244 © AR
#948,714,0007T) - ARBETEEHRERAE
E R o A - AR E A B Rt 2 COMNE B IR i
BIYR(AEE ~ EENARNEZTEETE)  NE®
BB BEREEITINEEBNRITEARE
HIREEMEE -



21.

22.

23.
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COMPLETED PROPERTIES HELD FOR SALE 21. HEHEZETINE
Completed properties held for sale are all situated in the Chinese Mainland. BEREZE T ITYESBAATBE AL o &K
The Group carried out assessment on the net realisable value at the EENHEHARB AR REETIER B
end of the reporting period and recognised RMB2,468,307,000 (2024: 202512 A31H - ERMAEFELEZETT
RMB3,246,703,000) of write-down for completed properties held for sale as ME AR 2 468,307,000t (20244 : AR
at ended 31 December 2025. 3,246,703,0007T) °
PROPERTIES UNDER DEVELOPMENT 22, BEPYE
Properties under development are all situated in the Chinese Mainland. BREPYEDPAUATREAM - REBRRE
The Group carried out assessment on the net realisable value at the BACR ¥V A B IR R EHEITA M - 702025912 431
end of the reporting period and recognised RMB1,047,066,000 (2024: H - HERMORE R T W E A R1,047,066,000
RMB1,410,613,000) of write-down for properties under development as at J0(2024%F : AR¥1,410,613,0007T) °
31 December 2025.
ACCOUNTS RECEIVABLE, OTHER RECEIVABLES 23. FEWEREF - HtEKFEBREME
AND OTHER ASSETS -3
2025 2024
2025%F 2024%F
RMB’000 RMB’000
AR®T T AR¥TT
Accounts receivable JE W R 3R 14,359 15,801
Less: Allowance for impairment R R E (2,404) (2,748)
11,955 13,055
Prepaid value-added taxes and other taxes TR IS ET R E AT IR 1,050,798 1,071,076
Deposits and prepayments e RIEMNFIE 318,779 416,368
Costs of obtaining contracts BBE L Z KA 57,796 93,581
Other receivables H b pE Yk IE 603,300 779,677
2,030,673 2,360,702
Less: Allowance for impairment o ORERE (50,018) (42,363)
1,980,655 2,318,339
1,992,610 2,331,394

Accounts receivable represent receivables from sales of properties, project
management services, property management services, dividend receivables
and rental receivables. Receivables arising from sales of properties and
project management fee receivables are due for settlement in accordance
with the terms of the related agreements. The settlement terms of
rental receivables and property management fee receivables are upon
presentation of demand notes.

MR EHE - HEEERY - WEE
Bk - B RUKEREEREFIE - K8
MEHEZRKFIRRIAR BEEERWFRTS
RIFZHE W < EREREE - BUIHEES M
ERNEERE 2 BEERRETETBANE

£ 4
Fr4EE
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AND OTHER ASSETS (CONTINUED)

An aging analysis of the trade receivables as at the end of the reporting
period, based on the invoice date and the net of loss allowance, is as
follows:

23. ACCOUNTS RECEIVABLE, OTHER RECEIVABLES 23. gu& R HhEWRE R HE

RBERR - BEZZAHRNBRBRRER
BB PR RIRER DT T

2025 2024

2025%F 2024

RMB’000 RMB’000

AR®F ARET T

Within 1 year 1FERN 3,922 4,034
110 2 years 13226 2,964 562
2 to 3 years 2E3F 127 8,251
Over 3 years 3FLAE 4,942 208
At end of year RER 11,955 13,055

An impairment analysis is performed at each reporting date using a
provision matrix to measure expected credit losses. The provision rates
are based on days past due for groupings of various customer segments
with similar loss patterns. The calculation reflects the probability-weighted
outcome, the time value of money and reasonable and supportable
information that is available at the reporting date about past events, current
conditions and forecasts of future economic conditions.

Set out below is the information about the credit risk exposure on the
Group’s financial assets included in accounts receivable using a provision

matrix:

As at 31 December 2025

BEDITTIN SRS B HAE BB EERET
NAERMEEER -BEXDERZEA
BRUEBSEREAR TP 2 8848 Bl #0788 K B
E o ZatERRAAXNELER  BEKREE
BEARREE AR SEBBESMF - /1M
AEARREERR TN SRR A SEE R -

DX (E R BRERES H A KB AR YR
ReeBMEERBRNEERRNER
M2025F12H31H

Gross carrying Expected credit

amount losses
REAE EHEERE
RMB’000 RMB’000
AR®TR AR®T

Assessment of expected credit losses by ZiEERKRESFTHESEERE
credit risk portfolio 14,359 2,404
At end of year NER 14,359 2,404

As at 31 December 2024

A2024F12A31H

Gross carrying Expected credit

amount losses
IREAAE AHEEREE
RMB’000 RMB’000
AR T ARET T

Assessment of expected credit losses by credit risk BEERRAST(HTEHREEEE
portfolio 15,801 2,746
At end of year RER 15,801 2,746
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23. ACCOUNTS RECEIVABLE, OTHER RECEIVABLES 23. FEWERZ - HEWZER EE

24.

AND OTHER ASSETS (CONTINUED)

Deposits and other receivables mainly represent deposits with suppliers and
other receivables due from third parties. Where applicable, an impairment
analysis is performed at each reporting date by considering the probability
of default, expected credit losses are estimated by applying a loss rate
approach with reference to the historical loss record of the Group. The
loss rate is adjusted to reflect the current conditions and forecasts of
future economic conditions, as appropriate. The expected credit losses
was RMB50,018,000 as at 31 December 2025 (31 December 2024:
RMB42,363,000).

The movements in the loss allowance for impairment of accounts receivable
and other receivables in total are as follows:

E(&E)

Ze R HMERFIBEEBEEERZS RER
WA EE M EUGRIE o (@A - RED T
NEREAHEBEREN ZAJREIE#ETT - T8
HEEBRAUEB2EAEBEMNE L BRI
FEABRERETMHE - BARSIELFE -
LA = BB AT AR SR K2 oA 2R A7 AR R T8RN (20 5@E
) - R2025%12831H » FBEIEEEEAA
R #50,018,0007T (202412 4318 : AR
42 363,0007T) °

B A R 3K e At PR MR R B 2 IS B B B 4 AR
ZEBMT

2025 2024

20254 20244

RMB’000 RMB’000

AR¥T R ARBT T

At beginning of year REF 45,109 16,839

Impairment losses, net EEEFEE 7,313 28,270

At end of year NER 52,422 45,109
FINANCIAL ASSETS AT FAIR VALUE THROUGH 24. BMAFEHFTAEBRZSHMEE

PROFIT OR LOSS

2025 2024

2025%F 20245

RMB’000 RMB’000

AR¥TR AR¥TT

Equity securities listed in Singapore FRFT NS _E T 2 BRARRE 4,650 4,010

REIT securities listed in the USA MER EH 2 BEREETES 175,411 209,377

180,061 213,387
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25. ACCOUNTS PAYABLE, DEPOSITS RECEIVED 25. EMRERZ - CWRSRESER
AND ACCRUALS
2025 2024
20254 2024
RMB’000 RMB’000
ARBTT ARET T
Accounts and bills payable EREBERREE 152,920 169,165
Accrued construction costs (Note) FERT LR AN (M) 6,606,642 7,825,836
Rental deposits received BlWHERS 9,300 9,201
Retention deposits and payable REB e REMNFIA 108,593 173,967
Real estate and other taxes payable R EERREMFIIE 811,368 647,541
Other payables and accruals HEtENRERETER 637,244 838,805
8,326,067 9,664,515
Less: Rental deposits received — non-current A BREE RS —FERE (906) (444)
8,325,161 9,664,071
Note: Included in accrued construction costs are amounts due to a related MieE : EEFREKEAE DA R 792,404,000 7T
company controlled by Ms. Huang’s daughter, Ms. Zhang Huigi (“Ms. (20244 : AR¥676,068,0007T) At HZE
Zhang”), of approximately RMB792,404,000 (2024: RMB676,068,000) T ER —FHEER R (BHuangX T2 &
for its construction work. SaRBEHE I ([RA L S 2 FE -
An ageing analysis of the trade and bills payables as at the end of the RMERAR - REBEZZAHNEIENFERR
reporting period, based on the invoice date, is as follows: ENEERRDITIT
2025 2024
2025%F 2024
RMB’000 RMB’000
AR®TT ARBT T
Within 1 year 1FR 3,505,092 4,122,193
1 to 2 years 13226 1,291,447 1,950,354
2 to 3 years 2FB34F 1,064,474 1,523,681
Over 3 years 3FLAE 898,549 398,773

At end of year RER 6,759,562 7,995,001




26.

27.

28.

CONTRACT LIABILITIES

The amounts represented advance payments from customers based on
schedules as established in the property sale contracts. The decrease
in contract liabilities as at 31 December 2025 was due to more property
projects having started pre-sale during the current year.

AMOUNTS DUE TO RELATED COMPANIES

The amounts due to related companies are unsecured, interest-free and
repayable on demand. Ms. Huang and together with her spouse, Mr.
Zhang, and her daughter, Ms. Zhang, have the controlling interests over
these related companies.

LOANS FROM A RELATED COMPANY

The Group has entered into loan agreements with a related company,
Henan Zensun Real Estate Co., Ltd. (“Zensun Real Estate”), which is
ultimately controlled by Ms. Huang, pursuant to which Zensun Real Estate
will provide unsecured loans to the Group.

The amounts are unsecured, interest-free and repayable on demand. Those
amounts were shown under the current liabilities as Zensun Real Estate had
the discretionary rights to demand immediate repayment.

In the opinion of the directors of the Company, the carrying amounts of the
loans approximated their fair values at initial recognition.

26.

27.

28.
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BHNEE

ZECHERBEYEHEEANHENRERXA
REUELHTE FUIB - K2025F12831HA 4
BERSTTHREZYHEIE R NAFERIATE
S -

FEAS BB 1 RIFRIE

ENEEARRBAEERA £ EWIRERE
iE o HuangZ TE#RE B BIREE R EZ 7R
ZHHZEE DB AR -

RE—HBEEQXRZER

AEEHEBEARTEEREFXFARAR(IE
BEZ | AHuangXZ T H&RIEH 2 A F)) %]
EXtpaz Bt EEEXHREEKFER
FAER o

ZECHEAEER  RERAREREE -
RIEFEXAEIEEN ZRAEER - 8
FHEBIERBAE -

F
%5

ARREERR  ZEFERZREELERER
I FER RS 2 AN FERE
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29. BANK AND OTHER BORROWINGS

HZE2025F12 A31HIEFE

29. RITRHEMEE

2025 2024
2025% 20245
Effective Effective
interest rate interest rate
per annum per annum
(%)  Maturity RMB’000 (%)  Maturity RMB’000
ERER=E
ERFRE%) IFHA ARETR (%) EHA ARETT
Current B
Bank loans - secured BIER-FER 3.00-5.50 2026 340,318 2.95-792 2025 808,692
2026% 20254
Bank loans - secured RITER-HHA 7.20-9.03  On demand 1,369,980 8.20-9.03  Ondemand 1,269,950
RER BEKX
Bank loans - unsecured RITER—EH N/A N/A - 465 2025 4,000
TER  TER 20255
Other loans - secured HtEH - H#HA 3.00-594 2026 3,081 594 2025 378
20265 20254
Other loans - secured Hin B - HER 320  Ondemand 220,000 2.80-3.20  On demand 255,800
Other loans - unsecured Hit B0 - EH A 3.20-455 2026 170,605 2.80-550 2025 362,235
20265 2025%
Other loans - unsecured HiEH—BHA 3.20-550  On demand 490,001 2.80-3.20  On demand 38,105
Senior notes - unsecured (a)b)c)  BAEE - EHKH(@)b)c) 7.0-1250  On demand 1,764,356 7.0-12.50  On demand 1,840,084
RER BEKX
4,358,341 4,579,244
Non-current FEENH
Bank loans - secured FITESR-HHEA 3.00-4.15  2027-2029 291,195 3.00-7.20  2026-2029 509,860
2027 22029 2026F £2029%F
Bank loans - unsecured BAEN - BER N/A  N/A - 465  2026-2027 6,000
TER  TER 2006 20274
Other loans - secured HtEH - KA 5.94  2027-2058 47,236 594  2026-2058 49,772
2027 2058 2026 205845
Other loans - unsecured Hi B3~ EHKA 2.40-3.20  2027-2029 613,931 2.80-5.50  2026-2029 554,716
2027 F2029%F 20266 22029
952,362 1,120,348
5,310,703 5,699,592
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29. RITRHEHMEE(E)

2025 2024
2025 20244
RMB’000 RMB’000
AR¥TR ARET T
Analysed into: DT
Bank and other borrowings repayable: RT3 BHEE 2 R1T R
HibEE
Within one year —F R 4,358,341 4,579,244
In the second year E_F 180,685 686,211
In the third to fifth years, inclusive FoEFRFE(BEEERE) 725,883 385,814
Beyond five years BARF 45,794 48,323
5,310,703 5,699,592
The carrying amounts of bank and other borrowings at the end of the REEEAR - RITREMEEZREBEINLT
reporting period were denominated in the following currencies. HEHTIE -
2025 2024
20254 20245
RMB’000 RMB’000
AR¥TR ARBT T
SGD AN T - 5,331
USD EpI 1,811,957 1,948,623
RvMB AR 3,498,746 3,745,638
5,310,703 5,699,592
Notes: et -
(a) On 3 October 2019, the Company issued senior notes at a principal (a) RARBBERE R BREFREBRTR

amount of US$220 million carrying interest of 12.8% per annum due
on 3 October 2021 in accordance with the terms and conditions of the
subscription agreement (the “2019 Original Notes”). Subsequently on
20 December 2019, the Company issued additional senior notes at a
principal amount of US$120 million under the same terms and conditions
of the subscription agreement of the 2019 Original Notes. The additional
senior notes are consolidated with the 2019 Original Notes and form a
single series at an aggregate principal amount of US$340 million carrying
interest of 12.8% per annum due on 3 October 2021.

In September 2021, US$142,420,000 of the 2019 Original Notes,
representing approximately 42.01% of the total aggregate principal
amount of the outstanding 2019 Original Notes, have been validly
tendered for exchange and accepted pursuant to the terms and
conditions of the exchange offer in exchange for the new notes to be
issued, and the remaining outstanding amount of US$196,580,000
were repaid upon maturity. Such amount of US$142,420,000 were in
exchanged for the new notes issued on 13 September 2021. Details of
the Exchange Offer are set out in the Company’s announcement dated 8
September 2021.

2021¢1OH35 ‘Jﬁﬁzaiﬁgﬁzmoooooo
®1) e ﬁfﬁﬁzow%zﬂzoa ViN/N WE?F
20195 [R1A I8 R 58 7 2 2 A8 A1 5K B & 4
FEINEE 1T R4 58120,000,000E LB L E ©
HIMEEREE2010F RIAZBEAH A —A
Z75 - BIR2021 10 AR B M 2 A& 4%
340,000,000k T4 812, 8B B L2 -

202149 A + 2019F R4 ZE 1% 142,420,000
EL(EREB0190FERAZHEASBELD
42.01%) B IRBERIBE LB G RIKHB IR
RYERZHY B EER - AR T EITHH
Z¥E - MER T ARERES%196,580,000% TE
R EHABF (8 © 52142,420,0003 7T B RIAR
2021F9A13AHTHHRIE - RIRBHM
BEEN AN T A EA2021FE9A8HMAE -
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29. BANK AND OTHER BORROWINGS (CONTINUED)

Notes: (continued)
(@) (continued)

On 13 September 2021, the Company issued senior notes at a principal
amount of US$200 million carrying interest of 12.5% per annum due
on 13 September 2023. The US$200 million senior notes are listed
and traded on the Stock Exchange of Hong Kong. Such amount of
US$142,420,000 were in exchanged for the 2019 Original Notes due on
3 October 2021 (as detailed in note a above), and the remaining amount
of US$57,580,000 were intended for project developments and general
corporate purposes. Details of the issuance of the senior notes are set
out in the Company’s announcements dated 14 September 2021.

On 12 September 2023, US$103,478,000 of the 2023 Notes,
representing approximately 91.39% of the total aggregate principal
amount of the outstanding 2023 Notes, have been validly tendered for
exchange and accepted pursuant to the terms and conditions of the
exchange offer in exchange for the new notes to be issued, and the
remaining outstanding principal amount of US$9,752,000 were planned
to repay upon maturity.

Senior notes in the principal amount of US$103,478,000 carrying interest
of 7% per annum due on 12 September 2025 (i.e. the “2025 Notes”)
were issued. As a result, the 2023 Notes validly tendered for exchange
and accepted pursuant to the Exchange Offer have been cancelled.
Details of the issuance of the senior notes are set out in the Company’s
announcements dated 13 September 2023.

(b) On 24 September 2021, the Company issued senior notes at a principal
amount of US$160 million carrying interest of 12.5% per annum due on
28 April 2024. The US$160 million senior notes are listed and traded
on the Stock Exchange of Hong Kong. The net proceeds of the senior
notes were intended to refinance existing indebtedness and for project
developments and general corporate purposes. Details of the issuance of
the senior notes are set out in the Company’s announcements dated 24
September 2021.

() As of 31 December 2025, the Group did not make payments on certain
principal and interest payable of its USD denominated senior notes
due in 20283, which had been delisted upon maturity on 13 September
2023; the principal and interest payable of its USD denominated senior
notes due in 2024 (“2024 Senior Notes”), which had been delisted upon
maturity on 23 April 2024, and the principal and interest payable of its
USD denominated senior notes due in 2025 (“2025 Senior Notes”), which
had been also delisted upon maturity on 12 September 2025, triggering
an event of default or cross default of various borrowings pursuant to
the terms and conditions of respective agreements. As a result, the
outstanding aggregate principal from the 2023 Notes, the 2024 Notes
and the 2025 Notes were all repayable on demand.

Certain of the Group’s bank and other borrowings are secured by the
Group’s pledged deposits, investment properties, completed properties
held for sale and properties under development with the total carrying
amount of RMBS3,720,285,000 (2024: RMB5,560,536,000). In addition,
shares of certain subsidiaries were pledged as securities to obtain certain
bank and other borrowings granted to the Group as at 31 December 2025
and 2024. Details of pledged assets are disclosed in note 39 to the financial
statements.

In additions, as at 31 December 2025, the Group’s senior notes and bank
and other borrowings were guaranteed by related companies. Details of the
guarantees are disclosed in note 42 to the financial statements.

29. BITREMBE(E)
Hiat - (48)
(a) (%)

202169138 + AR A EITIN2023F9 A
13 B B 81 2 AN & %8200,000,00035 T F £.12.5
BB EZE#E » %200,000,0003 T8 £ ZHER
BEBBRXM LM REE - 142,420,000% TE
RIEF2021F10 A3 H B H 2 2019F R IA =
& (40 £ M skaprafat) - # 57,580,000%
TERAEEZRRAR —MOERR - 5HE
EEBRETHFBERNA QT HEA20214F9
R14BHAE -

M2023%9 128 » 20234 Z1£103,478,000
ETL(EREE0BFEZEALAEY
91.39% ) B IR BRI E 4 M KT R AR B IR
RIERIBW ERER » ARG FEHITHHE
% - Mg T AREZEARSE9,752,000% T+t 2l
B ARG (R -

A& % 103,478,000% T « FHXK7E « R
202549 A 12 H B iR B 5 = 4% (BN [ 20254
ZRDEEET - At - BEIBRENEXR
REXBVEZEMN2023FZEC LT ©
EHREBEERBRETOFBHERARFBAHA
202349 A13AMAE -

(o) R2021F9A24H + AR AEITHR2024F4 A
23 A B8 2 AN € %8160,000,000£ L F £ 12.5
[BEEZERE - %160,000,000% T8 L ZHER
BEAMI T EMREE - BARENFRGEE
AREBEREREEYR  HERER—ROEA
%o BRABAZREETHHBERNAARBH
B2021F9 24 A AL -

(©) HZE2025F12 8318 + REBEEARIZHFER
20234 B HAM SE T et BB 5 & (B 72023
FOR1BABIBRRIE) B TAE RERMF
B - HR2024F B MM X o st B B 5k B 1K
(Fr2024 % FEE 1) (IMER2024F 4 A 23
B 2R R b2 ) O A & I FE A R 2 R H 722025
FRHMETAEEERER([2025F B ERE
& 1) (BER202599 A 12 A BB fR 12 ) M AR &
RIERFIS - 83 AERE B 5 5k AR 1E
THEANXRZXNENEIE - AL - 2023F &
B~ 2024 F ZEK2025F ZHEMAEERS
HEHBEREREE -

AEBETRITEREMEETHAEERDR
B A R #3,720,285,000 7T (2024 F : AR ¥
5,560,536,0007T) 2 E#RifiEE - REWE -
BEHEZET IWERERPYEELRR -
AN - FA20254F K 2024512 A31H » & THt
BAF 2N EEER - UERGAE B ER
Z2EHETROREMEE  BHEBEKBEEZF
BRI SRR M FESOIKEE -

AN - R2025%F12831H  AEEZELAEE
ARIBITREMEEMBEARER - @E
RZF BRI IEREMI 428 5, -
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30. DEFERRED TAX 30. EZEHIE
The movements in deferred tax assets and liabilities arising from temporary TR EREAEL VRERIBEEERBEZ Z#EN
differences are as follows: T
Deferred tax assets BELERBEEE
Write-down
Accrued of properties
Provision expenses for under
Tax loss for LAT tax purpose development Total
ity R
BUHEBR W REVEAE RABEMAX  REPUE st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AR¥TRT AR®BTR AR¥ETRT ARBTR ARWT:R
At 1 January 2024 20241 18 32,308 1,692 54,429 397,049 485,478
Charged to profit or loss FARMERRING
during the year (note 12) (BizE12) (21,550) (386) (31,682) (306,240) (359,858)
At 31 December 2024 and R2024F12A31H K&
1 January 2025 20251 A1H 10,758 1,306 22,747 90,809 125,620
Charged to profit or loss FARNERRNR
during the year (note 12) (PifzE12) (4,002) (86) (195) (60,765) (65,048)
At 31 December 2025 R2025F12 A31H 6,756 1,220 22,552 30,044 60,572

During the year ended 31 December 2025, deferred tax assets were
recognised for unused tax losses to the extent that it is probable that
relevant future taxable profits will be available against for utilisation. These
unused tax losses were in respect of certain Chinese Mainland subsidiaries
carried forward at the end of 2025 and the directors of the Company are of
the opinion that these certain Chinese Mainland subsidiaries will generate
sufficient future taxable profits.

At 31 December 2025, the Group had total unrecognised unused tax losses
of RMB1,492,787,000 (2024: RMB2,462,966,000) and unrecognised
temporary differences of RMB4,832,238,000 (2024: RMB4,278,674,000)
which were subject to agreement with the respective tax authorities,
available to offset against future profits. No deferred tax asset has been
recognised in respect of these unused tax losses as they have arisen
in subsidiaries and the Company that have been loss-making for some
time and it is not considered probable that taxable profits will be available
against which the tax losses can be utilised. Except for tax losses
incurred in the Chinese Mainland amounting to RMB1,673,211,000 (2024:
RMB1,656,088,000) will expire within five years since the date of carry
forward, these unrecognised unused tax losses can be carried forward
indefinitely, subject to fulfilment of certain conditions or rules.

HE2025F12A31BIEFE ' WAl EBEEH
RIRFERTL R F AT - Al RS HRIE
EIEEREEREELE - 2SABDAREEE
Th A7 T B A i B 8 A R 2025 9 & 45 8 50
B RARBBERE  %EETHRERH
BRRBELRHZ RRERTEF]

MR2025% 12 A381H * AEBEABRADA
A BB AR A A R¥1,492,787,000 7t (2024
£ . AR #2,462,966,0007T ) & & &R H
=28 A R #4,832,238,000 7T (2024 FF : AR
#4,278,674,0007T ) + B BB B HEAE ] L
2 ATRAERMARRAE - ARFHIEAEE
BENDHEEE BEEZHEB AR RAR A
EERTKAIEES ERFEF A B A EE
BER RTERZSADAHRBEBERER
BERIEEE - RRFPBEAMES 2 FHIEES
BARE1,673,211,0007C (20244 : AR
1,656,088,0007t) ¥ E A& B HHEAF ANE
AN R E R R AR A EE R A R HA 4
o WAEREE TIRESRE -
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30. DEFERRED TAX (CONTINUED)

HZE2025F12 A31HIEFE

30. EZERIE(E)

Deferred tax liabilities EEBEERE
Withholding
tax on
Revaluation distributable
of properties profits of the
acquired Group’s
under Revaluation Accelerated Chinese
business of investment tax Mainland
combination properties depreciation subsidiaries Total
rEE
R i
EBAH 3 N
ETKEZ RE piifz3 A 2k R
MES MEE R BENE Z BB @gt
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AR¥ T AR¥T R AR¥TR AR®T R AR®BT R
At 1 January 2024 R2024%F1 818 (220,292) (5,708) (73) (60,247) (286,320)
Credited to profit or loss FARBRERTA
during the year (note 12) (MtE12) 15,363 900 - - 16,263
Exchange realignment S - (1,300) - - (1,300)
At 31 December 2024 and M2024F12A318 &
1 January 2025 20251 A1H (204,929) (6,108) (73) (60,247) (271,357)
Credited to profit or loss FARBREA
during the year (note 12) (BFzE12) 7,114 (2,509) = = 4,605
Exchange realignment AL - 1,938 - - 1,938
At 31 December 2025 202512 A31H (197,815) (6,679) (73) (60,247) (264,814)

Pursuant to the Chinese Mainland Corporate Income Tax Law, a 10%
withholding tax is levied on dividends declared to foreign investors from
the foreign investment enterprises established in Chinese Mainland. The
requirement is effective from 1 January 2008 and applies to earnings after
31 December 2007. A lower withholding tax rate may be applied if there is
a tax treaty between Chinese Mainland and the jurisdiction of the foreign
investors. The Group is therefore liable for withholding taxes at applicable
rate of 10% on dividends distributed by those subsidiaries established in
Chinese Mainland in respect of earnings generated from 1 January 2008.

At 31 December 2025, the aggregate amount of temporary differences
associated with investments in subsidiaries in Chinese Mainland for which
deferred tax liabilities have not been recognised totalled approximately
RMB902,453,000 (831 December 2024: RMB902,453,000). In the opinion
of the directors, it is not probable to distribute these earnings in the
foreseeable future.

RIEF E A EMERE - KRB R
MG E R ED IR E TEIMNEEER - A
AR B 10% 2 FEHBL © 5% 42 F 7X 200841 A
1AM RERR2007F12 A31 B 2B E
F o anrR B kb B HNBE AR & 2 BT E e A RE IR AT
R E - AEARREENRR - Bt
AEBE AR AR 2 B A R 52008
F1RA1AZBEENBFIRS KR S8R
FA0%ERNTEIFL ©

MR2025%F12 A31H » BRIV EEZIELTES
EORERNMHEARNEEREERER
4 FE 4 A R#902,453,000 7T (2024 412 A 31
H : AR%0902,453,0007T) - EFRA » A
BARKAIgETEDIRZERF -



31.

LONG SERVICE PAYMENT OBLIGATIONS

Pursuant to the Hong Kong Employment Ordinance, Chapter 57, Hong
Kong employees that have been employed continuously for at least five
years are entitled to LSP under certain circumstances (e.g. dismissal by
employers or upon retirement).

The amount of LSP payable is determined with reference to the employee’s
last monthly salary (capped at HK$22,500) and the years of service,
reduced by the amount of any accrued benefits derived from the Group’s
contributions to MPF scheme, with an overall cap of HK$390,000 per
employee. Currently, the Group does not have any separate funding
arrangement in place to meet its LSP obligations.

In June 2022, the Government gazetted the Amendment Ordinance,
which abolishes the use of the accrued benefits derived from employers’
mandatory MPF contributions to offset the LSP. The Amendment Ordinance
will take effect on the Transition Date. Separately, the Government has
indicated that it would launch a subsidy scheme to assist employers after
the abolition.

Among other things, once the abolition of the offsetting mechanism takes
effect, an employer can no longer use any of the accrued benefits derived
from its mandatory MPF contributions (irrespective of the contributions
made before, on or after the Transition Date) to reduce the LSP in respect
of an employee’s service from the Transition Date. However, where an
employee’s employment commenced before the Transition Date, the
employer can continue to use the above accrued benefits to reduce the
LSP in respect of the employee’s service up to that date. In addition, the
LSP in respect of the service before the Transition Date will be calculated
based on the employee’s monthly salary immediately before the Transition
Date and the years of service up to that date.

The benefit payment under LSP remains capped at HK$390,000 per
employee. If an employee’s total benefit payment exceeds HK$390,000, the
amount in excess of the cap is deducted from the portion accrued from the
Transition Date.

The Group is currently assessing the impact of the LSP obligation due to
the Amendment Ordinance.

31.
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REBEBBERBIROIFESTE  HEXEZLEF
MEEESAENE THER T (FIETRES
BN EZXRHRBEE -

REANEHRESHNEENEL2ERERE (@
BRI IA (LR A22,500/87T) RRBER » R
NEBRABES T EELNEREL 2 Rt
me R SIEEEEE LR A390,0005 7T © B
Al AEBEYETMNEBNES T RBEITHE
RHERGSER -

M202256 A - BUFTIBERT &M - HEERR A
RIS E TR HIEHRZ Rt Ea R AR
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SN BRIFE RN B AEBE IR 1R 1 K — A R AT
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HZE2025F12 A31HIEFE

32. SHARE CAPITAL 32. A&
2025 2024
2025%F 20244
RMB’000 RMB’000
ARETR ARET T
Issued and fully paid: BETREAR
1,918,386,669 (2024: 1,913,386,669) 1,913,386,669R%
ordinary shares (20244 : 1,913,386,669%)
LBk 5,326,923 5,326,923

A summary of movements in the Company’s share capital is as follows:

ARABIRAES B EERTIAT

Number of

ordinary
Shares in issue Share capital

28T
ZREREE IR 2
RMB’000
ARET

At 1 January 2024, 31 December 2024, R2024%F1 A1H - 2024%12H318 -

1 January 2025 and 31 December 2025 20251 A1H &2025612A31H 1,913,386,669 5,326,923

RESERVES

The amounts of the Group’s reserves and the movements therein for the
year ended 31 December 2025 are presented in the consolidated statement
of changes in equity.

(a)

(b)

PRC statutory reserves

In accordance with the PRC Company Law and the articles of
association of the subsidiaries established in the PRC, these
entities are required to appropriate 10% of their net profits after tax,
as determined under the Chinese Accounting Standards, to the
statutory surplus reserve until the reserve balance reaches 50% of
its registered capital. Subject to certain restrictions set out in the
relevant PRC regulations and in the articles of association of the
entities, the statutory surplus reserves may be used either to offset
losses, or to be converted to increase share capital provided that the
balance after such conversion is not less than 25% of the registered
capital of the Group. The reserve cannot be used for purposes other
than those for which it is created and is not distributable as cash
dividends.

Exchange reserve

The exchange reserve comprises all foreign exchange differences
arising from the translation of the financial statements of group
entities. The reserve is dealt with in accordance with the accounting
policy set out in note 2.25.

33. f##E

ARE 2 BT RN BE2025512A318
LR RBRIINEAREEDEN -

(a)

(b)

REDEERE
RBFBERBERNHBERIONHEA
AMARERMAA  ZSERAKRNR
HAFERRZ10%RBUEE R © Ut
TBREPREAEREE  EERER
BED HEMEAR0% AL - ZHEMEF
BOEA R ERMAMSERARMEE TR
B Z MR - 0K TE B i R A K SH S
BRI INRA - BRI FEER
BAGELNAEEEMERZ225% °
EE TS AERRI B AN E A
& TARERREMEDIK °

SNEfE

SMNEFE RIRRE RSB ERMIERERA
EENMEIINEZR - ARREBRIEH
A2 26FE B AT IR B EE



34. CAPITAL RISK MANAGEMENT

The Group manages its capital to ensure that entities in the Group will
be able to continue as a going concern while maximising the return to
shareholders through the optimisation of the debt and equity balance. In
view of the Group’s expansion strategy, the Group has sourced funding
from banks, financial institutions, bonds, senior notes and its related
companies in which Ms. Huang has beneficial interests and continued
to look for other external financing sources. The Group’s overall strategy
remains unchanged from the prior year.

The directors of the Company review the capital structure on an annual
basis. As part of this review, the directors of the Company consider the
cost of capital and the risks associated with the share capital. Based on
recommendations of the directors of the Company, the Group will balance
its overall capital structure through the payment of dividends, new share
issues, raising of new borrowings or redemption of debts.

The capital structure of the Group consists of net debt, which includes
bank and other borrowings, amounts due to related companies, and loans
from a related company, net of cash and cash equivalents, restricted bank
balances and pledged deposits. The gearing ratio as at the end of the
reporting period was as follows:

34.
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EXERER

AEBEREARAT AERAEEERENE
e AREBELEREER TERKRS
REAER - ERAEE 2 FERRE - AEE
BIRTT - EEEE  E5 - ELEFE KHuang
RIHEFEGER HERREER S IRN
BESSKEMINPRERE - AEHBERR
EBEFERFIE

ARBEZEFHREMNEARE - BEEAZ
HEN  ARAEERREARKA K[ HAL
AHERE - MREARRNEFTER  AKESKEBR
SANBRE - BITHRD  BRFEERELOE
T FPEEERERRESE -

AEBEARBEBARFRE  HEERTR
HEE  EBNEEARZARKE —HRE
REZEF  BReEBRLEEER - XBRH
RITEHRREER RS  -RBEPRZEER
AL

2025 2024

2025%F 2024

RMB’000 RMB’000

ARBTT ARBT T

Amounts due to related companies FESRAE A RIFRIA 1,287,865 1,651,058
Loans from a related company ke —HBEERRZER 7,471,867 7,223,176
Bank and other borrowings (current and non-current)  #R1T & B E & (RE R IETRE)) 5,310,703 5,699,592
Less: Cash and cash equivalents o ReE kRS EFEIEE (210,517) (317,544)
Restricted bank balances ZIR HIERITAE R (372,270) (541,908)
Pledged deposits (current and non-current) EEMRe (R RIERE) (83,832) (123,711)

Net debt BEFE 13,403,816 13,590,663
Total assets BB E 32,997,060 39,497,728
Gearing ratio BEBELE 41% 34%
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35. FINANCIAL INSTRUMENTS BY CATEGORY 35. REMNEszeMIA
The carrying amounts of each of the categories of financial instruments as REPR - FELMIAZREAEBENT

at the end of the reporting period are as follows:

2025 2025
Financial assets THEE

Financial assets

at fair value Financial
through profit assets at
orloss amortised cost
BRAFEFA RS R A
BRzERMEE TEZL2REE
RMB’000 RMB’000
ARBTT ARBT T
Financial assets at fair value through profit or loss BAFEFABRZERHEE 180,061 -
Accounts receivable JE W BR X - 11,955
Financial assets included in other receivables and FTAEMBURIEREMEE
other assets CRIEE - 553,282
Pledged deposits [mEiErE - 83,832
Restricted bank balances IR BIRITAEER - 372,270
Cash and cash equivalents BekBEeEMEER - 210,517
180,061 1,231,856
Financial liabilities ERERE
Financial
liabilities at
amortised cost
R
RAGTEZ
SEasE
RMB’000
AR®T
Accounts and bills payables ERBERRER 152,920
Financial liabilities included in other payables, FSTAEMBENTRIE - HEREFERZ
deposits and accruals TREE 7,361,779
Amounts due to related companies FESEAE A RI5RIE 1,287,865
Loans from a related company RE—HBEEREZER 7,471,867
Bank and other borrowings RITREMEER 5,310,703

21,585,134
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35. FINANCIAL INSTRUMENTS BY CATEGORY 35. RERNE sz T AE(E)
(CONTINUED)
2024 2024
Financial assets THEE

Financial assets

at fair value Financial
through profit assets at
orloss amortised cost
BRAFETA £278: £)2 %N
BRveMEE TEZLSREE
RMB’000 RMB’000
ARETT ARBTT
Financial assets at fair value through profit or loss BAFEFABRZEMEE 213,387 =
Accounts receivable JE UL BR R = 13,055
Financial assets included in other receivables and FTAEMBURGRIEREMEEZ
other assets CRUEE - 737,314
Pledged deposits BEEBES = 123,711
Restricted bank balances ZIRHIRITAE R = 541,908
Cash and cash equivalents RekFeEMEIEAER = 317,544
213,387 1,733,532
Financial liabilities THERE
Financial
liabilities at
amortised cost
bo/g )
RAGTEZ
SHEE
RMB’000
AR® T
Accounts and bills payables ERERERRRE 169,165
Financial liabilities included in other payables, FTAEMBERNIE HEREFERZ
deposits and accruals eHEE 8,847,809
Amounts due to related companies FETREE A RIFIE 1,651,058
Loans from a related company RE—HEEEARZER 7,223,176
Bank and other borrowings RITREMEE 5,699,592
23,590,800
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36. FAIR VALUE AND FAIR VALUE HIERARCHY OF 36. ERIREZAFERAFEER

FINANCIAL INSTRUMENTS

The carrying amounts of each of the categories of financial instruments as
at the end of the reporting period are as follows:

RIERR  SREMTAZRERENT

Carrying amounts Fair values
REE AYE
2025 2024 2025 2024
20254 20245 20254 2024
RMB’000 RMB’000 RMB’000 RMB’000
ARETT ARET T ARBTT AR®TR
Financial assets EREE
Financial assets at fair value EAFEFABRZ
through profit or loss STREE 180,061 213,387 180,061 213,387
Financial liabilities oA=L
Bank and other borrowings RITREMEE 5,310,703 5,699,592 5,256,821 5,653,756

Management has assessed that the fair values of cash and cash
equivalents, restricted bank balances, pledged deposits, accounts
receivable, financial assets included in other receivables and other assets,
accounts payable, financial liabilities included in other payables and
accruals, amounts due to related companies and loans from a related
company approximate to their carrying amounts largely due to the short
term maturities of these instruments.

The Group’s finance department headed by the finance manager is
responsible for determining the policies and procedures for the fair value
measurement of financial instruments. The finance manager reports
directly to the chief financial officer. At each reporting date, the finance
department analyses the movements in the values of financial instruments
and determines the major inputs applied in the valuation. The valuation is
reviewed and approved by the chief financial officer.

The fair values of the financial assets and liabilities are included at
the amount at which the instrument could be exchanged in a current
transaction between willing parties, other than in a forced or liquidation sale.

The fair values of listed equity investments are based on quoted market
prices.

The fair values of bank and other borrowings have been calculated by
discounting the expected future cash flows using rates currently available
for instruments with similar terms, credit risk and remaining maturities. The
changes in fair value as a result of the Group’s own non-performance risk
for bank and other borrowings as at 31 December 2025 were assessed to
be insignificant.

ERECHHRERREEEERE  XBRHIR
1ThERR - CHEMES - BRIRR - ST AEMBE
WHRIAREMEEZ SREE - BIRX &
ABRMENRBAREAERAZERAE - BN
MERRFIERKE —MEEAR ZERAF
BEERARAEABES  THRZETAIH
BESFTE -

AEBEMPBEETENN B  AERES
MTARAFEFEZHENIEF MBEEER
ERMEFRUBERE - NSRS BH - MK
S TANEER S HE GHETER
ZERGANE - HEHEFNEEEHRAE -

TREERABNAFENEENAHERS
FEREXFHBTAZERE  BASFRHE
ZeREENRBBBRI -

B ETRAKRE 2 A FERTISRETE -

BITRHEMEEZ A FEDBBEBIHANRR
SRERARKITARABEUGK - FERR X
BTEHEMZ TAZMRETHIRAE - B
202512 A31H ' AEBEBB@RITREMEE
N TBYOERERNAFELSBMTCE -



36. FAIR VALUE AND FAIR VALUE HIERARCHY OF
FINANCIAL INSTRUMENTS (CONTINUED)

Fair value hierarchy

The following tables illustrate the fair value measurement hierarchy of the

Group’s financial instruments:

Assets measured at fair value:

As at 31 December 2025

Annual Report 2025 — T/~ A FF IR

36. SMITAZAFERLAFERER

(48)
ATLEBR
THAFRAEESRMTAY ATESEEE -

BAFPHEHIABZEE -
R2025%12H31H

Fair value measurement using

ERUTBEHEZATE

Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
EER BERTHEE BERTAHE
miEZHE BWAHE WAHE
(5—#) (=) (=) met
RMB’000 RMB’000 RMB’000 RMB’000
AR¥TR AR¥TR ARMBF T AR®BTR
Financial assets at fair value through BATEFABREZ
profit or loss SREE 180,061 - - 180,061
Assets measured at fair value: BAFETEZEE -
As at 31 December 2024 R2024F12H31H
Fair value measurement using
ERAATHEEZATE
Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
IR ERTHE ERTAHE
M52 HME BWAHE WAHE
(%) (=) (B=#) st
RMB’000 RMB’000 RMB’000 RMB’000
AR¥TT ARMT T ARMT T ARMT T
Financial assets at fair value through BAFEFABRZ
profit or loss CRVEE 213,387 - - 213,387

The Group had no financial liabilities measured at fair value as at 31

December 2025 (2024: Nil).

During the year, there were no transfers of fair value measurements
between Level 1 and Level 2 and no transfers into or out of Level 3 for both
financial assets and financial liabilities (2024: Nil).

1A2025%F12 31 H » ANEE N EERHZ R FE
STEZERAE (20245 ¢ &) o

FR - eHMEENSBHEES —AHEE_LY
M EAFEE 2 EE - I EER S s
BE =M (20245 : ) o

167



168  zensun Enterprises Limited IERIEXEERAT

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
e B wRME

For the year ended 31 December 2025 £ Z2025% 12 A31H L F[Z
36. FAIR VALUE AND FAIR VALUE HIERARCHY OF 36. TRTEZAFYERAFEER

FINANCIAL INSTRUMENTS (CONTINUED) (48)

Fair value hierarchy (continued) AFEEHR(E)
Liabilities for which fair values are disclosed: HWELAFEZERE:
As at 31 December 2025 Ro025F 1231 H

Fair value measurement using

ERUTBEHEC DA VE

Quoted prices Significant Significant

in active observable unobservable

markets inputs inputs
(Level 1) (Level 2) (Level 3) Total

e BEARAEE BERATAHE

miEZHE BWAHE WAHE
(B-#) (=8 (B=8%) et
RMB’000 RMB’000 RMB’000 RMB’000

ARBTT ARBTT AR®TR AR®TR

Bank and other borrowings RITREMEE - 5,256,821 - 5,256,821

As at 31 December 2024 Ro024F 12H31H

Fair value measurement using

ERANTEEF B2 AFE

Quoted prices Significant Significant

in active observable unobservable

markets inputs inputs
(Level 1) (Level 2) (Level 3) Total

E IR EDNEIE EXTABR

5 ZRE WABE WABE
(5—#%) (=) (F=8) wst
RMB’000 RMB’000 RMB’000 RMB’000

AR®TT AR®TR AR®TR AR®TR

Bank and other borrowings RITREMEE - 5,653,756 - 5,653,756




37. FINANCIAL RISK MANAGEMENT OBJECTIVES

AND POLICIES

The Group’s principal financial instruments mainly include cash and
cash equivalents, restricted bank balances, accounts receivable, other
receivables, accounts payable, other payables and accruals and amounts
due to related companies, which arise directly from its operations. The
Group has other financial assets and liabilities such as pledged deposits,
financial assets at fair value through profit or loss, bank and other
borrowings and loans from a related company. The main purpose of these
financial instruments is to raise finance for the Group’s operations.

The main risks arising from the Group’s financial instruments are interest
rate risk, equity price risk, foreign currency risk, credit risk and liquidity
risk. Generally, the Group introduces conservative strategies on its risk
management. The Group does not hold or issue derivative financial
instruments for trading purposes. The board of directors reviews and agrees
policies for managing each of these risks and they are summarised below.

Interest rate risk

The Group’s exposure to risk for changes in market interest rates relates
primarily to the Group’s bank and other borrowings with floating interest
rate set out in note 29. The Group does not use derivative financial
instruments to hedge interest rate risk. The Group manages its interest cost
using a mix of fixed and variable rate borrowings.

The following table demonstrates the sensitivity to a reasonably possible
change in interest rates, with all other variables held constant, of the
Group’s loss/profit before tax.

Annual Report 2025 —F T HFF R

MEEBREEEREREE

AEENTIEZcRIATIEZEGHERERASSE
BB - ZEHIRITESR - BRIRR - EME
WHIR -« EAERR - BN FERESER
NMENBEARNE REeMITARERS
MEEEL ASEEFEMCEREERA
- MEERRE RATEAABRRZESR
BE RORHEMEBEERKE —BREEQAFZ
EXR - ZEeRTANIZANERRAEE
ZEBERE -

AEESHRTEEENTERRBRAFRRAR -
BAEBRER - INERR - EERBEABE
SRR - —RME @ AEEEEEREEHER
REFREE o REBAIFTARBITAIHI IO
AemTH EESRITTREZERKRER
BR - AR o

F=E

N 5% [ T B ) T 35 6 R 2 B L i o 22 B R 29
PEAEEFSRTRAMEERR - AEE
WEERTESR T EEDRXRER - NEEH
ERAESREEEEEREFSKA

TRINTEREHEMAERARRIFIEZOER
T MENSEARESGFREDTHAEE
BB RIEE, E R R -

Increase/
Increase/ (decrease)
(decrease) in loss
2025 in basis points before tax
2E KRB AT 18

20254 EH(FRE) #m,/ i)
RMB’000
AR®TR

Loans and borrowings denominated in LRIEEFEZERREE

uSsD EIW 100 (2,590)
usD =S (100) 2,590
SGD EDIlIE o 100 -
SGD T (100) -
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37. FINANCIAL RISK MANAGEMENT OBJECTIVES 37.

AND POLICIES (CONTINUED)

MEERERERRRBEKE)

Interest rate risk (continued) F = b (48)
Increase/
Increase/ (decrease)
(decrease) in loss
2024 in basis points before tax
2 FRE AT &5 18
20244 A (FER) #m, GBd)
RMB’000
ARET

Loans and borrowings denominated in ITIEEFE 2B REE

UsD =T 100 (2,670)
UsD =P (100) 2,670
SGD K TT 100 (10)
SGD T (100) 10

Equity price risk A E % E s

Equity price risk is the risk that the fair values of equity securities decrease
as a result of changes in the levels of equity indices and the value of
individual securities. The Group is exposed to equity price risk arising from
listed investments classified as financial assets at fair value through profit
or loss. The management manages this exposure by regular review of price
fluctuation.

Price sensitivity

The sensitivity analyses below have been determined based on the
exposure to price risks of financial assets at fair value through profit or loss
at the end of the reporting period.

B A B 1% LB 73 B A 15 Bk R (@ Bl 3 55 B (B
BEHEHBRABS N TFETRZEAR - AEE
ERXWOBPRBRATEFABRZEMEEZ
FHRERAERRER - EREFBTEHAEHN
BEFRIRIEE IR LR o

ERSRE
T SREDSTARE BRIZ D FEFARE
ZEREEERAEAZABERE

Increase/ Increase/

(decrease) (decrease) in

in market price  loss before tax

& KRB Al 5 18

EFHCREE) i, CGR)

% RMB’000

% ARET T

31 December 2025 2025912 A31H 10 18,006
(10) (18,006)

31 December 2024 202412 A31H 10 21,339

(10) (21,339)



37. FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (CONTINUED)

Foreign currency risk

The Group has transactional currency exposures. Such exposures arise
from transactions by operating units in currencies other than the units’

functional currencies.

The following table demonstrates the sensitivity at the end of the reporting
period to a reasonably possible change in the HK$, USD and SGD
exchange rates, with all other variables held constant, of the Group’s
profit before tax (due to changes in the fair values of monetary assets and

37.

Annual Report 2025

SECREER

MERERERRRBEEKR)

SN LB

AEEEEHRZEERR - ZFRBRVAR
REBRIABMMTGEEHE AN EEETR

ZMEL o

TRINTERAEM A ERRIFIENIBER
T BB - RTINS TE RS IR
RER B U AR BN IS IRABRTATE R 2 8
RESM(HREREERREZ A FEZEHR

liabilities). B o
Increase/ Increase/
(decrease) (decrease) in
in market price  loss before tax
m{E BRB AT 1R
LR (TK) #m, Chd)
% RMB’000
% ARETT
2025 2025%
If the HK$ strengthens against the USD fis 7S 7T A E T HHE 1 22,510
If the HK$ weakens against the USD ST AT E (1) (22,510)
If the SGD strengthens against the USD fisi 3 D03 7T S SR T HHE 1 (1)
If the SGD weakens against the USD fis ¥7 HN3E T R TT Rz B (1) 1
If the HK$ strengthens against the SGD e 78 70 5 #T AN T B 1 (203)
If the HK$ weakens against the SGD i 785 7T 5 ET AR T B2 (B (1) 203
If the HK$ strengthens against the RMB HETH ARKHE 1 204
If the HK$ weakens against the RMB ST H AR E 1) (204)
2024 20244
If the HK$ strengthens against the USD fiwi 75 70 5 R TTHHAE 1 22,250
If the HK$ weakens against the USD WL A EEE (1 (22,250)
If the SGD strengthens against the USD fiw ¥ N3 T R T AHE 1 78
If the SGD weakens against the USD fiw FTAN3E T K R TT R B 1 (799)
If the HK$ strengthens against the SGD i 78 70 5 # AR T HHE 1 (34)
If the HK$ weakens against the SGD finl 78 7T 5 # T AR T B (B (1) 34
If the HK$ strengthens against the RMB ST H AREAE 1 (1)
If the HK$ weakens against the RMB WS T H AR A (1) 1
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37. FINANCIAL RISK MANAGEMENT OBJECTIVES 37. HKEREE R ERBER(E)
AND POLICIES (CONTINUED)
Credit risk EERRK
The Group trades only with recognised and creditworthy third parties. It is AREBERERTTMNEERTZHIMEET
the Group’s policy that all customers who wish to trade on credit terms are TH o  IMBAEBNKE  FTEREZEEK
subject to credit verification procedures. In addition, receivable balances are TETRSNEPH AR EERERRF - It
monitored on an ongoing basis and the Group’s exposure to bad debts is SN REB @B EEREINZBLERBL M
not significant. REEZBRRBILTERX ©
Maximum exposure and year-end staging RERERER FAEER
The tables below show the credit quality and the maximum exposure to TRIWNRENREEEERENEELEEZNE
credit risk based on the Group’s credit policy, which is mainly based on REERBHAO  TEENBEBAEN (EE
past due information unless other information is available without undue AR BERBZKARE HENARF) kK12 A
cost or effort, and year-end staging classification as at 31 December. 1A ZFREBR D -
The amounts presented are gross carrying amounts for financial assets. 254 5E A ESEAREE -
As at 31 December 2025 Ro025F 12431 H
12-month
ECLs Lifetime ECLs
1218 A
EHEE
3] 2HREEEEE
Simplified
Stage 1 Stage 2 Stage 3 approach Total
BB B2 ER HEIFEER K (apS st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AR¥TR AR TR AR¥TR AR¥TR AR¥ETR
Accounts receivable* JRE Ui AR 0
- Normal** — g 14,359 - - - 14,359
Financial assets included in other 5t A E 4l fEURFRIE K2
receivables and other assets HitWBEZSREE
— Normal** —E&E* 602,650 - - - 602,650
— Doubtful* —FRe - - 650 - 650
Pledged deposits BEERRe
— Not yet past due — R 83,832 - - - 83,832
Restricted bank balances R HISRI TR
— Not yet past due — R 372,270 - - - 372,270
Cash and cash equivalents RekBReEEER
— Not yet past due — K78 210,517 - - - 210,517
1,283,628 - 650 - 1,284,278
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37. FINANCIAL RISK MANAGEMENT OBJECTIVES 37. REREEEERBKE(E)

AND POLICIES (CONTINUED)

Credit risk (continued) EERE(E)
Maximum exposure and year-end staging (continued) RERERER FEAEER(E)
As at 31 December 2024 R2024F 12831 H
12-month
ECLs Lifetime ECLs
1218 A
BHEEES 2HEHEEER
Simplified
Stage 1 Stage 2 Stage 3 approach Total
SE1PEER FEPKER EIM R KPS st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AR¥ T AR¥T R AR¥ TR AR% TR AR¥TR
Accounts receivable* G
- Normal* — g 15,801 - - - 15,801
Financial assets included in other 5T A EL i & U 208 J H At
receivables and other assets BEZCREE
— Normal** — g 779,027 - - - 779,027
- Doubtful** —TERE™ - - 650 - 650
Pledged deposits RS
— Not yet past due —RmH 123,711 - - - 123,711
Restricted bank balances R HIRITAER
— Not yet past due — R 541,908 - - - 541,908
Cash and cash equivalents RekBRELEMEEL
— Not yet past due — R Hp 317,544 = = = 317,544
1,777,991 - 650 - 1,778,641
* For accounts receivable to which the Group applies the simplified * LS55 B FE PR B 7% Sk M R 28 P e MURL (E A b

TEARMBKERART S - AEEYEEFAEAE
HEEAR °

approach for impairment as detailed in note 23 to the financial
statements, there is no significant concentration of credit risk.

o - BT AREERR - HEEREREMEEZ
CRMEEADY  AUBEHBETSREEN
EEER B I HERARBELINE - £RE
ENEEERRERIESR] -

The credit quality of the financial assets included in accounts receivable,
other receivables and other assets is considered to be “normal” when
they are not past due and there is no information indicating that the
financial assets had a significant increase in credit risk since initial
recognition.
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37. FINANCIAL RISK MANAGEMENT OBJECTIVES
AND POLICIES (CONTINUED)

Liquidity risk

The Group’s objective is to maintain a balance between continuity of
funding and flexibility through the use of bank and other borrowings, lease
liabilities and loans from a related company. Cash flows are being closely
monitored on an ongoing basis.

The maturity profile of the Group’s financial liabilities as at the end of the
reporting period, based on the contractual undiscounted payments, is as
follows:

37. BXEKREEEERBEK(E)

RBEEER

AEBZBBREBNARTREMES
EEEUARE —HBEQARZER  #FE
RHEHRBREEE L TE  AEEFERY)

5 TH A2 =
ERATRE °

RBEMR ARESBEBERESHRUE
MFREL OB AT

R2025% 1231 H
As at 31 December 2025
On demand
or within 1t02 3to5 Over
1 year years years 5 years Total
EZER
H—FR —ZEWF =EEE BBRF met
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AR¥T R AR%TR AR¥T AR¥T AR¥TR
Accounts and bills payable ENERRER 152,920 - - - 152,920
Financial liabilities included in other 5 AHth B Wiz 4 K
deposits received and accruals BirERAzeRmAE 7,361,779 - - - 7,361,779
Amounts due to related companies  JE{EHE A & FIE 1,287,865 - - - 1,287,865
Loans from a related company RE—HEERARIZER
— Non-interest-bearing —h 8 7,471,867 - - - 7,471,867
Bank and other borrowings RITREMEE 4,589,202 205,993 756,831 130,950 5,682,976
20,863,633 205,993 756,831 130,950 21,957,407
Financial guarantee contracts (Note) B &R A 4 (FfisE) 18,414,025 - - - 18,414,025
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37. FINANCIAL RISK MANAGEMENT OBJECTIVES 37. REREEEERBKE(E)
AND POLICIES (CONTINUED)

Liquidity risk (continued) REBESER(E)
As at 31 December 2024 R2024F12H31H
On demand
or within 1to 2 3to5 Over
1 year years years 5 years Total
EER
F—FR —EWF =2hHE BBEE st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

ARBTRT AR®TR AR¥TR AR¥TR AR¥ETR

Accounts and bills payable MR RERE 169,165 - - - 169,165
Financial liabilities included in other st AE B Yz 4 K&
deposits received and accruals BirBR s cREE 8,847,809 - - - 8,847,809
Amounts due to related companies  FE{<EEE A &7 IE 1,651,058 - - - 1,651,058
Loans from a related company RE—HBERAZER
- Non-interest-bearing —%8 7,223,176 - - - 7,223,176
Bank and other borrowings RIOTREHMES 4,802,589 715,117 413,782 89,945 6,021,433
22,693,797 715,117 413,782 89,945 23,912,641
Financial guarantee contracts (Note) B TEEIRA 49 (BiE) 18,227,453 - - - 18,227,453
Note: The amounts included above for financial guarantee contracts are the Hiat - EmBIRHERE ORIERERYF 5 REUEH
maximum amounts the Group could be required to settle under the HIER - AEBRIBELHE A AR N 2 BER
arrangement for the full guaranteed amount if that amount is claimed FEZERETRE ERREHARZES A&
by the counterparty to the guarantee. Based on the expectations at B R AAREAEA R Y B I8 2 T RE 1
the end of the reporting period, the Group considers that it is more AR o AW+ ZEFHRTHF T REEREE
likely than not that no amount will be payable under the arrangement. ZAIBEEm AR - MUt AR T F AT
However, this estimate is subject to change depending on the probability FERMBENAESEEXZEEBIEME °

of the counterparty claiming under the guarantee which is a function
of the likelihood that the guaranteed financial receivables held by the
counterparty suffer credit losses.
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38. NOTES TO THE CONSOLIDATED STATEMENT OF 38. #HRE&BE&RERK
CASH FLOWS
(a) Changes in liabilities arising from financing activities (a) BETHEEEFH
Amounts
due to Loan from Bank and
related a related Accrued other
companies company interest* borrowings Total
EARE Ry —HE RITR
DNEME EARZER ES Ry Hitfg & @st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AR¥TR AR¥TR AR¥TR AR¥T R AR¥TR
At 1 January 2025 7202551 A1H 1,651,058 7,223,176 553,765 5,699,592 15,127,591
Changes from financing MEBREREE
cash flows (Note i) (&) (222,924) 824 (59,328) (783,062) (1,064,490)
Interest expenses sNERS - - 527,493 - 527,493
Foreign exchange translation HNEHRE - - 8,124 394,193 402,297
Non-cash transitions FRERF
(Note i) (B i) (140,269) 247,867 - - 107,598
At 31 December 2025 M2025%12H31H 1,287,865 7,471,867 1,030,054 5,310,703 15,100,489
Amounts
due to Loan from Bank and
related arelated Accrued other
companies company interest* borrowings Total
EREE RE—HE RITR
DNRRE EARZER KRS Hitfg & met
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARBT T AR®T R ARBT R AR®T AR®TR
At 1 January 2024 M202441 A18 1,218,038 7,273,704 141,868 6,683,723 15,317,333
Changes from financing MEBRERER
cash flows (Note i) (B =ED 433,020 (50,528) (102,300) (998,617) (718,425)
Interest expenses B - - 514,197 - 514,197
Foreign exchange translation INEIRE = - - 14,486 14,486
At 31 December 2024 202412 A31H 1,651,058 7,223,176 553,765 5,699,592 15,127,591
Note: (i) The financing cash flows are made up of the net amounts Kiat (i) MERERERAGZEEERE

of new bank and other borrowings raised, repayment of
bank and other borrowings, interest paid, advance from/
repayment to related companies, loans received from/
repaid to a related company and third parties in the
consolidated statement of cash flows.

During the year, certain newly raised loan from a related
company was directly paid to the suppliers by the lender
of the borrowings, so that to settle the construction
payables due to the suppliers, leading to the non-cash
transitions of RMB247,867,000 (2024 Nil).

Included in accounts payable, deposits received and
accruals.

(i

RAZHERTREMEES
BRRITREMEER  ENF
B BERRRRER B
W ME R —FRE AR &R
BEERZFE -

FR - BETRRERRNEE
MBS BREAER T4t
FERS - LABE R R H) T
R - BEGERERHAR
# 247,867,000 7T (2024 4 :
&) -

T ARNER -
FHERA -

IR K e
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38. NOTES TO THE CONSOLIDATED STATEMENT OF 38. LA B4ARERMII(HE)

CASH FLOWS
(b) Total cash outflow for leases (b) Eﬁ%ﬁ&%%ﬁ
The total cash outflow for leases included in the statement of cash HeREXMBMAERSRLBLEOT :

flows is as follows:

2025 2024
2025%F 2024%F
RMB’000 RMB’000
AR¥TR AR¥TT
Within operating activities EEBA 825 253
39. PLEDGE OF ASSETS 39. EEEHF
The following assets are pledged to certain of the Group’s bank and other RMER - A TEEEEBTETASEE
borrowings granted to the Group and mortgage loan facilities granted to B2 AEBBTREAMEERANEEMEZE
certain property buyers of the Group’s properties at the end of the reporting TYHEBERERRBRE 2 EH
period:
2025 2024
2025%F 2024
RMB’000 RMB’000
AR¥TR AR¥T T
Property under development BRI 1,786,202 3,311,616
Completed properties held for sale BIEHEZE T WE 1,657,651 1,841,125
Investment properties KEME 192,600 284,084
Pledged deposits EEFiRE 83,832 123,711
3,720,285 5,560,536
In addition, shares of certain subsidiaries were pledged as securities to AN FR20254F K 2024% 12 A31H » B
obtain certain banking facilities granted to the Group as at 31 December ETHMBAR 2D  UMERASBEERSE T

2025 and 2024. IRITELE 2 ]I -
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41.

HZE2025F12 A31HIEFE
COMMITMENTS

The Group had the following capital commitments at the end of the
reporting period:

40.

iE

RERR - REB 2 EAAEMNT :

2025 2024
2025%F 2024
RMB’000 RMB’000
ARBTT ARETR
Contracted for, but not provided, in respect of BRI ERBEMEEERAS

Property development expenditures 3,121,074 4,926,377
3,121,074 4,926,377

CONTINGENT LIABILITIES 41. HAREE

As at 31 December 2025, the Group had contingent liabilities relating
to guarantees amounting to approximately RMB18,206,995,000 (2024:
RMB18,227,453,000) in respect of mortgage loan facilities provided by
certain banks in connection with the mortgage loans entered into by
property buyers of the Group’s properties. Pursuant to the terms of the
guarantees, upon default in mortgage payments by these property buyers,
the Group would be responsible for repaying the outstanding mortgage
principals together with accrued interest thereon and any penalties owed
by the defaulted buyers to the banks. The Group would be entitled to
take over the legal title to and possession of the related properties. These
guarantees will be released upon the earlier of (i) the satisfaction of the
mortgage loan by the buyer of the property; and (ii) the issuance of the
property ownership certificate for the mortgage property and the completion
of the deregistration of the mortgage. In the opinion of the directors of the
Company, no provision for the guarantee contracts was recognised in the
consolidated financial statements for the year ended 31 December 2025
(2024 Nil) as the default risk is low and in case of default in payments, the
net realisable value of the related properties can cover the outstanding
principal together with the accrued interest and penalties.

R2025F12A31H - AEEHEBEAEEY
ECMEBRI U2 REERMBE TR
REZEBERREZEREEXABELD
A % 18,206,995,000 7t ( 2024 F : A R #&
18,227,453,0007T) ° RIEERIERK @ Wi EW
¥ERERIZBHIE  AEEEBEHEELRE
BRRNBITHREZRBASERRZFE
RAEMER - AEBE BB EEEREYENE
EEEREFE ZEERERNUATREER
ERRE - (WEEREERIBER K5Iz
BYEEHYEMERET ERIZBHEICEE
e ARAIEERA  BRELNRRRIE R
NERHBEED - AEEYEZ A 25 FE %
EAEEASERZFFERE S @ ML ES
EREHONEE2025%F12 A31 B IEFE (2024
F ) ZRA ISR R ESE -



42. RELATED PARTY TRANSACTIONS

(@)

In addition to the transactions detailed elsewhere in these financial
statements, the Group had the following transactions with related
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42. BEALXRE

@ KBREVBRREMBIFLZRS
Sh - REBERRE AN EBEEATET

parties during the reporting period: TS :

Related companies (Note (i) Transactions 2025 2024

BAE 2 A (ML () X5 20254 2024F

RMB’000 RMB’000
ARETR AR®T T
Relevant members of Ever KEEBIMAERLA  Project management service 18 B BIEREE
Diamond Global Company a([K&)z fee income
Limited (“Ever Diamond”, BREKE AT
and collectively, the “Ever (GefE[ kg%
Diamond Group”) E]) 95 95

Relevant members of IR ME%  Construction costs BERA(RERE

Henan Zensun Corporate BEREAER (capitalised in properties hEERY)

Development Company 7 ([ Epm under development) (izE(i))

Limited (“Zensun Bl zank (Note (i)

Development”) together with A BIERE

its subsidiaries (collectively, B A F (4t

the “Zensun Development [EA%EREE

Group’) 1) 542,932 1,489,745
Relevant members of Xingye % B R 7% () Property engineering (@) JHE IR

Waulian Service Company SEERRE costs (capitalized A(REER

Limited (“Xingye Wulian”) ([EEEH ) in properties under MEERL)

together with its subsidiaries ~ Z BERKE R development) (Note (i) (Bi&E(N)) 11,064 13,259

(collectively, the “Xingye FEFENE b) Propertymanagement (b) MEEER

Waulian Group”) NGt and value-added BEREE

EYHEE]) services fee (Note (ii)) (B i) 9,169 19,689

Notes: Hiat -

i) Ever Diamond Group are entities controlled by the Ms. Huang. (0] k& B A fHuang Z T 2 B8 o [ERgE
Zensun Development Group and Xingye Wulian Group are entities REBKEZYESEERHEHuangL Lt 2 X7
ultimately controlled by Ms. Huang’s daughter, Ms. Zhang. REETHEER 2B -

(ii) These transactions were based on terms mutually agreed by (ii) ZERGIHERET XRABE < GHEE - A
both parties. These transactions constitute continuing connected BRETRAZEUATE T ER 2 HEBRER
transactions as defined under Chapter 14A of the Listing Rules. 2 °

As at 31 December 2025, the Group’s senior notes and bank and
other borrowings amounting to approximately RMB5,263,103,000
(31 December 2024: approximately RMB5,635,866,000) were
guaranteed by related companies which are controlled by Ms.
Huang, and her daughter, Ms. Zhang. No asset of the Group was
pledged to these related companies in respect of these guarantees.

The Group is licensed by Zensun Real Estate to use the trademark
of “Zensun” and “IE#” on a royalty-free basis until July 2030.

2025512 A31H * "EBZ BAEB KR
TR EAMEE 4 ARES,263,103,0007T (2024
F12H318 : ¥ AR¥5,635,866,0007T) Z iR
TREMEEE AHuangZ T R E L RERk L+
EH 2 BAERARER - MERZFERAZSE
BB A RKIRAEEEE -

AEBMEIREXFIRAENERAEFH
[Zensun| & [ IE7 I 1EZE20304%7 A -
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42.

43.

HZE2025F12 A31HIEFE
RELATED PARTY TRANSACTIONS (CONTINUED)

42. BEATRS (&)

(o)  Outstanding balances with related parties: (b) HEBEALZREBER:
Details of the Group’s balances with related parties as at the end RBERR  AEBHEHBBALZEH
of the reporting period are included in notes 25, 27 and 28 to the BN B R 5125 ~ 27 )28 -
financial statements.
(©) Compensation of key management personnel of the Group: (c) REBFEEIE A B HEN
2025 2024
20254 20245
RMB’000 RMB’000
AR¥T R AR®TT
Short term employee benefits EHESEN 710 904
Post-employment benefits B2 1A 33 33
Total compensation paid to key management MEEEEABTNRF AT
personnel 743 937

Further details of directors’ and the chief executive’s emoluments
are included in note 10 to the financial statements.

Save as disclosed above, no transaction has been entered into with
the directors of the Company (being the key management personnel)
during the year other than the emoluments paid to them (being key
management personnel compensation) (2024: Nil).

SHARE OPTION SCHEME

A share option scheme adopted by the Company on 28 August 2013 (the
“2013 Scheme”), which was valid and effective for a period of 10 years
from the date of adoption, expired on 27 August 2023. In order to ensure
continuity of a share option scheme for the Company, the shareholders
of the Company passed an ordinary resolution at the annual general
meeting of the Company held on 7 June 2023 to approve the adoption of
a new share option scheme (the “2023 Share Option Scheme”) and the
termination of the 2013 Scheme. The 2023 Share Option Scheme became
effective following the grant of a listing approval by the Stock Exchange on
12 June 2023 (the “Adoption Date”).

The 2023 Share Option Scheme

(a) Purpose of the 2023 Share Option Scheme
The purpose of the 2023 Share Option Scheme is to provide eligible
participants with the opportunity to acquire proprietary interests
in the Company and to encourage eligible participants to work
towards enhancing the value of the Company and its Shares for the
benefit of the Company and its Shareholders as a whole, as well as
to motivate eligible participants to contribute to the success of the
Group’s operations.

43.

EENTETRAEMEZE—FFFE

R REFMIFE0 -
B EXFEEEIN  RFERITERKRD

AESF(NETEERABR)ETEMR
5 ERAREXNERERERASR
Bz B2 BN (20244 « ) -

BRETE

ANA BN 20134 8 A 28 B £ 4% B8 A 4 =t 2
(F2013F&T&El])  ARAZARERE A0
& N2023F8A27THE M © AREREANAGE

P e

FrEIMEEME - ARRIREMR2023F6A7

ARITHAQRABRREFAS EBBERRZE
R BB FTEE IR B ([ 2023 F B AR AE 5T
2 |) R4 1-2013F 5128 o 2023 F BRI T 27
20236 A128 ([IRHWBH | ) ERB X TR H E
T HEER AR -

2023 F B EETE
(a) 2023FEREHHZEE

2023 F BN MERT B EEEA AR S HE
FREREARTNEEEL - LB
BERBEERNEFARE REES
EE  KMERARRRERROE
Bz UARABAERSEELSANE
ERRIELELER ©



43. SHARE OPTION SCHEME (CONTINUED)

The 2023 Share Option Scheme (continued)

(b)

(c)

(d)

(e)

Eligible participants

Eligible participants of the 2023 Share Option Scheme include (i)
directors, chief executive and employees of the Company or any of
its subsidiaries (including persons who are granted options under
the 2023 Share Option Scheme, share options or awards as an
inducement to enter into employment contracts with the Company
or any of its subsidiaries) (the “Employee Participants”); (i) advisers,
consultants, contractors, suppliers, agents, entities providing
research, development or other technological support and service
providers of any member of the Group (the “Service Providers”);
and (iii) directors, chief executive and employees of the holding
companies, fellow subsidiaries or associated companies of the
Company (the “Related Entity Participants”).

Maximum number of shares

The total number of Shares which may be issued in respect of all
options and awards to be granted under the 2023 Share Option
Scheme and any other share option scheme(s) or share award
scheme(s) of the Company shall not in aggregate exceed 10% of the
Shares in issue as at the Adoption Date (i.e. 191,338,666 Shares).

Maximum entitlement of each participant

The total number of Shares issued and to be issued in respect of all
share options or awards granted to each eligible participant (including
both exercised or outstanding options, share options and awards) in
any 12-month period up to and including the date of such grant shall
not exceed 1% of the Shares in issue.

Exercise of options and minimum period

The Board may in its absolute discretion determine the period within
which an option may be exercised, save that such period shall not
be longer than 10 years commencing on the date of grant.

An option must be held for at least 12 months after the date of grant
before it is vested and exercisable by the grantee. A shorter vesting
period may be granted to Employee Participants at the discretion
of the Board or the remuneration committee of the Company or
any other authorised agent(s) as deemed appropriate at the sole
discretion of the Board.

Save as determined by the Board and provided in the offer, there is
no performance target which must be achieved before an option can
be exercised under the terms of the 2023 Share Option Scheme nor
any clawback mechanism for the Company to recover or withhold
any options granted to any eligible participant.
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43. BEBRESTEI(E)

2023 F B ERTEI(4E)
(b) BERBHEE

(c)

(d)

(e)

2023 BRIETEINABERZEERIE
(AR RRKEFTMHBAGES - £2
TBAEBREES (BFERIE2023F 8%
TERT B R EE AR E - %D B #E s 28 B A
BB E AR R S E T B AR L
EBEEHZAL)([EEZREE]) : ()X
SEEMKE AR ZER - BHEM -
AEEE - fER - RIE  REESE
AT 35 2 BEE R Rt e vg ([ BR7S
HER ) RVAATERDR  BER
MBARKBMARTESE TBITHA
EREE([HEERr2EE]) -

ReEREEHE

SRR 20234 BB B #E 5t B A A AUEM
Ho A B8 B i AT &) Sk D Rt &1 T 1%
B P R A I 2R B R T B AT RO R D
BY - ARTHBEENERABPEET
A& #910% (B1191,338,666/% 3% 17 ) °

E2HEZHE LR
HRRTEREERSEENMERMN B
R 2B 2 AT RS T EITH D 4R
H(BREEITHEI M ARITEABRE - IR
1 B I 22y ) ME(T 1218 A B B =
(RERE)EBRLBEHA - T EH@AED
BITRADE1% °

TR ER RIBRT

Ergn 2 ENISEEBRENTTES
R HEEBMRERE BHEATFE
B o

BREARRLEBPRFEE 12
A FAERBI B ARAITE - KA
AEEERFHEESNETS RN
BRAEENEMEMRERIEARE
RERAERZEERREENFES -

BRESeEERZORTI - RIE2023
RS R T B RO (AR - B CEIETT(E AT
WEMNBZEZNERBR - TE/SEAR
A BR S AE fr] [ B4 15l LA M B s FN B 4% T
EfR& E1R 2 EE N ERIRBAE
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43. SHARE OPTION SCHEME (CONTINUED)

The 2023 Share Option Scheme (continued)
(f) Time of acceptance and payment on acceptance

An offer shall remain open for acceptance by the eligible participant
concerned for a period of 14 days from the date on which the letter
containing the offer is delivered to that eligible participant.

An offer shall be deemed to have been accepted and the option to
which the offer relates shall be deemed to have been granted and
to have taken effect when the duplicate of the offer letter comprising
acceptance of the offer duly signed by the grantee with the number
of Shares in respect of which the offer is accepted clearly stated
therein, together with a remittance or payment in favour of the
Company of HK$1.00 by way of consideration for the grant thereof,
is received by the Company. Such remittance payment shall not be

refundable in any circumstances.

(g)  Exercise price

The exercise price of any options shall be determined by the Board
at its absolute discretion and it shall be at least the higher of (i) the
closing price of the Shares as stated in the daily quotation sheets
issued by the Stock Exchange on the date of grant; and (ii) the
average closing prices of the Shares in the Stock Exchange’s daily
quotations sheets for the five business days immediately preceding

the date of grant.

(h) Duration of the 2023 Share Option Scheme

The 2023 Share Option Scheme shall be valid and effective for a

period of ten years commencing on the Adoption Date.

During the years ended 31 December 2025 and 2024, no options have

been granted under the above-mentioned scheme.

HZE2025F12 A31HIEFE

43. BEBRESTEI(E)

2023 F B ETEI(4E)
(N EAERRERT
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(h)

BURBEZHZHHEEREMEER
SEEZHEM4E PRI EZEER
DEERRM o

AR ARBEEERAERBEZERE
BN ZHRRIA (EHBRSIRM
BEMENNBBROEE)ERNTAR
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BHEENBHENERESEEFEERE
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COMPANY

Information about the statement of financial position of the Company at the
end of the reporting period is as follows:
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44. STATEMENT OF FINANCIAL POSITION OF THE 44. ERBHBARRER

—ECREEH

ARABRIME PR BN BEZ BT -

2025 2024
20254 2024
RMB’000 RMB’000
ARBTT ARBT T
Non-current assets kREBEE
Property, plant and equipment L E S 30 40
Investments in subsidiaries RSB RARZEZE 324,181 324,181
Total non-current assets IERBEERTE 324,211 324,221
Current assets REBEE
Accounts receivable, other receivables and other assets ~ FEURBR X - H ith FE U5k I8 & B & 7= 38,153 40,359
Financial assets at fair value through profit or loss BAFEFABRZ SREE 179,994 213,308
Amounts due from subsidiaries I EPNGIE S 6,201,025 6,011,248
Cash and cash equivalents RekFeEMEIER 24,068 9,425
Total current assets MENEERTE 6,443,240 6,274,335
Current liabilities BB &
Other payables and accruals EtERERETER 197,666 126,685
Bank and other borrowings WITREMEE 1,764,356 1,840,084
Total current liabilities mENE EEEE 1,962,022 1,966,769
Net-current assets REBEEFE 4,481,218 4,307,566
Total assets less current liabilities EEHAERRBAERS 4,805,429 4,631,787
Net assets BEFE 4,805,429 4,631,787
Equity s
Share capital RN 5,326,923 5,326,923
Reserves (Note) e (MIsE) (521,494) (695,136)
Total equity EmBRE 4,805,429 4,631,787
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44,

HZE2025F12 A31HIEFE

STATEMENT OF FINANCIAL POSITION OF THE 44, R FHBARRERE(FE)
COMPANY (CONTINUED)
Note: et -
A summary of the Company’s reserves is as follows: RARZ EE BT -
Capital
reduction Exchange Other Retained
reserves reserve reserve earnings Total
EREREE INE B 5 Hitnf# e REZE& st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARET T ARET T ARETT ARET T ARET T
At 1 January 2024 7R2024%1 18 119,330 612,947 82,674 (1,141,902) (326,951)
Total comprehensive loss for R4 [ & B 4258
the years - (43,765) - (324,420) (368,185)
At 31 December 2024 and 72024512 A31H &
1 January 2025 2025%1HA1H 119,330 569,182 82,674 (1,466,322) (695,136)
Total comprehensive loss for 45 A% [ &5 18 42 58
the years - (404) - 174,046 173,642
At 31 December 2025 R2025%12A31H 119,330 568,778 82,674 (1,292,276) (521,494)




45. PARTICULARS OF THE SUBSIDIARIES
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45. MEARBE

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows:

Place incorporation/

Nominal value of
issued ordinary/

20255124318 -
B

Percentage of

“EBCREER

$
5
Al
H.|,
el
=
|
!
al
N
1

registration and registered share  equity attributable
Name place of business capital to the Company Principal activities
MR BRTEE AR AL R
=1 S it B K% 3 b Bh MR A EE ZEDL FEEK
Direct Indirect
HiZ i
75 Wall Street, LLC USA Note (i) - 100.00  Property investment
=S5 E=d() MEE
American Housing REIT, Inc. USA Common stock - 99.80 Property investment
S35 USDB6,256 YEKRE
L iNR6,2563% 7T
AHR First Borrower, LLC USA Note (i) - 99.80 Loan financing and
EJ5 A 2 G property investment
EHmE RMERE
AHR Second Borrower, LLC USA Note (i) = 99.80 Loan financing
ESE iEzd() BEREE
American Senior Housing REIT, USA Note (i) - 99.80 Property investment and
LLC EH hEEa() investment holding
MERE RIRE R
ASHR McKinney, LLC USA Note (i) = 99.80 Property investment
ESE] E=d() MERE
ASHR First, LLC USA Note (i) - 99.80 Property investment
EH Bt 2 G) MERE
China Credit Singapore Pte. Ltd.  Singapore Ordinary shares 100.00 — Investment holding
Frhns SGD13,417,282 B
13,417,282%7 i3 T
Expats Residences Pte. Ltd. Singapore Ordinary shares - 100.00  Property investment
ESMIIES SGD25,002 MERE
25,0025 hi# T
Heng Fung Capital Company Hong Kong Ordinary shares HK$2 100.00 —  Property investment and
Limited B LR T securities trading
EEMEARAF MEREREBEHER
Keng Fong Foreign Investment USA Common stock - 100.00 Property investment
Co., Ltd. =35 USD250,000 VISR E

- 3F A% 250,000 7T

185



186

Zensun Enterprises Limited

e B wRME

For the year ended 31 December 2025
PARTICULARS OF THE SUBSIDIARIES

45.
(CONTINUED)

EBREXARAA

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

HZE2025F12 A31HIEFE

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows: (continued)

Nominal value of

Place incorporation/ issued ordinary/

M2025512 431 H
BT - ()

Percentage of

45. MEBLRAHME(E)

 ARREEMBARZ

el

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
MR BERTERE AN EELER
=% FoE 3t B K2 BE 3t B R A EE PA=E FTEEWR
Direct Indirect
HiZ i
Singapore Service Residence Pte. Singapore Ordinary shares - 100.00  Property investment
Ltd. AN SGD1,250,000 MERE
TR
1,250,000 h13 T
Xpress Credit Limited Hong Kong Ordinary shares = 100.00  Securities trading
FRIEERRAA B HK$1,260,000 EEEE
L iA% 1,260,000/ 7T
ZH USA, LLC USA Note (i) 100.00 — Investment holding
ESE {Esd() RE R
Xingcheng Holdings Limited Hong Kong Ordinary shares - 100.00  Investment holding
BRI AR A A BB HK$1 AR
LEAR1AETT
T EBC¥EEEMARAR  PRC/Chinese Mainland Registered capital = 100.00  Investment holding
Note (ii) R A RMB1,000,000 REER
() FAIIE=%N
AE#1,000,0007T
B ER BN E X B R A A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii) R E A RMB400,000,000 MHEEE
B 2 i) &R
AR #400,000,0007T
BGFREZFERAR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) AR B A RMB50,000,000 MEER
() &
AR #50,000,0007T
FAEEEREEERARAR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) RRE R E A RMB50,000,000 YR
() EERIIE=N
AR #50,000,0007T
A EEEHREEERAR PRC/Chinese Mainland Registered capital - 100.00  Property development

Note (ii)
B £ (i)

R B A RMB300,000,000
EMEARARE

300,000,0007T

MIRER
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PARTICULARS OF THE SUBSIDIARIES

(CONTINUED)
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SECREER

45. MEBLRAHME(E)

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows: (continued)

Place incorporation/

Nominal value of
issued ordinary/

R2025%F 12318  ARAREEHBRARIZE

£ (&)

Percentage of

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
MR CRITEE AT ELER
=1 T ith B KR S ot B AR A EE ZEDH FTEEK
Direct Indirect
HiZ i
AEEEFREXEAR AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) REL R E R RMB50,000,000 YIEERE
B3 (ii) R EAR AR
50,000,0007T
TAESRHEXEERAR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il B B A RMB50,000,000 MERR
R 5 i) AMERARKE
50,000,0007T
T ENRBEEER AR PRC/Chinese Mainland Registered capital = 100.00  Property development,
Note (ii) R E A RMB50,000,000 project management
B3 (i) EMERARK services
50,000,0007T VIR - IBE BERY
AR EEENEEAR AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii) R B B A RMB100,000,000 MEER
iE=H() AMERARE
100,000,0007T
N A o] VNG PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il @t B it RMB100,000,000 I EL35
B3 (i) A E AR AR
100,000,0007T
A EEFMEEAR AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il B, B i RMB50,000,000 I3
(D) ERERARE
50,000,0007T
A EEER B EFRAR] PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il B B A RMB100,000,000 MEBR
B £ (i) TMERARE
100,000,0007T
R EEBEEERAR PRC/Chinese Mainland Registered capital = 100.00  Property development,
Note (i) AR HR At RMB300,000,000 project management
B 5 (i) T E R AR services
300,000,0007T VxR - 18 E BERT
bR EBEEARAA PRC/Chinese Mainland Registered capital - 100.00  Property development,
Note (i) AR HR B A A RMB200,000,000 project management
B 5 (i) FMERAREK services

200,000,0007T

WERR - IHEEERRE
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Zensun Enterprises Limited

HZE2025F12 A31HIEFE

45. PARTICULARS OF THE SUBSIDIARIES 45. MIBRARBE (&)

(CONTINUED)

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows: (continued)

Place incorporation/

Nominal value of
issued ordinary/

R2025%F 12318  AAREEHBRARIZE

BT (&

Percentage of

el

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
AL, CRITEE PN S
=% ST it B KR St B HEMRAEE ZEDL FTEEK
Direct Indirect
B 5
IR E X AR AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il T, B A RMB100,000,000 YR
B3 (ii) EMEARARE
100,000,0007T
R IER BT B ER R AR PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (il B, B RMB100,000,000 MR
R 5 i) FMERARE
100,000,0007T
SRR BEEABR A A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii) R E A RMB50,000,000 YIFER
B3 (i) HEMERARE
50,000,0007T
AR EEREEEAR AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii) H B B A RMB100,000,000 MHEER
B L (i) A ERAR
100,000,0007T
AEIEEAEEERR AR PRC/Chinese Mainland Registered capital - 100.00  Property development,
Note (ii) R B A RMB100,000,000 project management
(D) A ERARE services
100,000,0007T YRR - THE EEBRE
IR EE AR AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) B A RMB100,000,000 YRR
B 3£ (i) EMERARE
100,000,0007T
A EEEERAR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i B, B A RMB100,000,000 YRR
B £ (i) TMERARE
100,000,0007T
T ERERKEEGR AR PRC/Chinese Mainland Registered capital - 100.00 Property development
Note (i HE A RMB100,000,000 MR
B £ (i) FMERARE
100,000,0007T
M EEFREEEBRAR] PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (ii) AR HR B A A RMB100,000,000 YIEER
(i) EMERARE

100,000,0007T
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PARTICULARS OF THE SUBSIDIARIES

(CONTINUED)
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45. MEBLRAHME(E)

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows: (continued)

Place incorporation/

Nominal value of
issued ordinary/

R2025512 431 H
BT (8

Percentage of

 ARBEEMBARIZE

el

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
MR CRITEE AT ELER
=1 T ith B KR S ot B AR A EE ZEDH FTEEK
Direct Indirect
HiZ i
TEEEFINEXEER AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii B,/ B i RMB100,000,000 E 3
B3 (ii) R E AR AR
100,000,0007T
SRR B EBR A A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il B, B A RMB20,000,000 MEBR
B3 (ii) AMERARE
20,000,0007T
AN AEEBRAR] PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (i FR B i RMB100,000,000 MR
B3 (i) HEMERARE
100,000,000t
MR EFERREEBRAR PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (ii) HR B B A RMB100,000,000 MEER
iE=H() A ERARE
100,000,0007T
A TEE FRBEX AR AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii @t B it RMB100,000,000 I EL35
B3 (i) A E AR AR
100,000,0007T
A EEEREEBARAR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il B, B i RMB100,000,000 I3
(D) ERERARE
100,000,0007T
TREREEEERAR] PRC/Chinese Mainland EMERNARE - 60.00  Property development
Note (ii) B A, 200,000,0007C YR
B £ (i) TMERARE
200,000,0007T
AEEEENEEERAR PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (i) AR HR B At RMB100,000,000 MEER
B 3£ () FMERARE
100,000,0007T
THEEERTIREARAR PRC/Chinese Mainland Registered capital - 100.00  Property development

Note (ii)
B (i)

B R E A

RMB100,000,000
FE A A AR
100,000,0007T.

MEER
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EBREXARAA

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B wRME

For the year ended 31 December 2025
45,

PARTICULARS OF THE SUBSIDIARIES

(CONTINUED)

HZE2025F12 A31HIEFE

45. MEBLRAHME(E)

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows: (continued)

Place incorporation/

Nominal value of
issued ordinary/

R2025%F 12318 * ZRAREEH B AR Z

BT (&

Percentage of

el

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
MR CRITEE AT ELER
=% ST it B KR St B HEMRAEE ZAEDH FTEEK
Direct Indirect
B 5
AEEEBHEXEER AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i B, B A RMB100,000,000 YR
B3 (ii) R E AR AR
100,000,0007T
RS EEmEERRAA PRC/Chinese Mainland Registered capital = 60.00 Property development
Note (i) B, B RMB300,000,000 MR
R 5 i) AMERARKE
300,000,0007T
ERnE B ERMNDER AT PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) BB A RMB100,000,000 MEERE
B3 (i) HEMERARE
100,000,000t
SREAMBEEEERA A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii) R B A RMB20,000,000 MHEER
E=H() A ERARE
20,000,0007T
REBREEXARAA] PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) B, B RMB100,000,000 MEBRR
B3 (ii) A EAR AR
100,000,0007T
KIS HEE ZEAR A A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i B, B A RMB50,000,000 YRR
et 22 (i) ERERAREK
50,000,0007T
AEEEeEEEERAR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) R B Ay RMB100,000,000 )T R
e 22 () TMERARE
100,000,0007T
AEEETTHEEEGRAR PRC/Chinese Mainland Registered capital = 90.00  Property development
Note (i HE A RMB100,000,000 MR
P 22 (i) FMERARE
100,000,0007T
T EREMEEER AR PRC/Chinese Mainland Registered capital = 100.00  Property development

Note (ii)
B (i)

FRE R Bl A

RMB100,000,000
AEMERNARE
100,000,0007T

MEER
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PARTICULARS OF THE SUBSIDIARIES

(CONTINUED)
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45. MEBLRAHME(E)

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows: (continued)

Place incorporation/

Nominal value of
issued ordinary/

202512 H31H -

£ (&)

Percentage of

4
!
|
H
hatd
=
|
B
el
N

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
MR CRITEE AT ELER
=1 T ith B KR S ot B AR A EE ZEDH FTEEK
Direct Indirect
B i
A EEHEEEER AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii B,/ B i RMB100,000,000 E 3
B3 (ii) R E AR AR
100,000,0007T
THEEMEXERAR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il R h B RMB100,000,000 MEBR
R 5 i) AMERARE
100,000,0007T
AR EEERAR PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (i FR B, i RMB50,000,000 I3
B3 (i) HEMERARE
50,000,0007T
R EEEER A A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii) HR B B A RMB100,000,000 MEER
iE=H() A ERARE
100,000,0007T
A FEREEEBRAR] PRC/Chinese Mainland Registered capital - 70.00 Property development
Note (ii @t B it RMB50,000,000 I EL35
B3 (i) A E AR AR
50,000,0007T
IR EmBEZEERAR PRC/Chinese Mainland Registered capital - 100.00 Property development
Note (il R b B RMB200,000,000 MEBRRE
(D) ERERARE
200,000,0007T
BN B ERZE AR AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il B B A RMB50,000,000 MEBR
B £ (i) FMERARE
50,000,0007T
MBI EEZEERAR] PRC/Chinese Mainland Registered capital = 51.00 Property development
Note (i) AR HR At RMB100,000,000 MEER
ihEza(l) FMERARE
100,000,0007T
HEMEREXEBRAR PRC/Chinese Mainland Registered capital = 100.00  Property development

Note (ii)
(D)

B R E A

RMB20,000,000
FEf A A AR
20,000,0007T.

MEER
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For the year ended 31 December 2025

Zensun Enterprises Limited

HZE2025F12 A31HIEFE

45. PARTICULARS OF THE SUBSIDIARIES 45. MIBRARBE (&)

(CONTINUED)

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows: (continued)

Place incorporation/

Nominal value of
issued ordinary/

202512 H31H -

BT (&

Percentage of

#
>
el
|_H,
e
=
el
>
o
N

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
AL, CRITEE AT ELER
=% ST it B KR St B HEMRAEE ZAEDH FTEEK
Direct Indirect
B 5
EEREEEFAR AR PRC/Chinese Mainland Registered capital - 90.00 Property development
Note (ii) B B A RMB20,000,000 YRR
B3 (ii) AR AR
20,000,0007T
EGEEEREXER AR PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (ii) BB A RMB30,000,000 YRR
B3 (i) AMERARE
30,000,0007T
AEEEEREEER AR PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (i) BB A RMB50,000,000 MEERE
B3 (i) HEMERARE
50,000,0007T
HGBRIEEEREGR AT PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (ii) BB A RMB20,000,000 MEER
e AMERARE
20,000,0007T
I E s EPE AR A A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i B, B RMB30,000,000 MEBHR
B3 (i) A EAR AR
30,000,0007T
BEREEZXAR A A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i B, B A RMB50,000,000 YRR
et 22 (i) EREARARE
50,000,0007T
BNTEEEXER AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) B, B A RMB20,000,000 YRR
B £ (i) FMEARARE
20,000,0007T
BRERMEXERAR PRC/Chinese Mainland Registered capital - 100.00 Property development
Note (i hE A RMB20,000,000 MR
P 22 (i) FMERARE
20,000,0007T
BILRFEXARAT PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) R E R RMB20,000,000 MEERE
Esa(l) EMERARE

20,000,0007T
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45. PARTICULARS OF THE SUBSIDIARIES
(CONTINUED)

45. MEBLRAHME(E)

R2025%F 12318  ARAREEHBRARIZE
BT - (&)

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

Place incorporation/

Nominal value of
issued ordinary/

Percentage of

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
MR CRITEE AT ELER
=1 T ith B KR S ot B AR A EE ZEDH FTEEK
Direct Indirect
B i
KR FREEXEGRAR PRC/Chinese Mainland Registered capital - 100.00 Property development
Note (ii) REL R E R RMB30,000,000 L
B3 (ii) R EAR AR
30,000,0007T
IEHEMEREXERAA PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (i B E R RMB20,000,000 MLER
R 5 i) AMERARKE
20,000,0007T
FNBZEEREEERAA PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (il B A RMB20,000,000 3
B3 (i) EMEARARE
20,000,0007T
AOmEZEFEmEXAERAR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (ii) BB A RMB10,000,000 MEER
iE=H() A ERARE
10,000,0007T
IR IEEZEARAA] PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i B, B A RMB20,000,000 MEER
B3 (i) R E AR AR
20,000,0007T
B E AR A A PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il B, B A RMB50,000,000 YRR
(D) EREARAREK
50,000,0007T
TR EEEHMEEER AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il B, B A RMB50,000,000 YRR
B £ (i) TMERARE
50,000,0007T
BmEEZEEER AR PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (i) AR HR At RMB20,000,000 MEEE
2 ) FMERARE
20,000,0007T
B EFEEXAR AT PRC/Chinese Mainland Registered capital = 90.00 Property development
Note (il o B, h B RMB20,000,000 MERR
(i) EMERARE

20,000,0007T
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For the year ended 31 December 2025

Zensun Enterprises Limited

HZE2025F12 A31HIEFE
45. PARTICULARS OF THE SUBSIDIARIES

(CONTINUED)

45. MEBLRAHME(E)

Particulars of the principal subsidiaries of the Company at 31 December

2025 are as follows: (continued)

Place incorporation/

Nominal value of
issued ordinary/

20255612 A31H * ARG EEHB AR Z?

BT (&)

Percentage of

registration and registered share equity attributable
Name place of business capital to the Company Principal activities
MR CRITEE AT ELER
=% ST it B KR St B A A E R ZAEDH FTEEK
Direct Indirect
B 5
BHGZEEREFER AR PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (il R, R RMB20,000,000 MR R
B3 (ii) AR AR
20,000,0007T
RI5GEZE ZGRAR] PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (ii) R h B RMB20,000,000 MEBR
B 3£ (i) AMERARE
20,000,0007T
BB EEREEXEAR AR PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (i) BB A RMB20,000,000 MEERE
B3 (i) HEMERARE
20,000,0007T
A IEERNEEBRAR] PRC/Chinese Mainland Registered capital = 100.00  Property development
Note (ii) BB A RMB20,000,000 MEER
iE=H() A ERARE
20,000,0007T
ARG R EEBRAR] PRC/Chinese Mainland Registered capital - 100.00  Property development
Note (i) e B RMB30,000,000 MEBRE
B3 (i) A EAR AR
30,000,0007T
Notes: Mt -

BOEARERTTHAE - BRILEREERNRRL
ARAKERA] °

(i) No capital contribution is required from the member unless otherwise (i)
required by law.

REABKRL 2 BEEBRERAR - BRKR
BUEE R RAR AT -

(ii) Entities established in the PRC are limited liability companies with no (if)
English names registered or available upon establishment.

46. EVENTS AFTER THE REPORTING PERIOD 46. HEHEREE
There was no material subsequent event undertaken by the Group after 31 R2025F12 431 B1& + AEEMEETEMNE
December 2025. ANEfBETE -

47. APPROVAL OF THE FINANCIAL STATEMENTS 47. HEREIREK

BF 53R R B 12026 F3 A30 H = S M IR
REFI)EE -

The financial statements were approved and authorised for issue by the
board of directors on 30 March 2026.
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FINANCIAL SUMMARY
MBEHME

For the year ended 31 December

HZE12H31HILLEE

2025 2024 2023 2022 2021
20255 20245 20234 20224 20214
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

ARBTT AR¥ TR ARMT T AR¥T T ARBT T

Results E4
Revenue 25 6,916,870 9,542,095 20,034,898 9,657,056 13,421,496
(Loss)/profit for the year FEE(BR),SEF (859,204) (2,172,935) (2,247 ,272) (2,942,527) 385,042
Attributable to: FE1h -
Owners of the Company AANTHEB A (856,036) (2,181,963) (2,298,458) (2,946,113) 399,470
Non-controlling interests FEFE AR 2 (3,168) 9,028 51,186 3,586 (14,428)
(Loss)/profit for the year FEE(FER) wA (859,204) (2,172,935) (2,247,272) (2,942,527) 385,042
As at 31 December
M12831H
2025 2024 2023 2022 2021
20254 20244 20234 20224 20214
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

ARET T ARET T ARET T ARET T ARET T
Assets and liabilities EERAEE
Total assets BEE 32,997,060 39,497,728 46,399,320 61,543,899 68,239,873
Total liabilities weE 32,891,668 38,535,051 43,275,202 56,223,654 (60,041,216)
Net assets FEE 105,392 962,677 3,124,118 5,320,245 8,198,657
Non-controlling interests IR (61,315) (64,871) (55,545) (4,211) (185)
Equity attributable to EAREEA

owners of the Company FE(E R 44,077 897,806 3,068,573 5,316,034 8,198,472
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PARTICULARS OF MAJOR INVESTMENT PROPERTIES

FTEREVFHBE

As at 31 December 2025

R2025%12 A31H

INVESTMENT PROPERTIES BREYE
Gross area
Location (approximately) Effective % held Type Lease term
1 B HWEE BREERE  ER iR
(8) (%)

No. 883 North Bridge Road, 16,406 sq.ft. 100% Home Office Long-term lease
15 Home Office Units on various floors, 16,406 F 7R RERAE REATEL
Southbank, Singapore 198785

N3 Southbank L% #8835 % EIE 2
2 15MEREHA B (E4R - 198785)

2 Residential Units, Dakota Residences, 3,660 sa.ft. 100% Apartment Long-term lease
34-42 Dakota Crescent, Singapore 399939 3,660FFR BhT REIAH

LA FT hiDakota Crescent 34-425%

Dakota Residences 2 2B =E & {7 (Ep#47 : 399939)

30/F and Carpark No. C8 on 2nd Carparking Floor, 3,480 sq.ft. 100% Office premises and Long-term lease
Wyndham Place, No. 44 Wyndham Street, 3,480F 5 R Car Parking space R EIFA4L)
Central, Hong Kong WREYHERBN

BEBPIREF IR ERPEES L
3018 K212 5 EI5C85: B fi

Glen Carr House, 1433 North Hamilton Drive, 29,000 sq.ft. 99.8% Senior house Freehold
Derby, Kansas, 67037, U.S. 29,000 7R communities KA

Glen Carr House 74 3 B8 & 7N 8 kb i REGEEEE
North Hamilton Drive 14335

Oxford Grand McKinney, 2851 Orchid Drive, 69,700 sq.ft. 99.8% Senior house Freehold
McKinney, Texas, 75070, U.S. 69,700F 5 R communities KAFERE

Oxford Grand McKinney fiz 73 B/ & Ei M 2SR fE REEREES
Orchid Drive 285153

Land parcels located at 671-180-012, 67.5 acres/ 100% Vacant land Freehold
013, 014, 015, 016, 017, 018 273,200 sq.m./ EE+i IKAKRE
Desert Hot Springs, County of Riverside, 2,940,300 sq.ft.
State of California, 92503, U.S. 67.5m,

A SE B AN AT 7B % Desert Hot Springs 2 273,200 75K/
#38671-180-012 ~ 013+ 014 * 015 » 2,940,300 5 R
016017 - 018

Unit 330, 75 Wall Street, New York, NY 10005, U.S. 1,370 sq.ft. 100% Apartment Freehold

ERAAMN AR LI T Wall Street 7552330 1,370F 5 IR B IKAKRE

Unit 37J, 75 Wall Street, New York, NY 10005, U.S. 445 sq.ft 100% Apartment Freehold

EBAAMNALITIWall Strest 755537 F 445F 1R B IKAKERE

Zhengzhou Zensun International Building, South of Qilihe 20,372 sq.ft. 100% Commercial and office  Commercial Leasehold
South Road and the west of Jiayuan Road Zhengdong 20,372F R properties P SRR R A 0 AR
New District, Zhengzhou City PR AYE

BN ER BB AR » A BN TSR+ B
LARS - BEIBS AT
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