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CHAIRMAN’S STATEMENT
TREBE

Dear Shareholders,

On behalf of the Board, | am pleased to present the annual results
of China Merchants Land Limited ("CML" or the “Company”) and
its subsidiaries (collectively the “Group”) for the year ended 31
December 2025.

PERFORMANCE OVERVIEW

In 2025, the Group recorded revenue of RMB26.251 billion and
gross profit of RMB1.659 billion, with gross profit margin improving
from 4.77% to 6.32%. Against the backdrop of a persistently
contracting real estate market, both revenue and gross profit
achieved counter-cyclical growth, attributable to the recognition of
high-margin projects in core cities where the Group has established
a strong foothold.

However, loss attributable to owners of the Company amounted
to RMB2.201 billion (2024: RMB1.851 billion), with basic loss per
share of 44.87 RMB cents. The widened loss was primarily due
to two factors: first, a combined loss of RMB1.076 billion from
associates (RMB855 million) and joint ventures (RMB221 million),
largely dragged down by investments made in earlier years amid
the market downturn; second, income tax expense surged from
RMB524 million to RMB1.684 billion, including an increase in land
appreciation tax from RMB188 million to RMB861 million, reflecting
the cyclical impact of tax settlement at the project level. As at
the reporting date, retained profits attributable to owners of the
Company stood at RMB5.736 billion, with net asset value per share
at RMB6.19.
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MARKET REVIEW

In 2025, China’s GDP grew by 5%, surpassing RMB140 trillion,
with consumption overtaking investment as the primary growth
driver. The real estate sector underwent complex and prolonged
adjustments: nationwide newly built commercial housing sales
area declined by 8.7% year-on-year to 880 million square metres,
and sales value dropped by 12.6% to RMB8.4 trillion. While the
market continued to face significant downward pressure, structural
opportunities persisted—demand for “Quality Housing” projects
and urban renewal remained robust, and in the Hong Kong market,
rental yields exceeded mortgage interest rates, accompanied
by a recovery in transaction volumes, providing the Group with
opportunities to expand into new markets during this adjustment
phase.

DEVELOPMENT BUSINESS

The Group, together with its associates and joint ventures, achieved
contracted sales of RMB32.308 billion, covering a gross floor area
of 1.297 million square metres. The average selling price rose by
11.3% year-on-year to RMB24,918 per square metre, reflecting
a concentration of the product portfolio in higher-tier cities and
upgrade-driven demand. During the year, the Group acquired
seven new land parcels with a total planned gross floor area of
approximately 700,000 square metres and a total land cost of
approximately RMB8.6 billion, strictly adhering to the principles
of “investment aligned with sales” and “good city, good location,
good price”. On the product front, the Group continued to iterate
the "CML Quality Housing"” system, developing benchmark
product lines such as the “Xi” and “Tianging” series. In Hong Kong,
project sales recorded significant growth, demonstrating resilience
across market cycles.
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ASSET OPERATIONS

The Group’'s CM+ serviced apartment hotels in Hong Kong
maintained an overall occupancy rate exceeding 80%, with average
room rates approximately 7% above market levels. Operating
revenue grew by 8% year-on-year, EBITDA increased by 7%, and
GOP margin remained around 50%. The guest mix for daily rentals
was globally diversified, and the Group actively fulfilled its social
responsibilities (e.g., providing transitional accommodation for
those affected by the Tai Po fire). Other projects, including Nanjing
Xuanwu and Chongging Guanghuan Garden City, also delivered
notable highlights. Furthermore, China Merchants Commercial Real
Estate Investment Trust (1503.HK), managed by the Group, initiated
the acquisition of a student accommodation property in Hong Kong
during 2025, contributing recurring asset management service
income to the Group.

CAPITAL AND FINANCE

As at year-end, the Group held cash and bank balances of
RMB11.121 billion, with a cash to short-term debt ratio of 2.91, a
gearing ratio (after deducting receipts in advance) of 68%, and a
net gearing ratio of 59% (2024: 67%). The weighted average cost
of financing stood at 3.09%. The Group remained fully compliant
with all “Three Red Lines” metrics. Supported by a robust capital
structure and unimpeded financing channels, the Group is well-
positioned to withstand cyclical market volatility.
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OUTLOOK

Looking ahead, CML will prioritise asset turnover with a sharp
focus on inventory destocking as its top priority. The Group will
proactively seek policy support from local governments in areas
such as land swaps, affordable housing acquisition, and urban
renewal. Investment and land acquisition will continue to be
governed by the “investment aligned with sales” discipline, strictly
upholding the criteria of “good city, good location, good price”,
and the Group will resolutely refrain from acquiring land where
financial viability cannot be justified. We will persist in refining
the "CML Quality Housing” product system, benchmarking
against industry best practices to enhance cost control and
refined management capabilities. The Group will also further
explore opportunities in Hong Kong and other markets, steadily
strengthening its capacity for international growth.

ACKNOWLEDGEMENTS

Finally, on behalf of the Board, | would like to express our sincerest
gratitude to our shareholders, customers, business partners, and all
employees for their trust and continued support.

Zhu Wenkai
Chairman
12 March 2026

* Unless otherwise stated, amounts in this statement are denominated in
Renminbi.
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DIRECTORS AND SENIOR MANAGEMENT PROFILE

EENGREEAEBERERE

As of the last practicable date prior to the publication of this
annual report, the Directors’ updated information is set out below,
save as disclosed below, there is no financial, business, family or
other material/relevant relationship among the Directors. The
change of directors’ information pursuant to Rule 13.51B of the
Rules Governing the Listing of Securities of The Stock Exchange
of Hong Kong Limited (the “Listing Rules”) since the Company’s
last published interim report is set out in the section “Change of
Information relating to Directors”:

NON-EXECUTIVE DIRECTORS

Mr. ZHU Wenkai (%X &l), aged 58, was appointed as a non-
executive director of the Company, Chairman of the Board, and
Chairman of the Nomination Committee on 14 November 2025
and is currently the chairman of the board of directors of and the
secretary of the Party Committee of China Merchants Shekou
Industrial Zone Holdings Co., Ltd.* ({B# B4t A TR ZR K B R
A 7)) (Shenzhen Stock Exchange Stock Code: 001979.527) (“CMSK")
since September 2025. Mr. ZHU has extensive experience in
corporate management and has served in various senior positions
within the China Merchants Group. From September 2023 to
September 2025, he served as General Manager of CMSK. His prior
roles included Party Committee Secretary and General Manager
of China Merchants Hainan Development Investment Co., Ltd. (i
i REE AR ERRATR) as well as Executive Deputy General
Manager of China Merchants Property Holdings Co., Ltd. (HAf& @i
EERRD B2 E]). Mr. ZHU graduated from Wuhan University of
Technology with a master’s degree in Transportation Management
Engineering and holds the professional title of Senior Economist.

12 China Merchants Land Limited Annual Report 2025

RAFHRTERMOKRATAY  BEF2RMEHH
RTX - BRTIXEEEN  EFZRMEME - X
% FEREMERHEREE - BARRRAHT
B2 HmER  REZEMEIZMARRAES
EARAIT ETHRIDE13.51BIRESER 2 EEEH
RIEEEZERZEE | —H

EHITES

KXENKE  BESSH R-E-_RF+—A+N
BEZEARRRERNTEE EITEHERIES
ZEeFFE B Z-_RAFhLARABEREOL
EEIEREOHERD R CRINIESRZ SRR
001979.SZ)([HBEmw RN N EERMEZER - K%
SHMBLENCETELR  YABHBREERER
ZESHMY —T-_—FhLAZ-ZT_RFNAH
- FIE T O BIE - FILATREEEREE
HEREERAFEZ SR RELIE  UERE B
EERBROERARIEHERLIE - REEZENH
ERTASBEREIETIREY  ERBELTE60
RIER SRS SR il =



Mr.YU Zhiliang, aged 47, prior to rejoining the Company as a
non-executive Director on 5 August 2024, he joined the Company
as an executive Director on 2 June 2012, was re-designated as a
non-executive Director on 3 February 2023 and resigned as a non-
executive Director on 5 May 2023.

He also served as the general manager of the Company from 18
August 2016 to 3 February 2023 and the chief financial officer of the
Company from 29 June 2012 to 17 August 2016, respectively. Mr.
YU was a director of certain subsidiaries of the Company during
the said period. Mr. YU has been the chief financial officer and
secretary to the board of directors of CMSK since 8 July 2024. He
was the deputy head of the finance department (property rights
department) of China Merchants Group Limited. He was a director
of China Merchants Property Operation & Service Co., Ltd., the
shares of which are listed on the Shenzhen Stock Exchange (Stock
Code: 001914.S27) from 24 November 2022 to 5 May 2023. He was
appointed as a non-executive director of the REIT manager (“REIT
Manager”) of China Merchants Commercial Real Estate Investment
Trust (the units of which are listed on the Main Board of The Stock
Exchange of Hong Kong Limited, stock code: 1503) from 11 July
2019 to 25 May 2023 and rejoined as a non-executive director and
the chairman of the board of the REIT Manager since 6 August
2024.

He was the chief financial officer of China Merchants Property
(Xiamen) Co. Ltd.* and Fujian Zhong Lian Sheng Estate
Development Ltd.* from 2010 to 2012.

Mr. YU obtained a bachelor’s degree in accounting from Xiamen
University and a master’s degree in business administration
(finance) from the Chinese University of Hong Kong. Mr. Yu is an
accountant in the People’s Republic of China (the "PRC").

*  For identification purpose only
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Mr. LI Yao, aged 39, was appointed as a non-executive director
of the Company and a member of the audit committee of the
Company on 5 May 2023. He is currently the general manager
of the overseas development division of CMSK. He joined China
Merchants Holdings (International) Company Limited* in 2012
and has since served as the engineer and assistant department
manager of the engineering department and administration
department of China Merchants Colombo International Container
Terminals Ltd.*, the manager of the administration department of
China Merchants Holdings (International) Company Limited*, the
manager of the overseas business department of China Merchants
Holdings (International) Company Limited*, the permanent
representative of China Merchants Group Representative Office in
Djibouti, the manager of overseas department and international
cooperation department of China Merchants Group headquarters,
deputy director of Executive Office of China Merchants Group
headquarters.

Mr. Li was appointed as a non-executive director of the REIT
manager of CMC REIT on 25 May 2023.

Mr. Li graduated from Tianjin University with a bachelor’s degree
in engineering management and English in July 2009 and later

graduated from Tianjin University with a master’'s degree in

management in engineering management in January 2012.

*  For identification purpose only
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EXECUTIVE DIRECTORS

Dr. SO Shu Fai, aged 74, executive Director and chairman of the
executive committee appointed on 11 December 2010 and was
elected chairman of the Company on 31 December 2010. Dr.
SO resigned from his position as the chairman of the Board and
his board committee position on 23 June 2012 and remains an
executive Director.

Dr. SO was the vice-chairman, an executive director and CEO of
SJM Holdings Limited (Stock Code: 880), which is listed on the
Stock Exchange, before his retirement on 15 June 2023. He is
also the chairman of the executive committee of MACAUPORT —
Sociedade de Administracao de Portos, S.A.

Dr. SO is a Chartered Secretary, Chartered Governance
Professional and a Fellow member of The Hong Kong Chartered
Governance Institute and The Chartered Governance Institute.
He is a fellow member of The Hong Kong Institute of Directors.
He graduated with a Bachelor of Science Degree from The
University of Hong Kong in 1973, and received a Doctoral Degree
in Management Studies from the International Management Centre
of the Southern Cross University in 2001.

Dr. SO has been appointed as an executive director and the
chairman of the board of directors of DOMAINE POWER
HOLDINGS LIMITED (the shares of which are listed on the Hong
Kong Stock Exchange with Stock Code: 442) since 1 December
2021.
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Mr. WONG King Yuen, aged 58, executive director of the
Company appointed on 18 March 2016 and further appointed as a
General Manager of the Company on 2 February 2023.

Mr. WONG has over 20 years of experience in real estate industry.
He served as assistant property manager in property agency
department in China Merchants Properties Development Limited
in February 1995 and subsequently he was promoted as deputy
manager, manager, deputy general manager and the current
position of director and general manager. From January 1999, he
acted as general manager assistant in China Merchants Property
Agency Limited and later he was promoted to the position of
deputy general manager and the current position of director
and general manager. From September 2001 to December 2002,
he served as director and general manager in China Merchants
Property Management (Hong Kong) Limited and from September
2017, he also acted as director and general manager in China
Merchants Property Management (Overseas) Limited.

Mr. WONG graduated from Hong Kong Baptist University with a
Bachelor’'s Degree of Business Administration (Honours) majoring
in finance in November 1990. He obtained a Master’'s Degree
of Science in real estate from the University of Hong Kong in
December 2006. Mr. Wong holds an Estate Agent's Licence from
the Estate Agents Authority of Hong Kong and a PMP (Tier 1)
Licence from the Property Management Services Authority of Hong
Kong. In 2010, he was awarded the membership of Hong Kong
Institute of Real Estate Administrators.

Ms. CHEN Yan, aged 48, was appointed as an executive director
of the Company on 3 February 2023. She is currently the chief
financial officer of the Company and also the chief financial officer
of Shenzhen China Merchants Construction Management Co.,
Ltd.* (RYIBREEZEIEBRAF), a subsidiary of CMSK. She had
held various positions in CMSK, the controlling shareholder of the
Company. She joined CMSK in October 2009 as a senior manager
of the finance department until July 2016. She was also appointed
as the senior financial controller of the finance department of CMSK
from July 2016 to May 2017. From May 2017 to January 2018, she
was the deputy chief financial officer of the Company. She has
also been the internal auditor of REIT manager of CMC REIT since
December 2019.

Ms. CHEN Yan was graduated from School of Management of
Sun Yat-Sen University with a Master’s Degree in Accounting and
Business Studies in 2002. She was qualified as a Certified Public
Accountant in the PRC in 2002.

*  For identification purpose only
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INDEPENDENT NON-EXECUTIVE
DIRECTORS

Dr. WONG Wing Kuen, Albert, aged 74, joined the Company
as an independent non-executive Director on 2 June 2012. Dr.
WONG is the chairman of the audit committee and a member of
the remuneration committee of the Company. Dr. WONG currently
holds the following positions in other listed companies:

¢ independent non-executive director of Solargiga Energy
Holdings Limited, a company listed on the Stock Exchange
(Stock Code: 757);

e independent non-executive director of China Wan Tong Yuan
(Holdings) Limited, (its shares have transferred of listing from
GEM to main board with stock code 6966 since 17 December
2019);

e  independent non-executive director of Dexin Services Group
Limited, a company listed on the Stock Exchange (Stock
Code: 2215); and

e independent non-executive director of Tian An Medicare
Limited (formerly known as China Medical & HealthCare
Group Limited), a company listed on the Stock Exchange
(Stock Code: 383).

Other listed companies in which Dr. WONG has served as an
independent non-executive director in the past three years include
the following:

e  Dexin China Holdings Company Limited, a company listed on
the Stock Exchange (Stock Code: 2019)

e China VAST Industrial Urban Development Company Limited
(Stock Exchange listing number: 6166 before delisting)

e  APAC Resources Limited, a company listed on the Stock
Exchange (Stock Code: 1104)
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In addition, Dr. WONG served as the managing director of Charise

Financial Planning Limited, a private professional consulting firm

in Hong Kong since October 2005 to 2 January 2014 and served
as Principal Consultant of KND & Co., CPA Limited, a private
professional auditing firm in Hong Kong since 2 January 2014 to
2017. Dr. WONG was appointed as the Principal Consultant by KND
Associates CPA Limited, Hong Kong on 2 January 2018. Dr. WONG
was elected or admitted:

a fellow of The Chartered Governance Institute in September
2002;

a fellow of The Hong Kong Chartered Governance Institute in
February 2002;

a fellow of the Taxation Institute of Hong Kong in January
1999,

a member of The Hong Kong Securities and Investment
Institute in November 2012;

a fellow member of Association of International Accountants in
September 2005;

a fellow member of The Institute of Certified Public
Accountants in Ireland in August 2000;

a member of the Chartered Institute of Arbitrators in May 2002,
and

a Certified Tax Adviser of Hong Kong for the year 2013 by the
Taxation Institute of Hong Kong.

Dr. WONG received a Doctoral Degree in Business Administration

from Bulacan State University, Republic of the Philippines in

December 2010 and a Bachelor’'s Degree in commerce from a

joint program held by Shenzhen University and Clayton University,

Missouri, USA in May 1990. He also received a Bachelor's Degree

and a Master's Degree in Business Administration from Nottingham
Trent University, UK in December 2005 and December 2007,
respectively.
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Ms. CHEN Yanping, aged 67, joined the Company as an
independent non-executive Director on 2 June 2012.

Ms. CHEN had attended a “China Management Training Program”
in University of California, Los Angeles from November 2003 to
November 2004. Ms. CHEN received a Bachelor's Degree and a
Master's Degree in urban planning profession from the Faculty of
Architecture of Tongji University in January 1982 and November
1984, respectively. Ms. CHEN was qualified as a senior engineer in
December 1993 and subsequently qualified as a registered planner
of the PRC in October 2000.

Ms. CHEN had been an independent director of CMPD from
October 2007 to November 2011. Ms. CHEN is the chairlady of
the remuneration committee and a member of the nomination
committee of the Company. Ms. CHEN is a professor of
Architecture and Urban Planning School in Shenzhen University
from December 2000.

Dr. SHI Xinping, aged 67, joined the Company as an independent
non-executive Director on 2 June 2012. Dr. SHI is a member of the
audit committee and a member of the nomination committee of the
Company.

Dr. SHI was an associate professor of the Department of Finance
and Decision Sciences in Hong Kong Baptist University before
retirement.

Dr. SHI received a Bachelor's Degree from North-western
Polytechnic University in July 1982, an MBA Degree from Lancaster
University, UK in December 1990 and a PhD Degree from Middlesex
University, UK in July 1995.
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Mr. Ip Man Ki Ryan, aged 36, has joined the Company as an
independent non-executive director since 25 May 2023.

Mr. lp is currently the Vice President and Executive Director of
Public Policy Institute of Our Hong Kong Foundation (OHKEF).
Before joining OHKF in January 2017, he has worked at both
Jones Lang LaSalle and the Hong Kong Monetary Authority as an
economist.

Mr. Ip participates in various public offices. He is a member of
the HKSAR Government’s Advisory Committee on the Northern
Metropolis, and Land and Development Advisory Committee, the
Town Planning Board, the Hong Kong Maritime and Port Board,
and the Estate Agents Authority. He is also a Vice President of
the China Real Estate Chamber of Commerce Hong Kong and
International Chapter, and a board member of the Hong Kong
PropTech Association.

He obtained a bachelor's degree in economics from The Chinese
University of Hong Kong in July 2012 and a Master of Science in
Economics from the London School of Economics and Political
Science in July 2013. Mr. Ip is a Chartered Surveyor (MRICS) and a
Chartered Financial Analyst (CFA).
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CHANGE OF INFORMATION RELATING TO EHBHEESR &

DIRECTORS

Changes in directors’ information required to be disclosed pursuant 1R & FWRAIE1351BINVGEECATIHRERHES
to Rule 13.51B(1) of the Listing Rules, are set out below: BN 2 EREREY T

Name of directors

EHR

Details of change

Mr. JIANG Tiefeng

gt

Mr. ZHU Wenkai

RIETEE

Mr JIANG has resigned as a non-executive director of the Company, chairman of the
board of directors of the Company and chairman of the nomination committee of the
Company, effective 14 November 2025, due to a work reassignment.
BALEATFADREREARRIENTES - AARESEIELRARTIREEE
gXF BT RF+—ATHBRER-

Mr. ZHU has been appointed as a non-executive director of the Company, the
chairman of the board of directors of the Company, and the chairman of the
nomination committee of the Company, with effect from 14 November 2025.
KREECEZIERARRIFITES  ARAIEZFGEERARREEZEGEF - B
ZECRFT—ATUERER -

Upon specific enquiry by the Company and confirmations from AR A{EL ERBENIWEEEER - BRAFIHREA
Directors, save as otherwise set out in this annual report, there  ZBHFTE I EI - BARRIRE T 2P HREE
are no other changes in the directors’ information required to be  B&ERIE EFTHAFE1351BMEKETEREEHRES
disclosed pursuant to Rule 13.51B(1) of the Listing Rules since the ~ &#lz HEith B F) -

Company's last published interim report.

*  For Identification Purpose Only

* EHREF
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SENIOR MANAGEMENT PROFILE

Mr. JIANG Bo, aged 44, graduated from Changzhou University
with a degree in Business Administration. He has served as
General Manager of the Group's Nanjing Company since June
2025. Throughout his career, he has maintained a deep focus on
the property markets of Fujian, Hubei, Guangdong and Jiangsu
provinces.

His prior professional experience includes: September 2020
to February 2022: Deputy General Manager of CMSK Xiamen-
Zhangzhou Company. February 2022 to May 2023: Deputy General
Manager of CMSK Wuhan Company. May 2023 to June 2025:
Executive Deputy General Manager of CMSK Shenzhen Company.

Mr. CHANG Chun, aged 39, is responsible for managing real estate
development projects.

Mr. Chang startd his career in 2006 and joined the design and
development department of the Group’s Nanjing Company in 2013
and was subsequently promoted to manager of the development
and operation department and the investment and development
department. He was the assistant to the general manager of the
Nanjing Company during the period from 2018 to 2020 and the
deputy general manager and then the general manager of CMSK
Hefei Company during the period from 2020 to 2023. He was
appointed as the general manager of the Group’s Guangzhou
Company since June 2023.

Mr. Chang graduated from Nanjing University in 2006, majoring in
Resources, Environment and Urban Planning and Management,
and obtained a master’s degree in land resources management
from Nanjing University in 2010.
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Mr. WANG Zhuoran, aged 49, is the general manager of the
Group’s Chongging Company and is mainly responsible for the
development and operation of the Chongging Company.

Mr. Wang graduated from Nanchang University in 1999 with
a bachelor’s degree in architecture from the Department of
Architecture.

Mr. Wang joined CMSK in July 2009 and became the deputy
general manager of the product management center of CMSK
in February 2012. In June 2016, he was promoted to the general
manager of the product management center. He has been the
general manager of Chongqging Company of the Group since
August 2022.

Ms. LI Danyi, aged 43, is the deputy general manager of the
Group's Xi'an Company and is responsible for the operation,
development and management of our Xi'an Company.

Ms. Li joined the Group as the manager of the marketing
management department of Xi'an Company in 2018 and was
promoted to the position of deputy director in 2019. In June 2020,
she became the assistant general manager of Xi'an Company and
started to act as the general manager in January 2023.

Ms. Li has been rooted in the Xi'an real estate market for a long
time. Prior to joining the Group, she worked for Shaanxi Poly Real
Estate Development Company Limited and Xi'an China Resources
Land Development Company Limited.

Mr. NG Ho, aged 38, appointed as Company Secretary of the
Company since 31 May 2019. Mr. Ng holds a Master of Business
degree from Monash University in Australia and is a fellow of
both The Hong Kong Chartered Governance Institute and The
Chartered Governance Institute. He has extensive experience in
banking operations, corporate finance, mergers and acquisitions,
restructuring and reorganisation, capital market operations, cross-
border investments, compliance and listed company secretarial
practices since 2010.
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is the icon of the maritime heritage of China Merchants Group.

It is the guarantee of achieving the goals and the spirit of mustering the power.

Adherence to “China Merchants family and Shekou gene”,
We strive for advancement and excellence as we march forward.

It rallys strength and guides us to achieve our goals.

The “Rudder”




MANAGEMENT DISCUSSION AND ANALYSIS

TEEEN®WE DN

MARKET REVIEW

In 2025, China’'s GDP grew by 5%, with the total economic
output exceeding RMB140 trillion, indicating generally stable
economic performance. The economy is currently at a critical
stage of transitioning between old and new growth drivers, with
consumption having replaced investment as the primary driving
force — total retail sales of consumer goods now exceed total
fixed asset investment. Vice Premier He Lifeng has made it clear
that in 2026, expanding domestic demand will be the primary
task, with strong efforts to boost consumption and accelerate
China’s transformation from a “manufacturing powerhouse” to a
“consumption powerhouse”.

Against the backdrop of profound economic structural adjustment,
the real estate sector’s correction also demonstrates complexity
and longevity. According to data from the National Bureau of
Statistics, the sales floor area of new commercial housing in China
decreased by 8.7% year-on-year to 880 million square meters in
2025; sales value fell by 12.6% year-on-year to RMB8.4 trillion, a
decline of over 50% from the peak in 2021. As China’s urbanization
transitions from a period of rapid growth to stable development,
urban development is also shifting from large-scale incremental
expansion to a phase focused on improving the quality and
efficiency of existing stock. Currently, the real estate market
continues to face significant downward pressure, with no signals of
price stabilization and volume recovery, nor signs of bottoming out
and rebounding.

However, structural opportunities in the market remain worthy of
attention. Currently, Chinese Mainland’s real estate market size still
stands at RMB8.4 trillion, gradually concentrating among leading
enterprises, with strong demand for “good housing” projects and
in the urban renewal sector. Meanwhile, the Hong Kong market is
showing signs of recovery — rental yields have exceeded mortgage
rates, driving a rebound in transaction volume. These positive
changes provide opportunities for the Company to expand into
new markets during this adjustment period.
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FINANCIAL REVIEW

For the year of 2025, loss amounted to RMB2,127,805,000
(2024: loss of RMB1,689,630,000), representing a year-on-year
increase in loss of approximately 25.9%. The loss attributable to
the owners of the Company was RMB2,201,077,000 (2024: loss
of RMB1,850,755,000), representing a year-on-year increase in
loss of approximately 18.9%. Basic and diluted losses per share
was RMB44.87 cents (2024: basic and diluted losses per share of
RMB37.73 cents), representing a year-on-year increase in loss of
approximately 18.9%.

As at 31 December 2025, equity attributable to owners of the
Company was RMB5,736,484,000 (2024: RMB8,021,863,000),
representing a decrease of approximately 28.5% compared to the
end of the previous year.

Turnover

In 2025, the Group recorded turnover of RMB26,250,540,000 (2024:
RMB20,661,233,000), representing a year-on-year increase of
approximately 27.1%. During the same period, projects in Nanjing
and Jurong, Xi'an, Chongqging, Guangzhou, Foshan and Hong Kong
contributed approximately 20.6%, 40.5%, 16.8%, 5.1%, 16.7% and
0.3% respectively to the total revenue of the Group.
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Gross Profit

Gross profit amounted to RMB1,659,423,000 (2024:
RMB985,420,000), representing a year-on-year increase of
approximately 68.4%. This was mainly due to the relatively
high proportion of projects with higher gross profit margin
in the carried forward income. The gross profit margin was
approximately 6.32% (2024: approximately 4.77%), reflecting 1.55
percentage points year-on-year incline.

Share of results of associates and joint ventures

For the year ended 31 December 2025, the Group's share
of results of associates and joint ventures both recorded a
loss of RMB854,594,000 (2024: loss of RMB128,635,000) and
RMB220,975,000 (2024 loss of RMB117,677,000), respectively.

This financial performance was mainly attributable to the fact that
the associates and joint ventures in which the Group had invested
in earlier years suffered losses at the project level amidst the
unfavourable environment of the overall downturn in the property
market, which affected the overall performance.
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FINANCIAL AND TREASURY MANAGEMENT
PRINCIPLES

As at 31 December 2025, the net current assets of the Company
amounted to RMB17,719,807,000 (2024: RMB27,538,618,000).

As at 31 December 2025, bank balances and cash was
RMB11,120,731,000 (2024: RMB12,734,449,000).
currency denomination, bank balances and cash can be divided
into RMB10,321,466,000 in Renminbi, RMB56,936,000 in US$ and
RMB742,329,000 in Hong Kong dollars ("HK$").

In terms of

As at 31 December 2025, total interest-bearing debt of the
Group was RMB29,115,274,000 (2024: RMB34,908,872,000). In
terms of maturity, the outstanding total interest-bearing debt
can be divided into RMB4,193,359,000 repayable within one year,
RMB12,259,201,000 repayable after one year but within two years,
RMB11,475,854,000 repayable after two years but within five years
and RMB1,186,860,000 repayable after five years.

As at 31 December 2025, the Group’s net interest-bearing debt
(total interest-bearing debt minus bank balances and cash) to
equity (including non-controlling interests) ratio (the “Net Gearing
Ratio”) was 59% (2024: 67%). The Group further utilizes the flexibility
of its capital structure and resources in a rational manner according
to project needs. The capital cost of the Group still remained at
industry-low level. As at 31 December 2025, the weighted average
finance costs of the interest-bearing debt is 3.09%, of which the
average finance costs of bank and financial institution borrowings
was 2.90%.

The monetary assets and liabilities and business transactions of the
Group are mainly carried and conducted in RMB, US$ and HK$.
The Group maintains a prudent strategy in its foreign exchange
risk management, where foreign exchange risks are minimised via

balancing the monetary assets versus monetary liabilities.
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FINANCIAL GUARANTEE CONTRACTS

The Group has contingent liabilities amounted to
RMB4,084,475,000 as at 31 December 2025 (2024:
RMBS5,400,816,000).

PLEDGE OF ASSETS

As at 31 December 2025, the Group had pledged land (including
properties held for sale) situated in Chongging, Xi'an and
Nanjing with an aggregate carrying value of approximately
RMB11,250,767,000 (2024: RMB12,233,355,000), investment
properties with an aggregate carrying value of approximately
RMB2,807,954,000 (2024: RMB1,538,548,000) and trade receivables
with an aggregate carrying value of approximately RMB nil (2024:
RMB199,000) to secure bank borrowings of RMB3,252,926,000
(2024: RMB3,099,149,000) granted to the Group.

BORROWINGS

Details of the borrowings of the Group are set out in note 28 to the
consolidated financial statements.

BUSINESS REVIEW

Contracted sales

For the year ended 31 December 2025, the Group, together with
its associated companies and joint venture companies, achieved
aggregate contracted sales of approximately RMB32,308 million
(2024: RMB42,462 million) with an aggregate contracted sales area
of approximately 1,296,558 square meters (2024: 1,895,802 sq.m.).
The average selling price for the year ended 31 December 2025
amounted to approximately RMB24,918 per square meter (2024:
RMB22,398 per sg.m.).

Contracted sales amount by region in 2025 (RMB million)

—EoRARBEARNESBARNEET)
Ch i Foshan
B ol
1% (3,628) 8% (2,537)
Guangzhou
BEM

22%
Hong Kong 6 (6,960)

Bk
17% (5,366)

Xi'an
(g3 )
21% (6,955) Nanjing & Jurong

AREEE
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Contracted sales area by region in 2025 (sg.m.)
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BUSINESS REVIEW (continued)

Property Development Business

As at 31 December 2025, the Group's portfolio of property
development projects consisted of 45 projects in Guangzhou,
Foshan, Chongging, Xi’an, Nanjing and Jurong, with a primary
focus on the development of residential properties, as well as
residential and commercial complex properties, types of products
include apartments, villas, offices and retail shops, etc.

A breakdown of land bank by cities and a map showing the
geographical locations and the land bank of the projects of the
Group in the PRC are set out below. The saleable gross floor area of
properties which had not been sold or presold as at 31 December
2025 (“Land Bank") was 3,658,376 sg.m..

¥ O
EHER
RoB-—RE+-—A=+—0  KEELEN - #
L BB TR ERRASEE SRR
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BUSINESS REVIEW (continued)

Property Development Business (continued)

A map showing the geographical location and land bank of
the projects of the Group in the PRC as at 31 December 2025

TERERRAEER T A+ -_A=1T—"RETBEZEBR 2RV E kTG
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BUSINESS REVIEW (continued)

Property Development Business (continued)

Note: The following table shows the address, existing use, and actual or expected
earliest full or phased completion date of the Group's property development

¥ O

FHER X5 (&)

Ket - TREBTASER " ZE-_RF+-A=+—RZFHEREA
Bzttt - REMEREBRRGEFNREZ2 PR MEXA

projects as at 31 December 2025. 8-
Actual/expected
completion date
(Year/Month)
BE &
Projects Existing usage Y4B H
bi=f=| Addresses 34k RERAE (£/R)
Foshan {11
China Merchants Xi'an South Jititang Road in the east to Foshan, s Residential and  January 2019
B 1st Ring in the west, from Tanzhou Water Channel  EER& 1L commercial ZZT—NhF—A
in the south to Fochen Road g1 @ R A SR EEREE
in the north, i =[eayeakil
Southern side of South Jinchang Road, RESRERK
Chencun Town, Shunde District, AEHL—R -
Foshan City, Guangdong Province, A RN KE -
The PRC Bl S
China Merchants Yuefu Nan Jin Village Committee Lot, 2] Residential and  October 2019
T Sha Long Road, EREH LT commercial ZZT—hF+A
Jiujiang Town, e FEREH
Nanhai District, JUTHR
Foshan City, Guangdong Province, e
The PRC MENEEE
China Merchants Yueyuan Plot 1, the western side of Jianshe Yilu, A Residential and  January 2020
HEtE Xinan Street, EREHLT commercial —ZT-_TF—A
Sanshui District, =K@ FEREE
Foshan City, Guangdong Province, P EE
The PRC BT AR —
China Merchants Anzhitinglan ~ The northern side of Jiangwan 2nd Road, R Residential and  June 2020
EEEIETE and western side of Wugang Road, EERAHLT commercial  ZZEZEFXA
Chancheng District, = FEEEZ
Foshan City, Guangdong Province, JLE—RRAbA -
The PRC el
FOSHAN Jiangxuyuan North of Yuhe Road, East of Fenjiang South Road, Residential and  April 2029
LT E Lecong Town, Shunde District, EREHLT commercial  ZZFZAFMA
Foshan City, Guangdong Province, [ et FEREE Latest Phase =3 BER
China HEREE AL
T ERE AR
FOSHAN Baohua Qiandeng Lake Core Area, Guicheng Street, i Residential and  Phased Completion
BB L T Nanhai District, Foshan City, ERE commercial  THE 7 EIEAK
Guangdong Province, BILTEEmE FEREE

China
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BUSINESS REVIEW (continued)

e -

Property Development Business (continued) P ih ZE B3 K15 (&)

Actual/expected
completion date
(Year/Month)
BHfEE

Projects Existing usage &M HH

1HH Addresses hhk RERE (F£/R)

Xi'an (AR)

China Merchants South of freight line and east of ALER SR Residential and December 2021
Main Urban Site west Gangwu Road, EiBGRIARE commercial —ZE-—9%+—-1
BEM %5 Xi'an International Port District PETSPRRE LAR FEREE

Xi'an Merchants Silk Road South of freight line and east of BABEEE% R Commercial August 2022
Center west Gangwu Road, EIBG AR S —E-—F)N\A
Fillr el =l Xi'an International Port District ISR AR

Chang'an Xi South of Hangteng Road, east of Hangxin PEIPRFEE AR T Residential and June 2023
KRB Road, north of Hangfei Road and west of PR B AL BR LA commercial ZZEZ=%XA

planning road, Xi‘an Space Base, 9 MURTER DAZR EEREZ
Xi'an City, Shaanxi Province, The PRC FRFREE AL - RIS LAY
Xi'an Xu East of Guangyuntan Avenue, west of Xingtai North Residential December 2023
Fitk:dsa Road, south of Eurasian Road 5 and north of PR E AT mERLERERE EF —E-=%+-H
Shangshui Road, Chanba Ecological Zone, Xi‘an BEBRBIAR -
City, Shaanxi Province, China eSS 1= IV
ERIE A BELAR -
87K B BA 3L
Yonglanwan East of Zhengyang 5th Road, south of Lanchi 2nd FE Residential March 2024 to
R Road, west of Zhengyang 6th Road and north of PREE LT F=E March 2025
Lanshang Road in Weibei Area, Qinhan New Town,  ZZ¥HUE 1L F @ —EZNFE=AZ
Xi'an City, Shaanxi Province, China IEFZRBRIARR - —E-RF=A
Bt —BE AR -
RS 7 BEATE
738 14 2% LAJE
WONDERLAND About 210 meters south of the intersection of il Residential May 2026 to March
HrEER Olympic Avenue and Linxi Road, Bagjiao District, PRAE LT F= 2027
Xi‘an City, Shaanxi Province, China AR PN —E-RFRAEZ

ERAROR BE AT X BE O T-t+F=RA
ErAI210K

China Merchants Yunlan West of Jing 26 Road and East of Jing 32 Road, R Residential December 2025

R Xi'an, Shaanxi Province, China [ GEE=Tik-a] F= —E-RF+_-A

B = B LAR
"=+ IR

Tianging Yunlu North of Xinglong Lin Er Road, Chang'an District, 2] Residential May 2026
REZE Xi'an City, Shaanxi Province, China PREGA LT F= —E-RERA

R%&[E SR — Kt

Yunshanjian Southeast of the intersection of Hangfei Road and /1 Residential December 2025

Z1E Wangyue Road, Chang'an District, Xi'an City, PREg & F T = —E-RF+=A
Shaanxi Province, China Rz @MARRE
ERZE A & AT R R

TIAN QING YUN MO West of Jing 20 Road and South of A Residential December 2025

REER Planning 15 Road, Central Innovation Zone, PRPEE PO & T = #T & F= —E-_RF+_-H
Hi-Tech Zone, Xi'an, Shaanxi Province, China FRAFELS T
LATE - JR &I+ FBE AT
XI'AN XI About 90 metres south of Xi'an Quan Yun Village, Residential December 2026
L HE Lugang Green City, Chanba International Port PREGE LT F=E —E-RF+=A
Xing Si Road, Xi'an, Shaanxi Province, China. 2 B BV S S D R
R A AT P 2 2 B
A1 4990K

WUTONG SHUYUAN Northeast corner of the intersection of Olympic R Residential September 2027

FEfERR Avenue and Linhong Road, Chanba International ~ BRPEE FEZ *=E —E-+ENA
Port, Xi'an, Shaanxi Province, China EBEEEREAE
BEMBEZE+TTRILA
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BUSINESS REVIEW (continued)

¥ O

Property Development Business (continued) P b EE B3 1% (&)
Actual/expected
completion date
(Year/Month)
B fEEt
Projects Existing usage &M HH
EH Addresses 3k RERZ (£/R)
Guangzhou EM
China Merchants Yongjing Wan The northern side of No. KS3-2 Gui Hua Road A Residential and  July 2019
BrEEsE and eastern side of the northern extension o 3T N ANk R commercial ZE—NFtA
lane of No. KS4-4 Road, Sino-Singapore HAEKS3-2REE FEREE
Guangzhou Knowledge City Southern LAJE + KS4-45R &4t
Start-up Area, The PRC EARIAR
EXCELLENCE China North of Huangpu East Road and East of i Residential December 2023
Merchants Zhenlongfu Longtou Road, BRAEMT = —E-=F+=A
BHIRRI RN Huangpu District, iR EHRR
Guangzhou City, LAJE - BEBEBK AR
Guangdong Province,
China
Nansha Qingsheng Project North of Shagongbao Chung, east of FBIERE EMT Residential July 2024 to
MY ERIER Longitudinal Road 3, south of Heng Yi Road, EYEADANEREILE - EE January 2025
west of Longitudinal Road 4, Nanchang District, HE=FEERA - BB —ENFELARE
Guangzhou, Guangdong Province, China [Ea Utk =iy il —E-RF—AR
Bao Sui Tian Yu Court No. 2437, Xingang East Road, Gl Residential December 2023 to
RIER I Haizhu District, Guangzhou City, EREBEMT F= ch 2024
Guangdong Province, VIR FTB R R =F+=-A%
China 2437%% —E-WF=A
LIN YU JING 21 Yisha Road, Nansha District, Guangzhou City, i Residential August 2026 to
RIS Guangdong Province, China EREREMT F= December 2026
M ERE D215 ZE-RFNRE
—EoRE+ZA
Chongqing EE
LANDMARK RIVERSIDE Danzishi Nan'an District, Gl Residential and  August 2021
RE Chongqing City, EE™ commercial —ZF=—FNA
The PRC MEFRETFA EEREE
Evian River Bay Eastern side of Babin Road R Residential and  July 2021
KETE and northern side of Neihuan Expressway, HE™ commercial ZZEZ—F+tA
Banan District, EEE FEREE
Chonggjing City, 2% B% SR fRl £
The PRC MERBREIL A
Central Avenue Standard Sub-zone F, s Residential and  August 2024
NEPN ] Lianglu Zone, BEM commercial ZZFZMFENA
Yubei District, At E TEREE
Chongging City, B 48
The PRC FREDE
Yundi Xiao Qu Nanping Business Centre, G Residential and September 2020
ER/NE Nan'an District, BEM commercial ZZEZTFNA
Chonggjing City, AEE FEREE
The PRC M B
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BUSINESS REVIEW (continued)

e -

Property Development Business (continued) P ih ZE B3 K15 (&)
Actual/expected
completion date
(Year/Month)
BB E
Projects Existing usage &M HH
1HH Addresses hhk RERE (F£/R)
Ideal City Xiyong Area, FE Residential and  September 2021
BABH Shapingba District, BEM commercial ZZTZ—FA
Chonggjing City, DGR EEREHZE
The PRC (i oy
Park Uptown Shuitu Town, H Residential and March 2022
NER= Beibei District, EEM commercial Z—ZEZZ=F=A
Chongging City, Bl FEREE
The PRC kLR
Shi Guang Xu Next to Chongging Rail Transit Loop line — Gl Residential April 2023
B Caiyunhu Station, Chaoyang Road, EEMAEKR = —E-=FNIA
Jiulongpo District, Chongging, China ISR o BIEIRIR »
FE ML
Yutianfu Parcel AH20, etc., Xiyong, FE Residential June 2023 to
SARIT Wenxian Road, EESITERE = January 2026
Shapingba District, BB TEK ZEZ=FRAE
Chongging, AH20% H 3 ZEZRE—A
China
Yutianfu AHO9 Plot AHO9, etc., Xiyong, Wenxian Road, Es Residential September 2024 to
AR ATAHO? Shapingba District, BEDITHRE F= September 2027
Chongging, MBIk —ZE-mMFEARZE
China AHO9% 1 1% T+ FNA
China Merchants 1872 Sub-Area K, Dayangshi Cluster, Jiulongpo District, & Residential December 2025
EERM1872 Chongging, China BENERKE F=E —E-RF+=A
AGAEEKDE
Nanjing and Jurong R R AR
China Merchants Eastern side of Baosi Road, e Commercial and September 2018
International E City southern side of Jingjiu Road, IERE A residential —E-N\FNA
1B BIRE Baohua Town, HERYE BEREE
Jurong City, Jiangsu Province, LN
The PRC
Dongwangfu Junction between Hedong Road # Residential and  August 2021
RERT and Siwang Road, IERERRM commercial —ZE=—%)\A
Qilin Street Jiuxiang, Jiangning District, I B AT 8 L8 FEREE
Nanjing City, Jiangsu Province, 7RI 5R B ELPY BB B A2
The PRC
Xijiang Ruifu Xiangxian Road in the east to Yuanten Road in H Residential and  March 2022
T ImAT the south to a planning road in the west to I#HEmeRmELE commercial Z—ZE=Z=F=A
Zi Chuang Road in the north, TDHEERERIAR - EEREE

02 Land Parcel, north of Zi Chuang Road
and east of Jiangpu Street and Puyun Road,
Pukou District, Nanjing City,

Jiangsu Province,

The PRC
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BUSINESS REVIEW (continued)

¥ O

Property Development Business (continued) EHEREER(E)
Actual/expected
completion date
(Year/Month)
B fEEt
Projects Existing usage &F{ H i
EH Addresses 3k RERZ (£/R)
Nanjing Shuimu Yongrongfu  a piece of land, i Residential May 2022
B R AORZELL T eastern side of Bisheng Road, IEREERM F= —E-—#TA
Xijiang Street, Qixia District, R P 718
Nanjing City, Jiangsu Province, EFFER Al
The PRC
Yongmngfu Yushan Xi Road in the east to Jianshe Road il Residential October 2021
BT in the south to an existing in the west to AFEERT = —E-—F1A
Guangdian Road in the north, O RS
Pujiang Street, Pukou District, REFMLFAEE
Nanjing City, Jiangsu Province, [EES 51 i
The PRC Wik - EEEER
Yonglanyuefu East of Xinpu Road and south of A Residential December 2021
7R Xinglong Road, Jiangbei New District, IERER AT = —E-_—%+=-A
Nanjing City, Jiangsu Province, STALFTIE FTR PR AR
The PRC FUE R IAR
Jiangxinyin Intersection of Meizizhou Road and Wentai Street, Residential December 2023
TTED Jiangxinzhou Street, STERE r= —E o=t
Jianye District, Nanjing, FA R
Jiangsu Province, T UM AT B M B 2
China NEERIER
China Merchants Centre - a piece of land, north of Danxia Road Residential and March 2025
Zhenjin and east of Hengjia Road, commercial Z—ZEZRAF=H
BERRL « BE Hongshan Street, FERME
Xuanwu District,
Nanjing City,
Jiangsu Province, FHERERLALE -
The PRC 1B 52 RR AR M 1%
LAKESIDE MANSION East of Phoenix 10 Road and South of Phoenix Road, [ Residential November 2023
BREE Jiangning Development Zone, LERAE F= —E_=F+—R
Jiangning District, Nanjing, R
Jiangsu Province, TEETEMERE
China Bl EELAR
SEfE T HTBE AR
JOLLY GARDEN North of Kening Road and east of Xingmin South Road, Residential July to November
IRISE Jiangning District, Jiangning Development Zone, IERAE F=E 2025
Nanjing City, Jiangsu Province, China MR TITE —E-FRF
TR EERE AL +RAZE+—A
RREERAR
Nanjing Yuecheng Tiandi West of Zhongshan South Road, FE Residential Phased completion
%Tiﬁﬁ%ﬂﬁ Zhonghuamen Street, IERAE = from August 2020
Qinhuai District, ERm to August 2027
Nanjing, Jiangsu Province, RERPENHE —E-TF)N\AE
China. IR EELATE —EHENR
DHET
RICI Xinglong Subdistrict, # Residential December 2027
Rz Jianye District, Nanjing City, IERAE = ZE-+F+=A
Jiangsu Province, AR T
China BEE
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BUSINESS REVIEW (continued)

Property Development Business (continued)

Newly Investment Projects

¥ O )
B EREE (&)
R EEe

The following table shows the new investments in which the Group  TRIIREBE-Z-_AF+-_A=+—HILFELE

has significant control during the year ended 31 December 2025: B A EEEGIRAFIGIRE
Average
Total land
Total land Total permissible premium per
Cities Projects consideration site area area permissible area
VIR AER
W HH TiEE BiGHER ArAER 18
(RMB ten thousand)  (ten thousand sq.m.)  (ten thousand sq.m.) (RMB/sq.m.)
(AREET) (BFHK) (BFHK) (AR FHK)
Nanjing Nanjing Hexi Green Expo Park
South Plot G28
HR MR A Ak B ER G281 320,400 3.95 7.1 45,063
Nanjing Jiangning District Jiulonghu Plot
No. 2025G18
MR MRMLIERNENNO.2025G18
ik 114,000 3.66 6.59 17,299
Chongging Unit JO7 Block 01 Plot 004,
Liangjiang New Area
BE BEMMILAEI07ET
0147004 1% 58,155 4.85 7.27 7,999
Xi"an Plot CB2-2-272, Chanba
International Port
A% AL EBERE
CB2-2-272415% 157,195 7.73 15.46 10,168
Xi"an 77 Mu, Huanyuan Middle Road,
Weiyang District
[k P AR ERE T HET78 73,800 513 179 6,260
Foshan Foshan Baohua Phase |l
YDCR44060500102800 Plot
1L fRILEE 8
YDCR44060500102800:11 58 9,543 0.89 3.17 3,010
Foshan Foshan New City Administrative
Committee Plot 208030-011
gl FLUFRELR S
208030-011313 127,053 6.73 18.15 7,000
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BUSINESS REVIEW (continued)
Property Development Business (continued)
Foshan

In 2025, contracted sales amount of the Group (together with
its associates and joint ventures) in Foshan was approximately
RMB2,537 million and contracted sales area was 107,793 sqg.m.
Foshan Baohua Project (f# 1L/ %) was one of the major projects.

As at 31 December 2025, total GFA of the Group’s projects in
Foshan reached 1,846,009 sq.m. and the saleable GFA in the future
will amount to 510,579 sg.m..

Introduction of Foshan Baohua Project

The project is located in the core area of Qiandeng Lake, Guicheng,
Nanhai District, Foshan City, covering an area of about 149,600
square meters, with a total construction area of about 860,000
square meters, and will be built into a large-scale complex
metropolis in the future.

The project is surrounded by very mature supporting facilities and a
strong living atmosphere. It is close to Foshan Guicheng'’s landmark
- Qiandeng Lake Park, and large-scale commercial complexes such
as China Merchants Land Center, Wanda Plaza and Xin Kai Plaza.

E SEI -1 )

FEER R ()

1

TG AEE(ERAEBEATRASLE)R
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BUSINESS REVIEW (continued)
Property Development Business (continued)
Guangzhou

In 2025, contracted sales amount of the Group (together with its
associates and joint ventures) in Guangzhou was approximately
RMB6,960 million and contracted sales area was 238,745 sg.m..
Guangzhou Xipai Tianhe Xu Project (B 78k X7 /¥) was one of the

major projects.

As of 31 December 2025, total GFA of the Group’s projects in
Guangzhou reached 991,290 sg.m. and the saleable GFA in the
future will amount to 249,113 sq.m..

Introduction of Guangzhou Xipai Tianhe Xu Project (B 75k A
)

The Xipai Tianhe Xu project is jointly developed by two central
government-owned enterprises, presenting four to five bedrooms
with perfect space, and a pure improvement community with a
low plot ratio of 3.0 meticulously designed by world-renowned
designers, that elevates urban living to new heights.

As Guangzhou's premier “wisdom + quality” benchmark, Xipai
Tianhe Xu is designed with 125-240 square metres of all-round
improvement units to meet users’ unlimited imagination of home.
The Baiyun Mountain is close at hand, and the Meihuayuan Station
of Metro Line 3 is only around 200 metres away, which is 5 stops
away from the Tianhe Road business circle, which is home to a
number of high-end commercial centres such as Grandview Mall,
Teemall, Parc Plaza, Taikoo Hui and K11.
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BUSINESS REVIEW (continued)
Property Development Business (continued)
Chongqing

In 2025, contracted sales amount of the Group (together with its
associates and joint ventures) in Chongging was approximately
RMB3,628 million and contracted sales area was 303,268 sq.m..
LANDMARK RIVERSIDE (& 3z[#) was one of the major projects.

As of 31 December 2025, total GFA of the Group’s projects in
Chongging reached 5,615,524 sg.m. and the saleable GFA in the
future will amount to 1,695,585 sg.m..

Introduction of LANDMARK RIVERSIDE (5% /%)

Located on Taichang Road in Nan‘an District, Chongqging, China,
with a total gross floor area of approximately 1.5 million square
metres, LANDMARK RIVERSIDE is an integrated urban living
project comprising residential and commercial properties.

The "Two Rivers Peak”
approximately 400-460 square metres and a 174 square metre

series, with a gross floor area of

high-rise, occupies a more central position along the river, with a
panoramic view of the landmarks of Chaotianmen, Jiangbeizui and
Nanbin Road as well as the landmark where the Jialing and Yangtze
rivers meet. The project is well-equipped with a wide range of
transport, medical, education, financial and living facilities.

The commercial properties of the project are located in the
golden triangle of Chongging's CBD, with famous facilities such as
LANDMARK RIVERSIDE Shopping Park, Danzishi Old Street and
Danzishi Square, among which LANDMARK RIVERSIDE Shopping
Park gathers global fashion trends and Danzishi Old Street is
listed as a national 4A tourist scenic area. The Danzishi Square is
a broader view of the confluence of the two rivers and is known as
the "best place to take photographs of the confluence of the two
rivers”.

¥ O
EH AR K (E)
T

—E-hF ARBECEREBREQRRAELERN
BEEZARMESROAARE3628HET a[
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BUSINESS REVIEW (continued)
Property Development Business (continued)
Nanjing and Jurong of Zhenjiang

In 2025, contracted sales amount of the Group (together with
its associates and joint ventures) in Nanjing and Jurong was
approximately RMB6,862 million and contracted sales area was
191,852 sg.m.. China MerchantseJinling Xu was one of the major
projects.

As of 31 December 2025, total GFA of the Group’s projects in
Nanjing and Jurong reached 3,459,695 sq.m. and the saleable GFA
in the future will amount to 836,408 sg.m..

Introduction of China MerchantseJinling Xu

China MerchantselJinling Xu is situated in Nanyuan Street, Jianye
District, Nanjing, boasting a prime location. The surrounding
area features well-developed rail transit, with close proximity to
metro stations such as Jigingmen Street and dense bus routes.
Educational facilities are abundant, offering multiple high-quality
primary schools, secondary schools, and kindergartens within
a 3-kilometer radius. Medical resources are comprehensive,
with several hospitals, including Nanjing First Hospital (Hexi
Branch), located within a short distance. The area enjoys a mature
commercial atmosphere, with an array of large shopping centers.
Its eco-friendly and livable environment is complemented by
numerous nearby parks, ideal for daily leisure. This property
integrates convenient transportation, quality education, complete
healthcare, vibrant commerce, and natural ecology into a single
package, offering an exceptionally high standard of living
convenience.

¥ EIRE2)
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BUSINESS REVIEW (continued)

Property Development Business (continued)

Xi'an

In 2025, contracted sales amount of the Group (together with its
associates and joint ventures) in Xi‘an was approximately RMB6,955

million and contracted sales area was 416,313 sg.m.. Xi'an Xi was
one of the major projects.

As at 31 December 2025, total GFA of the Group's projects in Xi‘an
reached 2,087,387 sq.m. and the saleable GFA in the future will
amount to 366,691 sq.m..

Introduction of Xi‘an Xi

China Merchants Xi‘an Xi is located in Xi'an Chanba International
Port, situated about 90 meters south of Lvgang Lucheng Xi‘an
Quanyun Village on Gangxing 4th Road, offering an excellent
location. The surrounding area features well-developed rail transit,
with access to six metro stations such as Olympic Sports Center
within a 3-kilometer radius, and convenient bus routes are available.
Educational resources are abundant, with 34 kindergartens and
several high-quality primary and secondary schools in the vicinity,
including affiliated campuses of renowned institutions such as
Tieyi Middle School and Gaoxin No. 1 Middle School. Commercial
facilities cater to daily needs, with shopping centers nearby.
The area is ecologically friendly and livable, featuring nine parks
within a 3-kilometer range, making it ideal for leisure activities.
Overall, the comprehensive living amenities ensure high residential
convenience.
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BUSINESS REVIEW (continued)
Asset Management Business

The Company commences its REIT management business through
China Merchants Land Asset Management Co., Limited, a wholly-
owned subsidiary of the Company and the REIT manager of the
China Merchants Commercial Real Estate Investment Trust. During
the year ended 31 December 2025, the Group recorded asset
management services income of approximately RMB12,881,000
(2024: RMB17,422,000).

PROSPECTS AND OUTLOOK

The year 2026 marks the starting point of the “15th Five-Year Plan”.
According to the "Government Work Report” delivered by Premier
Li Qiang, China's real estate industry has officially established the
core goal of “striving to stabilize the real estate market”, entering
a comprehensive phase of high-quality development characterized
by “inventory revitalization, quality improvement, and long-
term mechanism construction”. Official reports and authoritative
interpretations indicate that the policy focus has shifted from
emergency risk management to the systematic construction
of a new development model, charting the course for industry
participants.

At the macro level, policies employ a combination of measures
tailored to local conditions: “controlling increments, reducing
inventory, and optimizing supply”. The core is encouraging the
acquisition of existing commercial housing for conversion into
affordable housing, aiming to digest market inventory while
addressing shortcomings in people’s livelihoods. On the demand
side, policies demonstrate precision, proposing for the first time
to strengthen housing support for “families with first marriages
and first births”, supporting the improvement needs of families
with multiple children. This deeply integrates housing policies with
population development strategies, supplemented by reforms to
the housing provident fund system. Building on this foundation,
the industry is comprehensively shifting towards quality upgrades,
systematically promoting the construction of “good housing”
and implementing housing quality improvement projects. This
signifies a profound transformation of the industry’s logic from scale
expansion to quality living environments. In terms of risk prevention
and control, the “whitelist” system for ensuring housing delivery
will become routine, and the supporting institutional construction
of a new model linking the elements of “people, housing, land,
and money” will be deeply advanced, pushing the long-term
mechanism towards a closed loop.
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PROSPECTS AND OUTLOOK (continued)

Aligning with these macro trends, the Company has clearly defined
its focus on asset turnover, prioritizing inventory reduction as a
top priority. The Group actively seeks policy support from local
governments in areas such as affordable housing acquisition
and storage, land replacement, and urban renewal, continuously
innovating asset revitalization methods. These concrete actions
respond to the national “inventory reduction” call, transforming
policy dividends into corporate development momentum. On
the investment front, the Group adheres to a strategy of focus
and refocus, strictly following the land acquisition principle of
"good cities, good locations, good prices”, ensuring all three are
indispensable. By implementing a “sales-oriented investment”
mechanism, with the digestion cycle and profit bottom line
as rigid constraints, the Group resolutely avoids acquiring
financially unviable land or undertaking projects that do not meet
requirements. This aligns closely with the macro policy guidance
on risk prevention and "optimizing supply”. In terms of products
and services, the Company focuses on enhancing the professional
capabilities of its development business, continuously iterating
its “China Merchants Good Housing” product system. It aims to
make this system synonymous with quality, design, innovation, and
service, responding to customers’ original aspirations with high-
quality products, practicing first-principles thinking with innovation,
returning to the essence of living, and creating genuine value.
Simultaneously, the Group benchmarks against the industry’s best
practices across the board, continuously improving cost control
and refined management capabilities. It also intensifies research
on overseas markets like Hong Kong, steadily enhancing its
international development capabilities, and continuously forging
comprehensive competitiveness capable of navigating cycles.
Through these concrete actions, the Group transforms macro
policy guidance into steady steps towards its own high-quality
development.
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NON-COMPETITION DEED

To minimise actual and potential competition, the Group and China
Merchants Property Development Co., Ltd.* (A7 B EZEARAK
BHERAT) (“CMPD") (a company later merged with CMSK (as
defined below) in December 2015) entered into a non-competition
deed on 19 June 2013 as amended and supplemented on 4
October 2013 (the “Non-Competition Deed”). On 30 December
2015, the Company, CMPD and China Merchants Shekou Industrial
Zone Holdings Co., Ltd. (BEREAIEXRERRMHABER A
al) ("CMSK") Nete T had entered into a deed of amendment and
novation, pursuant to which all the obligations, undertakings,
interests and benefits of CMPD under the Non-Competition Deed
were novated to and undertaken by CMSK in replacement of CMPD
as if CMSK has been a party to the Non-Competition Deed in
substitution of CMPD with effective from 30 December 2015. Other
than that, all the other terms of the Non-Competition Deed shall
remain unchanged N2, On 17 December 2018, the Company and
CMSK entered into an amended and restated non-competition
deed which supersede and replace in its entirety the Non-
Competition Deed (the “Amended and Restated Non-Competition
Deed"), and subsequently entered into a re-amended and restated
non-competition deed (the “"Re-Amended and Restated Non-
Competition Deed”) on 21 October 2019, which supersede and
replace in its entirely the Amended and Restated Non-Competition
Deed.

Notes:

1. According to the announcements published by CMSK and CMPD on the Shenzhen
Stock Exchange, on 30 December 2015, CMSK and CMPD had completed the
major asset restructuring and integration exercise pursuant to which, among
other things, all assets, liabilities, businesses, employees, contracts and all others
rights and obligations of CMPD have been taken up and assumed by CMSK in
replacement of CMPD, CMPD was delisted from the Shenzhen Stock Exchange
and the shares of CMSK became listed on the Shenzhen Stock Exchange, all with
effect from 30 December 2015.

2. In the above paragraph under the heading of “Non-competition Deed”, for the
avoidance of doubt, references to CMSK should be construed as referring to
CMPD in the context of any time before 30 December 2015.
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NON-COMPETITION DEED (continued)

Pursuant to the Amended and Restated Non-Competition Deed, (i)
CMSK and its subsidiaries (excluding the Group) (“CMSK Group”)
will not compete with the Group in the cities of Foshan, Guangzhou,
Nanjing, and Jurong (the “Four CML Cities”) except for certain
operation transitional assets (“Operation Transitional Assets”)
located in Foshan which would be retained by CMSK Group but
managed by the Group under certain operation agreement entered
into between the Group and CMSK; (i) with respect to Chongging
and Xi'an, the Company is considering to cease to conduct Property
Business (other than participating in property-related investments
on a minority basis across the PRC (the "Non-Controlling
Investment Arrangement”)) in and exit from such two cities in due
course, depending on the results of an annual review process;
(iii) CMSK Group will not compete with the Group in the cities of
Chongging and Xi’an unless the Group ceases to conduct Property
Business (other than the Non-Controlling Investment Arrangement)
in such city; (iv) the Group will not compete with CMSK in 46
other cities in the PRC ("CMSK Cities”) except the Group will
have the rights to participate in the Non-Controlling Investment
Arrangement across the PRC (including the CMSK Cities); (v) the
Group will also be entitled to conduct the Asset Management
Business for office premises in Beijing and Shanghai exclusively,
subject to the duly transfer of all equity interest of CMSK Group
in Asset Management Business for office premises in Beijing and
Shanghai to the Group (the “Proposed Transfer 1”); and (vi) the
Company will no longer have the perpetual right of first refusal to
conduct Property Business (the “Right of First Refusal”) for other
cities in the PRC in which neither the Group nor the CMSK Group
has an Property Business as at the date of the Non-Competition
Deed ("Unoccupied Cities”).
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NON-COMPETITION DEED (continued)

Pursuant to the Re-Amended and Restated Non-Competition
Deed, the Group will have the rights to participate in the REIT
Management Business for REITs with underlying properties
permitted to be situated in or come from all over the PRC on an
exclusive basis. In return, the Company (by itself or through its
subsidiaries) are entitled to receive cash and/or units in the REITs.
Other than the inclusion of the REIT Management Business and
the updates to the terms with respect to the Asset Management
Business for Office Premises in Beijing and Shanghai in order to
reflect the situation at the time of the completion of the Proposed
Transfer |, the other terms with respect to the (a) Non-Controlling
Investment Arrangement; (b) Asset Management Business for
Office Premises in Four CML Cities, Xi'an and Chonggiing plus
Beijing and Shanghai; and (c) Property Business of the Re-Amended
and Restated Non-Competition Deed remain unchanged
compared to the Amended and Restated Non-Competition Deed.

For details of the Non-Competition Deed and Operation
Transitional Assets, please refer to the section headed
“Relationship with the Controlling Shareholders” in the circular of
the Company dated 10 October 2013.

For details of the Amended and Restated Non-Competition
Deed, the Four CML Cities, Property Business, Non-Controlling
Investment Arrangement, the CMSK Cities, Asset Management
Business, the Proposed Transfer |, the Right of First Refusal and
the Unoccupied Cities, please refer to the circular of the Company
dated 10 January 2019.

For the details of the Re-Amended and Restated Non-Competition
Deed, REIT Management Business and REITs, please refer to the
circular of the Company dated 21 October 2019.
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NON-COMPETITION DEED (continued)

The independent board committee comprising all the independent
non-executive Directors of the Company, had (i) reviewed the
reports prepared by the Company’s management containing
latest information on the respective property projects portfolios
of CMSK Group and the Group; (ii) carried out a review on the
implementation of and compliance with Re-Amended and Restated
Non-Competition Deed by CMSK Group and the Group during the
year ended 31 December 2025; and (iii) confirmed that the terms of
the Re-Amended and Restated Non-Competition Deed had been
complied with by CMSK Group and the Group during the year
ended 31 December 2025.

The Group will continue to operate its traditional property
development business in Guangzhou, Foshan, Nanjing, Jurong,
Chongging and Xi'an. Upon the annual review of the portfolio of the
Group's Property Business for the year ended 31 December 2025,
taking into account the financial resources available to the Group
at the relevant time and the relevant market conditions, the Group
decides to continue its Property Business in Chongging and Xi‘an
for the time being.

FUTURE PLANS FOR MATERIAL
INVESTMENTS AND CAPITAL ASSETS

The Group had no plans authorised by the Board for material
investments or additions of capital assets as at the date of this
annual report.

EMPLOYEE REMUNERATION AND
RELATIONS

The Group remunerates the employees by reference to their
qualifications, experience, responsibilities, profitability of the
Group and current market conditions.

As at 31 December 2025, the Group had 670 (2024: 712) employees
in the Chinese Mainland and Hong Kong.The Group determines its
staff remuneration based on various factors such as qualifications,
length of service, market conditions and performance of the
individual employees. For the year ended 31 December 2025, the
Company had no share option scheme in effect.
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ENVIRONMENTAL POLICIES AND PERFORMANCE

REBRERKKXE

This report covers the environmental policies and performance
of the Company during the year ended 31 December 2025.
The Environmental, Social and Governance Report prepared in
accordance with Appendix C2 of the Rules Governing the Listing of
Securities on the Stock Exchange of Hong Kong Limited (the “Stock
Exchange”) will be published on the websites of the Company and
the Stock Exchange in due course.

GREEN CONSTRUCTION

We have combined the community and environment requirements
into the construction process and conducted investigations in
depth with our cooperative partners to improve construction
management and innovate construction technology. We would
consider using materials available from the neighborhood as much
as possible and to reduce the consumption of materials, energy
and water in the course of construction for creating a clear, clean,
comfortable and safe construction environment. Besides, we also
launched a “Harmonious Neighborhood Scheme” to extensively
collect the opinions from the residents who live nearby with an aim
to doing our best to reduce the effects of construction works on the
surrounding natural, cultural and social environments.

GREEN OFFICE

We have formulated the “Green action guide for employee” to
strengthen the daily management of energy saving and emission
reduction and carry out the education in every corner and to every
employee, making the idea of green development deeply rooted in
their mind to develop the habits of saving energy, water, papers, oil
and gas.

SAFE AND CIVILISED CONSTRUCTION

The Group has set up a Safety Management Committee. Each
project has established its own safety management team to
proactively promote the standardised management of safe and
civilised construction so as to protect the health and safety of
every front line construction workers and back office staff with best
efforts.
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REINFORCEMENT OF SAFE AND CIVILISED
CONSTRUCTION MANAGEMENT

We have strengthened the measures to achieve a safe and
standardised construction. We have organised and updated
management requirements and practices for safe and civilised
construction with a precise goal of safe and civilised construction
management. We have strengthened the investigation standard
for hidden dangers on-site. We carry out regular safety check and
introduce the third-party assessment system for subcontractors in
order to ensure the worry-free construction. No fire accident, major
equipment safety and casualty accidents occurred during the year.

PURSUIT OF “ZERO” ENERGY WASTAGE IN
CONSTRUCTION

Following the consolidation process and with many years of
experience, we have gradually forged an ecological and high
efficient green technology system. The development model for
green construction was also upgraded into a comprehensive model

"o

with combination of “Green Planning”, "Technique Application”
and "Energy Saving through Action” from the traditional technique
application. As early as in 2015, the Company built up a green
research and development and application system named “Green
Life+"” and issued the “Green Ranking Guide” and “Energy
Efficiency Management Guide” in order to continuously promote

the innovation and breakthrough of the green technology.

PROTECTING THE BIO-DIVERSITY

We have implemented the idea of protecting the bio-diversity
throughout the core process of our development and operation
and pay attention to protecting the original natural vegetation
and the habitats in the development zone during the process
of planning and project construction. Through these efforts, we
systematically repair the eco-system which is degenerated or
damaged by project development. In addition, by building the
landscape water system and seedling transplantation according
to location and situations, we can reduce the effects of project
development on local environment.

56 China Merchants Land Limited Annual Report 2025

ez 2N A TER

ISR BIEE N - NEBR L2 RECER - LA
EHLEXREIEEREMERRE  AELEX
RAETEERR - KM MRREREHERE - &
HABLEWELSI AE=TTAHEHE] - BHITEKR
DT - 2FARBENLEYR EARBLREERNN
BERTHBTER -

EREBETO IR

RBZFERIRERR  HMAZTEREESK
MRERMER  REegEBEREACHERORK
MERAMR RS - ZWER - 1TRERE]=
U—ROFEaRN - FR-_F—0%F  ARFERY
[Freti+ e rmER  BhHdReFETF
e ECREMER TEES) - TEHEER SR
EX e

REEV S HM

RPSREEN S BIEOR S E TR B SRR
8 FERBRA AR 2R AR EHEEREA
R BAER - EERENRE - REIEERERM
MR ERENER  LBBERBKRBE -
BB R R E - R B B R R AR

By 4ap
M -



EQUAL EMPLOYMENT AND DIVERSITY

Our recruitment principles are on the basis of fairness, justice and
transparency. We provide every employee an equal employment
opportunity. No employee will face differential treatment for their
gender, age, ethnicity or cultural background. We try our best effort
to provide an ideal career environment for their development.

Information on the gender representation of all employees
(including senior management), any plans or measurable targets
set by the Group to achieve gender diversity, and any factors
and circumstances that make achieving gender diversity more
challenging or less relevant for all employees (including senior
management) can be found in the Company’s Environmental,
Social and Governance Report. The Group currently employs at
least 30% of each gender. In order to maintain gender diversity,
the Group is committed to applying similar considerations in the
recruitment and sourcing of key management personnel and other
candidates in the Group's operations. In 2025, we maintained
approximately a 2:1 ratio of men to women (excluding directors)
in our work environment. Nevertheless, due to the nature of the
work, gender diversity is not very relevant to the Group's real estate
development business.

RIGHT PROTECTION OF CONSTRUCTION
WORKERS

The Company is highly concerned about the right protection of
the front line construction workers. It has incorporated a system to
evaluate the performance of potential suppliers in safeguarding
construction worker’s rights. In selecting partners, we have taken
into account the protective measures with our standard evaluation
system. We conduct regular checks and monitor contractors to
ensure they have complied with protective measures and have
adequately implemented the policies, with a view to safeguard the
rights of construction workers.

Wages Guarantee
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Safety Guarantee
ZERE

Require the general contractor to open a specialised
account for depositing of workers’ wages and deposit
the wages in advance
EXRTREADEARIATIERESE,  AFLE
RET

Implement real-name system management for
workers, establish an alert mechanism for worker’s
wage and inspect regularly on the payment of worker’s
wage by the construction cooperation units

B IABRGIERE BUYIATEREHT - FH
BESERIEMN T ATEERER

Deploy facilities for safety production and industrial
diseases protection pursuant to the requirements and
provide compliant protective equipment for workers
BRAERELEEMBERDERE AT AR
S EXRNLBERM

Construction unit must execute their works according
to construction practice guidelines on site, and simple
medical facility must be equipped on site
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Wages Guarantee

TERE

Safety Guarantee
ZE2RE

Require the general contractor to pay the wages
of its own workers in priority and consider this as
a compulsory check item in the annual review of
qualified suppliers
EXMIAEREHEAINMBEIALER  UAHESE
REEARETIELEIR

Strictly implement the Company’s three-tier safety
education system and prevent the occurrence of
workers attending for work without receiving the
three-tier safety education
BRPTARRN=ZRLEHEHNE  HBRE=&
LEHEREE FRANER

BUILDING UP RESPONSIBLE SUPPLY CHAIN

As the Company regards supply chain competitiveness as one of
the core corporate competitiveness, we have maintained supply
chain management strategy of balancing between quality and
efficiency. Through the standardised and specialised suppliers’
closed-loop management system and open communication sharing
mechanism between suppliers, we strived to build up a responsible
supply chain, to facilitate and strengthen for mutual interests with
the enterprises in the supply chain.

SAFEGUARD THE INTERESTS OF
SUPPLIERS

We have maintained a concept of purchasing under a transparent
and open regime, and hence we have strengthened tendering
process and enhanced the standardisation and specialisation of
tendering. We have strived to explore new paths for purchasing
information and have stringently complied with the contracts, and
have safeguarded the basic rights of suppliers with fairness, justice
and openness.

ASSESSMENT AND REVIEW OF SUPPLIERS

We highly recognised a long-term cooperation relationship
with our suppliers and has built up a positive cycle of general
purchasing, annual cooperation and strategic purchasing. We have
enhanced the comprehensiveness and closed-loop management
for certification, selection, examination and assessment towards
suppliers from different levels and types. We have identified and
fostered possible strategic relation with our suppliers through the
ERP Purchasing Management Platform.
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UPGRADE OF SUPPLIERS’ CAPABILITIES

The stable operation of the Company and long-term development
are supported by the high-quality supply chain, which also favors
the core concept of our corporation and implementation of our
social responsibilities. We will help the suppliers to enhance their
competitiveness, achieve a mutual development with suppliers and
create a continuous win-win approach and development through
various measures and activities. From unilateral examination to
bilateral examination, we invite professional consultant agency
to conduct satisfaction research to suppliers from engineering,
marketing, design and properties and put their feedback into the
evaluation of the project management. We also build a monthly
report system for key suppliers and have senior management
conducting on-site visit for key suppliers and regularly invite
outstanding partners to share their sophisticated experience in
order to mutually improve the ability to perform both parties’
duties. Meanwhile, we endeavor to cultivate strategic suppliers
with high quality for long-term cooperation. For those suppliers
with high quality, they will be registered in our selected unit
automatically and entitled to higher percentage of payments upon
goods delivered and awarded with public recognition. For existing
issues, we will sort out corresponding solutions one by one.

REMUNERATION BENEFITS

While ensuring the market competitiveness of our employees’
remunerations, we implement the remuneration system closely
linked with performance to further create an environment where
the interests of the Company and employees are aligned. Under
the principles of complying with the requirements of the laws and
regulations and providing our employees with assurance, we build
a comprehensive benefit system with multiple levels to ensure a
stable growth and development for our employees.
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DEVELOPMENT AND TRAINING

We embrace the core values of the Company to build an
appropriate talent development strategy and talent promotion
path, comprehensively promote a multi-level employees training
system, strive to provide a broad platform for employee’s
development and achieve the goal of enterprise development on
the basis of employee’s development.

EMPLOYEES’ DEVELOPMENT PATH

We emphasise the professional and occupational growth of
the employees, and we provide the employees with two major
development paths of managerial talent and professional technical
talent. Employees can choose the development path according
to their own career development direction incorporated with
the position requirement of the Company to realise a win-win
situation on both the Company's development and the employee’s
development.

STAFF TRAINING

We have been maximising the inputs on staff training and
accelerating the optimisation of staff training system. After years of
fulfillment, optimisation and innovation, we have developed a staff
training system with three main elements, which are leadership,
professional capability and general performance, in order to
provide a favorable platform for staff's development.

COMMUNICATION WITH EMPLOYEES

With a view to enhance communication between the staff and
the management, the Group requires every project company to
organise different types of face-to-face communication seminar
regularly throughout the year. Our staff can share their ideas and
needs to the management directly while they can get an instant
responses. Furthermore, it was a brilliant time for the management
to point out their objective and vision to their staff. These seminars
can strengthen both parties’ mutual understandings and break any
barriers between them.
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OPERATION IN COMPLIANCE WITH LAW

The Company strictly complies with the national laws and
regulations, international practices and business ethics, and fulfills
the theme of the central government and China Merchants Group
— “Three-Strictness and Three-Solidness (=& = &)" to strengthen
the practice of building and establishing the implementation of
responsibility and promote the culture of corruption-free and
prevention and punishment system comprehensively. We will
consciously accept the supervision from relevant authorities and
strive to become a good example of operating in compliance with
the law and with honesty and integrity.

The Company is concerned about the establishment of a corporate
legal advising system and has strengthened the legal culture
and research development. The Company has promoted the
compliance works and integration of operation management, so
as to enable the operation of the Company to be in compliance
with the applicable law requirements and contemporary corporate
governance requirements and interests from relevant parties.

We have introduced specific training programmes that meet with
industry’s requirement, with a view to enhance the legal awareness
of our employees, in particular the frontline staff.

We will introduce two-rounds of on-site inspections and promote
the legal risk awareness while building up the precaution
mechanism of legal disputes and achieving an efficient and in
advance control of legal risks.
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The Group has formulated policies such as “Compliance
Management Regulations”, “Anti-Money Laundering and

|u

Compliance Manual” and “Code of Conduct for Employees”,
and signed “Employee Integrity Performance Pledge” with
all employees and external suppliers to fully implement the
accountability and supervision mechanism for integrity building.
In addition, the Group has also established the “Code of Conduct
for Reporting Complaints”, which encourages employees to report
misconduct and violations of laws and regulations through the
compliance hotline and the compliance reporting mailbox, and
ensures that the information of the reporting party is handled
confidentially. In order to enhance the legal awareness of all staff,
especially frontline staff, the Group conducts thematic training
in line with the requirements of the industry and promotes in-
depth integrity education, including topics such as prohibition of
commercial bribery, anti-competitive practices, commercial secrets
and information security, in order to strengthen the awareness of
responsibility and anti-corruption of all staff.

The Group strictly complies with the laws and regulations in
Mainland China and Hong Kong that prevent bribery, extortion,
fraud and money laundering from having a significant impact on
the Group, and complies with international practices. During the
Reporting Period, the Group did not have any corruption cases filed
or concluded against the Group or the Group's employees.

STRENGTHENING RISK CONTROL

With a view to achieve strategic targets, we have developed a
risk management system on the basis of forward-looking and
systematised comprehensiveness, which can also serve as a
platform connecting to the risk management system of the
professional departments covering operating level and business
level. Meanwhile, we will gradually incorporate the non-financial
risks management systems, including environmental protection and
anti-corruption, into the comprehensive risk management system
and these can further reduce the potential risks in the operation
processes of the Company.
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DIRECTORS’ REPORT
ESEHRSE

The board (the “Board”) of directors (the “Directors”) of China
Merchants Land Limited (the “"Company”, and together with
its subsidiaries, the "Group”) are pleased to present to the
shareholders their report together with the audited consolidated
financial statements of the Group for year ended 31 December 2025
(the “Year").

PRINCIPAL ACTIVITIES OF THE GROUP

The principal activity of the Company is investment holding,
together with the subsidiaries, are principally engaged in the
following activities:

()  development, sale, lease, investment and management of
properties;

(i)  assets management; and
(iii) investment holding.

Details of the Company's subsidiaries are set out in note 37 to the
financial statements.

BUSINESS REVIEW

In accordance with Schedule 5 of the Companies Ordinance
(Cap. 622 of the Laws of Hong Kong), a fair review of the Group's
business, the principal risks and uncertainties to which the Group
may be exposed, details of significant events affecting the Group
that have occurred since the end of the financial year and insights
into the likely future development of the Group’s business
(including, to the extent necessary for an understanding of the
development, performance or position of the Group's business, an
analysis of financial key performance indicators) are set out in the
“CHAIRMAN'S STATEMENT"” and “MANAGEMENT DISCUSSION
AND ANALYSIS" in this annual report.

The Group's financial risk management objectives and policies are
set out in note 32 to the consolidated financial statements.

A discussion of the Group's environmental policies and
performance, the Group’s compliance with relevant legislation
and regulations that significantly affect the Group, and details
of the discussion of the Group’s key relationships with, among
others, employees, customers and suppliers and others who
have a significant impact on the Group and on whom the Group
depends for its success, are set out in the "ENVIRONMENTAL
POLICIES AND PERFORMANCE" section of this annual report,
the Company's separately published “Environmental, Social and
Governance Report”, and this “Directors’ Report”.

Information on compliance with relevant laws and regulations that
have a significant impact on the Group is set out in this Directors’
Report. The review forms part of this statement.
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COMPLIANCE WITH THE RELEVANT
LAWS AND REGULATIONS THAT HAVE A
SIGNIFICANT IMPACT ON THE COMPANY

Throughout the Year, to the best of their knowledge, information
and belief, the Directors were not aware of any non-compliance
by the Company with any relevant laws and regulations that had a
significant impact on the Company.

MAJOR CUSTOMERS AND SUPPLIERS

The aggregate purchases attributable to the Group's five largest
suppliers were less than 30% of total purchases.

Aggregate sales attributable to the Group's five largest customers
were less than 30% of total turnover.

As far as the Directors are aware of, neither the Directors, their
close associates (as defined in the Rules Governing the Listing
of Securities on The Stock Exchange of Hong Kong Limited (the
"Listing Rules")), nor any shareholders which, to the knowledge of
the Directors, own more than 5% of the Company'’s issued share
capital, had any interest in the Group's five largest customers or
suppliers.

FINANCIAL STATEMENTS

Each of the Group’s financial statements for the Year, which have
been presented in this annual report, gives a true and fair view of
the state of affairs of the Group and of its results of operations and
cash flows.

DIVIDEND

The Directors have resolved not to recommend a final dividend for
the year ended 31 December 2025 (2024: Nil per share).
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DISTRIBUTABLE RESERVES

Details of movements in the reserves of the Company and of the
Group during the Year are set out in the consolidated statement of
changes in equity.

The Directors consider that the Company’s reserves available for
distribution to shareholders amounted to RMB722,090,000 (2024:
RMB1,176,299,000). Under the Companies Act of the Cayman
Islands, the share premium of the Company is available for paying
distributions or dividends, if any, to shareholders subject to the
provisions of its Memorandum and Articles of Association and
provided that immediately following the distribution of dividend
the Company is able to pay its debts as they fall due in the ordinary
course of business.

PROPERTY, PLANT AND EQUIPMENT

Details of movements in the property, plant and equipment of the
Group during the Year are set out in note 14 to the consolidated
financial statements.

INVESTMENT PROPERTIES

Details of movements in the investment properties of the Group
during the Year are set out in note 16 to the consolidated financial
statements.

SHARE CAPITAL

Details of movements in the Company'’s share capital during the
Year are set out in note 29 to the consolidated financial statements.
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BONDS AND DEBENTURES

During the Year, the Group has no outstanding bonds and did not
issue any debentures.

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

Neither the Company nor any of its subsidiaries has purchased,
sold or redeemed any of the Company’s listed securities during the
Year.

RETIREMENT SCHEMES

Details of the retirement scheme of the Group are set out in note 31
to the consolidated financial statements.

TAX RELIEF AND EXEMPTION

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

DONATIONS

Save as disclosed in the Company’s Environmental, Social and
Governance Report, the Group made no donations during the Year.

FIVE-YEAR FINANCIAL SUMMARY

A summary of the published results, assets and liabilities of the
Group for the last five financial years, as extracted from the audited
financial statements and restated as appropriate, is set out on the
last page of this annual report. This summary does not form part of
the audited financial statements.
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DIRECTORS

The Directors of the Company during the Year and up to the
publication date of this report were:

Non-executive Directors:

Mr. JIANG Tiefeng (Chairman) (resigned on 14 November 2025)
Mr. ZHU Wenkai (Chairman) (appointed on 14 November 2025)
Mr. YU Zhiliang

Mr. LI Yao

Executive Directors:

Dr. SO Shu Fai
Mr. WONG King Yuen
Ms. CHEN Yan

Independent non-executive Directors:

Dr. WONG Wing Kuen, Albert
Ms. CHEN Yanping

Dr. SHI Xinping

Mr. IP Man Ki Ryan

According to Article 99 of the Articles of Association, Mr. ZHU
Wenkai, who was appointed as a non-executive Director by the
Board to fill a casual vacancy, shall hold office until the first annual
general meeting of the Company after his appointment and, being
eligible, has offered himself for re-election at the forthcoming
annual general meeting.

According to Article 116 of the Articles of Association, Ms. CHEN
Yanping, Dr. SO Shu Fai and Mr. LI Yao shall retire by rotation
at the annual general meeting, and all being eligible, shall offer
themselves for re-election at the forthcoming annual general
meeting.

Mr. ZHU Wenkai, who was appointed as a non-executive Director
on 14 November 2025, has obtained legal advice as referred to in
Rule 3.09D of the Listing Rules on 14 November 2025, and he has
confirmed he understood his obligations as a director of a listed
issuer.
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DIRECTORS (continued)

The Company has received annual confirmations of independence
from each of the independent non-executive Directors pursuant to
Rule 3.13 of the Listing Rules and considers all of the independent
non-executive Directors to be independent.

PERMITTED INDEMNITY PROVISION

Insurance cover in respect of liability against the Directors arising
from their offices and execution of their powers, duties and
responsibilities has been arranged and in force during the Year.

DIRECTORS’ SERVICE CONTRACTS

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

DIRECTORS’ AND CHIEF EXECUTIVES’
INTERESTS AND SHORT POSITIONS IN
THE SHARES, UNDERLYING SHARES AND
DEBENTURES OF THE COMPANY OR ITS
ASSOCIATED CORPORATIONS

As at 31 December 2025, the interests and short positions of each
Director and chief executives of the Company in the shares or
underlying shares or debentures of the Company and its associated
corporations (within the meaning of Part XV of the Securities and
Future Ordinance (Chapter 571 of the Laws of Hong Kong) (the
"SFO")) which were required to be notified to the Company and
the Stock Exchange of Hong Kong Limited (the “Stock Exchange”)
pursuant to Divisions 7 and 8 of Part XV of the SFO (including
interests and short positions in which he was deemed or taken to
have under such provisions of the SFO), or which were required,
pursuant to section 352 of the SFO, to be entered in the register
maintained by the Company referred to therein, or which were
required, pursuant to the Model Code for Securities Transactions
by Directors of Listed Issuers contained in the Listing Rules, to be
notified to the Company and the Stock Exchange were as follows:
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DIRECTORS’ AND CHIEF EXECUTIVES’
INTERESTS AND SHORT POSITIONS IN
THE SHARES, UNDERLYING SHARES AND
DEBENTURES OF THE COMPANY OR ITS
ASSOCIATED CORPORATIONS (continued)

EEREMITHRAERA A7) H A
/f.ZHXﬁJ\ HERORES 2 &
KRB (4%)

I

Long positions in ordinary shares of the Company AArlEBR 2R
Percentage of
the Company'’s
Number of issued
ordinary share capital
Name of director Nature of interest shares held EEQATE
EERR ERME g EREE BITRAB AL
SO Shu Fai Through controlled corporations (Note) 32,054,066 0.65%

FAREpc RIS 2 AaiEa (i)

Note: These shares were directly held by Skill China Limited (“Skill China”), which is
owned as to 90% by Dr. SO Shu Fai, an executive Director of the Company, and
10% by Mr. SO Man Cho, the son of Dr. SO Shu Fai. By virtue of Part XV of the
SFO, Dr. SO Shu Fai is deemed to be interested in the shares held by Skill China.
Skill China is a company incorporated in the British Virgin Islands with limited
liability.

Long Positions in Underlying Shares of Associated
Corporation

Hret - SR MEEERAT([ERLDEERA - FHRALRA
WITEFEHERE L REAMBE L2 RFEHRCREEDREE
90%F10% s » FEIL - RIEES REE EOISEXVED - #isE
ELRERNES HEZJ&@EP%E%EA FERANKBRER
BMEEMRILZBRA

MHESE B ARG < A

Approximately
Number of  percentage (%)
underlying in the associated

Name of Director Nature of interest shares involved corporation
(Note)
1A ERE 2
EEnE EmtE BRAEBRNEE BAOBEDL
(Hiiz) (%)
JIANG Tiefeng? Beneficial owner 122,000* 0.00%
i s ERfEBA
YU Zhiliang Beneficial owner 11,653* 0.00%
RER EmEAA
ZHU Wenkai” Beneficial owner 207,027* 0.00%
Kl ERfEBA
Note liofs3
* These are interests in associated corporation, CMSK, an indirect controlling ~ * RERBAEBEEREE O (KRR R B EERARR)
shareholder of the Company. e
" appointed as a non-executive Director on 14 November 2025. . R-ZF_AF+—ATNBEZERINTES -
# resigned as a non-executive Director on 14 November 2025. # RZE-RAF+—A+MABHEERTES -
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DIRECTORS’ AND CHIEF EXECUTIVES’
INTERESTS AND SHORT POSITIONS IN
THE SHARES, UNDERLYING SHARES AND
DEBENTURES OF THE COMPANY OR ITS
ASSOCIATED CORPORATIONS (continued)

Long positions in underlying shares of associated
corporation (continued)

Save as disclosed above, as at 31 December 2025, none of the
Directors or chief executives of the Company had any interest 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 were required to be notified to the
Company and the Stock Exchange pursuant to Divisions 7 and 8 of
Part XV of the SFO (including the interests and short positions in
which they were deemed or taken to have under such provisions of
the SFO), or which are required, pursuant to section 352 of the SFO,
to be entered in the register maintained by the Company referred
to therein, or which were required, pursuant to the Model Code
for Securities Transactions by Directors of Listed Issuers contained
in the Listing Rules, to be notified to the Company and the Stock
Exchange.

ARRANGEMENTS TO ENABLE DIRECTORS
TO ACQUIRE SHARES AND DEBENTURES

Apart from the information as disclosed under the heading
"DIRECTORS’ AND CHIEF EXECUTIVES' INTERESTS AND
SHORT POSITIONS IN THE SHARES, UNDERLYING SHARES
AND DEBENTURES OF THE COMPANY OR ITS ASSOCIATED
CORPORATIONS", at no time during the Year were rights to
acquire benefits by means of the acquisition of shares in or
debentures of the Company granted to any of the Directors or
their respective spouses or minor children, or were any such rights
exercised by them; nor was the Company, its holding company, or
any of its subsidiary corporations or fellow subsidiary corporations a
party to any arrangement to enable the Directors or their respective
spouses or minor children to acquire such rights in any other body
corporate.
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INTERESTS AND SHORT POSITIONS OF
SUBSTANTIAL SHAREHOLDERS AND
OTHER PERSONS IN THE SHARES AND
UNDERLYING SHARES OF THE COMPANY

As at 31 December 2025, the following interests of 5% or more

of the issued share capital of the Company were recorded in the

register of interests required to be kept by the Company pursuant

to Section 336 of the SFO:

TERRREMALTRAATRG KA
B 2R AR

MRIBZAF+-A=+—RH  TIREKRFDET
PR A AR 5% 3 A+ #E 5 B AR SR AR IR 7B 5 N HA B 141
EIBIEARRAFEZHRECMA

Percentage of
the Company'’s

Number of ordinary shares held issued share

Capacity and nature ESEEt e 42 capital
Names of interest Long position Short position (AR AFE T
8 BORERME #E 8- BRABDL
China Merchants Group Ltd. ("CMG") Through controlled corporations 3,646,889,329 - 74.35%
BERERAERLR([BEREE]) g /NS Y]
China Merchants Shekou Industrial Zone  Through controlled corporations 3,646,889,329 - 74.35%
Holdings Co., Ltd. ("“CMSK")
BERE NI XRERROER AR S PA/NIE S
(MMBawn )
Eureka Investment Company Limited Through controlled corporations 3,646,889,329 - 74.35%
("Eureka”)
hRREBEERAA (M=) BEEH 2 ABRE
Success Well Investments Limited Beneficial interest 3,646,889,329 - 74.35%

("Success Well")
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INTERESTS AND SHORT POSITIONS OF
SUBSTANTIAL SHAREHOLDERS AND
OTHER PERSONS IN THE SHARES AND
UNDERLYING SHARES OF THE COMPANY

(continued)

As at 31 December 2025, approximately 74.35% of the issued share
capital of the Company is directly held by Success Well. Success
Well is 20% and 80% owned by Good Ease Holdings Limited
("Good Ease”) and Eureka respectively. Good Ease was wholly-
owned by Eureka, which was in turn wholly-owned by CMSK. CMG
directly or indirectly owned more than 58% of the issued share
capital of CMSK, and CMG is owned and controlled by the SASAC
of the PRC.

Save as disclosed above, as at 31 December 2025, no person other
than the Directors and chief executives of the Company whose
interests are set out in the section "INTERESTS AND SHORT
POSITIONS OF THE DIRECTORS AND CHIEF EXECUTIVES IN
SHARES, UNDERLYING SHARES AND DEBENTURES OF THE
COMPANY AND ITS ASSOCIATED CORPORATIONS" above, had
registered an interest or short position in the shares or underlying
shares of the Company that was required to be recorded pursuant
to Section 336 of the SFO.

DIRECTORS’ INTERESTS IN TRANSACTIONS
ARRANGEMENTS OR CONTRACTS AND
DIRECTORS’ CONTRACTUAL BENEFITS

During the Year, no transactions, arrangements or contracts
of significance in relation to the Group's business to which the
Company, its holding company or any of its subsidiary corporations
was a party and in which a Director had a material interest, whether
directly or indirectly, subsisted at the end of the Year or at any time
during the Year.

Since the end of the previous financial year, no Director has
received or become entitled to receive a benefit by reason of
a contract made by the Company or a related company with
the Director or with a firm of which he is a shareholder or with a
company in which he has a substantial financial interest.
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CONTRACTS OF SIGNIFICANCE WITH
CONTROLLING SHAREHOLDERS

Save as disclosed in the paragraphs headed "CONNECTED
TRANSACTIONS” (except for connected transactions at the
subsidiary level), “CONTINUING CONNECTED TRANSACTIONS”
and "NON-COMPETITION DEED" (each if applicable) in this
annual report, there were no contract of significance between any
member of the Group and the Company or any of its subsidiaries or
contract of significance for the provision of services to any member
of the Group by a controlling shareholder or any of its subsidiaries
subsisted as at the end of the Year or during the Year.

DIRECTORS’ INTERESTS IN COMPETING
BUSINESS

During the Year, all Directors declared that they do not have
interests in the businesses, which compete or are likely to compete,
directly or indirectly, with the businesses of the Group pursuant to
the Listing Rules.

SHARE SCHEME

The Group determines its staff remuneration based on various
factors such as qualifications, length of service, market conditions
and performance of the individual employees. For the year ended
31 December 2025, the Company had no share scheme in effect.
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CONTINUING CONNECTED
TRANSACTIONS

M

Reference is made to and as disclosed in the Offering
Circular of the CMC REIT dated 28 November 2019 that
(i) CMC REIT was constituted by the Trust Deed entered
into on 15 November 2019 between China Merchants Land
Asset Management Co., Limited (the "CMLAM") (as the
REIT manager), an indirect wholly-owned subsidiary of the
Company, and the Trustee, and (ii) following the completion of
the global offering of the units of CMC REIT, Eureka Investment
Company Limited, a wholly-owned subsidiary of CMSK, being
a controlling shareholder of the Company, would become a
holder of the units of CMC REIT holding more than 30% of the
issued units of CMC REIT. CMLAM has been providing the
REIT Management Services to CMC REIT pursuant to the terms
of the Trust Deed. Since CMSK is a connected person of the
Company by virtue of being a controlling shareholder of the
Company, CMC REIT is deemed as an associate of CMSK under
the Listing Rules, the REIT Management Services provided
by CMLAM to CMC REIT under the Trust Deed constitutes
a continuing connected transaction of the Company under
Chapter 14A of the Listing Rules.

Pursuant to the announcement entitled “Continuing
Connected Transactions” published by the Company on
20 December 2024, the annual caps for transactions under
the Trust Deed for the years 2025, 2026 and 2027 have been
set at RMB52,100,000, RMB52,100,000 and RMB52,100,000
respectively.

The actual transaction amount for the 2025 period is
approximately RMB12,881,000 (Per Note 36(a)).

OPERATION AGREEMENT 2025

On 20 December 2024, the Company entered into the
Operation Agreement 2025 with CMSK pursuant to which
the Group will provide project operational support services
to CMSK, including but not limited to taking charge of land
acquisition, project development and sales, commencing from
1 January 2025 up to 31 December 2027 (both days inclusive).
CMSK is the controlling shareholder of the Company
holding approximately 74.35% of the issued share capital of
the Company, and therefore is a connected person of the
Company pursuant to Rule 14A.07(1) of the Listing Rules.

The annual cap for the transaction under the Operation
Agreement 2025 was set at RMB 40 million for the year of 2025.

The actual transaction amount for the 2025 period is nil.

For details, please refer to the announcement of the Company
dated 20 December 2024.
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CONTINUING CONNECTED TRANSACTIONS

(continued)

3)

PROPERTY MANAGEMENT MASTER AGREEMENT 2025

On 20 December 2024, the Company also entered into
the Property Management Master Agreement 2025 with
Merchants Property Management Co., Ltd.* ((BEIRY*E
BAEMR AT ("Merchants Property Management”) pursuant
to which Merchants Property Management, a non-wholly
owned subsidiary of CMSK, will provide property management
services to the Group’s PRC operating subsidiaries, from
1 January 2025 up to 31 December 2027 (both days inclusive).

The annual cap for the transaction under the Property
Management Master Agreement 2025 was set at RMB176
million for the year of 2025.

Merchants Property Management is a non wholly-owned
subsidiary of CMSK, the controlling shareholder of the
Company indirectly holding approximately 74.35% of the total
issued share capital of the Company. Merchants Property
Management, therefore, is an associate of CMSK and
accordingly a connected person of the Company pursuant to
Rule 14A.13(1) of the Listing Rules.

Details including the annual caps, of both Operation
Agreement 2025 and Property Management Master
Agreement 2025, please refer to the announcement of the
Company dated 20 December 2024.

As disclosed in that announcement and the circular dated 13
February 2025, the annual caps were based on:

(1)  management services commission at generally 12% (can
be adjusted based on the performance) of relevant costs;

(2)  a 5% mark-up on fees for property intelligent systems and
related services; and

(3) fees for design, engineering and third-party inspection
services.

The actual 2025 transaction amount was approximately
RMB18,227,000 comprising:

(1) RMB14,784,000 commission (performance-adjusted
commission rate multiplying RMB148,461,000 property
management fees, per Note 36(a)); and

(2) RMB3,443,000 mark-up (5% of RMB68,857,000 systems
and construction service fees, per Note 36(a)).
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CONTINUING CONNECTED TRANSACTIONS

(continued)

@

OFFICE PROPERTY MANAGEMENT AGREEMENTS

On 30 June 2022, Shanghai Bangxin Enterprise Management
Co. Ltd.* (EBEAMBEEEREZERBERAR]) (“Shanghai
Bangxin”), an indirect wholly-owned subsidiary of the
Company, entered into the Office Property Management
Agreement A with Shanghai China Merchants Plaza Real
Estate Co. Ltd.* (L/BHERESEXAEMRAF]) ("CM Plaza”)
and Office Property Management Agreement B with Shanghai
China Merchants Building Co. Ltd.* (E/8HRERRAEARA
7)) ("CM Building”), respectively, pursuant to which Shanghai
Bangxin shall be the exclusive manager of the projects
(namely, the Shanghai China Merchants Plaza* (E/8RiE B E
%) and Shanghai China Merchants Building* (/838 BAE))
providing services of, among others, business management,
leasing promotion, leasing management system authorization
and human resources respectively to CM Plaza and CM
Building during 30 June 2022 to 29 June 2025 (the “Operation
Period”).

The aggregated annual cap for the transactions contemplated
under the Office Property Management Agreement A and
Office Property Management Agreement B for the year of
2025 was set at RMB 10 million.

The actual transaction amount for the 2025 period is
approximately RMB1,329,000 (Per Note 36(a)).

Each of CM Plaza and CM Building is an indirect non-wholly
owned subsidiary of CMSK, the controlling shareholder of
the Company indirectly holding approximately 74.35% of the
total issued share capital of the Company. Both CM Plaza and
CM Building, therefore, are associates of CMSK pursuant to
Rule 14A.13(1) of the Listing Rules and accordingly connected
persons of the Company under the Listing Rules.

For details, please refer to the announcement of the Company
dated 30 June 2022.
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CONTINUING CONNECTED TRANSACTIONS

(continued)

©)

OFFICE PROPERTY MANAGEMENT AGREEMENT
AND OFFICE PROPERTY LEASING AGENCY SERVICE
AGREEMENT

On 15 September 2022, Shanghai Bangxin, an indirect wholly-
owned subsidiary of the Company, entered into the Office
Property Management Agreement with Shanghai Pujun Real
LEREFMERBERERAD
A]) (“Shanghai Pujun”), pursuant to which Shanghai Bangxin

Estate Development Co. Ltd.* (

shall be the exclusive manager of the project of Shanghai
(E/BFREIZEA) providing services of, among
others, (i) business management to Shanghai Pujun for a

Senlan Meihuan*

term commencing on 15 September 2022 and ending on 31
December 2022 and (i) leasing promotion as further stipulated
in the Office Property Leasing Agency Service Agreement.

On 15 September 2022, Shanghai Bangxin also entered into
the Office Property Leasing Agency Service Agreement with
Shanghai Pujun, pursuant to which Shanghai Bangxin agreed
to provide leasing agency services for the Project to Shanghai
Pujun for a term commencing on 15 September 2022 and
ending on 14 September 2025.

The aggregated annual cap for the Office Property
Management Agreement and the Office Property Leasing
Agency Service Agreement for the year of 2025 was set at
RMB4.8 million.

The actual transaction amount for the 2025 period is nil.

Shanghai Pujun is beneficially held as to 60% equity interests
by CMSK, the controlling shareholder of the Company
indirectly holding approximately 74.35% of the total issued
share capital of the Company. Shanghai Pujun, therefore, is
an associate of CMSK pursuant to Rule 14A.13(3) of the Listing
Rules and accordingly a connected person of the Company
under the Listing Rules.

For details, please refer to the announcement of the Company
dated 15 September 2022.
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CONTINUING CONNECTED TRANSACTIONS

(continued)

©)

CAR PARKING SPACES SALES FRAMEWORK AGREEMENT
2023

On 22 December 2023, the Company entered into the Car
Parking Spaces Sales Framework Agreement with SZ CML Real
Estate Consulting, pursuant to which (a) SZ CML Real Estate
Consulting (and its subsidiaries and branches) shall exclusively
manage the sale of the car parking spaces located in cities
including but not limited to Nanjing, Xi'an, Guangzhou,
Chongging and Foshan owned by the Company or its
subsidiaries during the effective period (being 22 December
2023 to 21 December 2026, which may be extended by the
Company to 31 December 2028 provided that (i) SZ CML Real
Estate Consulting does not object to such extension; and (ii)
the requirements under the relevant laws, regulations and
the Listing Rules are complied with); and (b) the Company
shall pay the premium of the selling price of the relevant car
parking spaces over their respective selling base price and a
commission agency fee to SZ CML Real Estate Consulting in
accordance with the terms and conditions under the individual
agreements.

The aggregated annual cap for the Car Parking Spaces Sales
Framework Agreement for the year of 2025 was set at RMB 60
million.

The actual transaction amount for the 2025 period is
approximately RMB2,362,000 (Per Note 36(a)).

SZ CML Real Estate Consulting is an indirect non-wholly
owned subsidiary of CMSK, the controlling shareholder of
the Company indirectly holding approximately 74.35% of
the total issued share capital of the Company. SZ CML Real
Estate Consulting, therefore, is an associate of CMSK and
accordingly a connected person of the Company pursuant to
Rule 14A.13(1) of the Listing Rules.

For details, please refer to the announcement of the Company
dated 22 December 2023.
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CONTINUING CONNECTED TRANSACTIONS

(continued)

)

TENANCY AGREEMENT
On 31 July 2024, Shanghai Bangxin Beijing Branch, a branch of
Shanghai Bangxin which is an indirect wholly-owned subsidiary
of the Company, as the lessee, entered into the tenancy
agreement with Nanjing Xuansheng Real Estate Development
Co., Ltd.* (ARZEFEMERZLEBR LA

Xuansheng”), as the lessor, for the lease of the premises, being

) ("Nanjing

the commercial complex with six overground floors and three
underground floors located at Lot No. 2021G24, Hongshan
Street, Xuanwu District, Nanjing City, Jiangsu Province, China*
(FREIER A R i AL IL#7382021G241038) for a rental
term of one year commencing on 1 August 2024 and ending
on 31 July 2025.

As Nanjing Xuansheng is a 30%-controlled company held
indirectly by CMSK, Nanjing Xuansheng is an associate
of CMSK pursuant to Rule 14A.13(3) of the Listing Rules,
and therefore a connected person of the Company under
the Listing Rules. Therefore, the tenancy agreement and
the transactions contemplated thereunder constitutes a
continuing connected transaction of the Company under
Chapter 14A of the Listing Rules.

The annual cap under the tenancy agreement for the
period from 1 August 2025 to 31 July 2026 was set at
RMB24,324,904.62.

The actual transaction amount for the 2025 period is nil.

For details, please refer to the announcement of the Company
dated 31 July 2024.
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CONTINUING CONNECTED TRANSACTIONS

(continued)

®)

NOVATION AGREEMENT IN RELATION TO PROJECT
CONSULTING SERVICE AGREEMENT

On 9 December 2024, Chongging Merchants Land
(EEHBEMMAEARLA)
("Chongqging Merchants”), a non-wholly owned subsidiary

Development Co., Ltd.*

of the Company, entered into the novation agreement (the
“Novation Agreement”) with Chongging Merchants Yi Gang
Property Development Co., Ltd.* (B E R i {55 thE i
BR/AF]) (“Chongging Yi Gang”) and China Merchants Real
Estate (Chongqing) Garden City Co., Ltd.* (B B E (&
B )TEE W B R A R]) (“Chongqging Garden City”), pursuant
to which Chongging Garden City will assume Chongqging
Yi Gang's rights and obligations in and under the project
consulting service agreement dated 13 December 2022
entered into between Chongging Merchants and Chongging
Yi Gang (the "Project Consulting Service Agreement”) and
provide consulting services to Chongging Merchants in
accordance with the Project Consulting Service Agreement.

Chongging Garden City is a wholly-owned subsidiary of
CMSK, the controlling shareholder of the Company indirectly
holding approximately 74.35% of the total issued share capital
of the Company, and hence is an associate of CMSK and a
connected person of the Company pursuant to Rule 14A.13(1)
of the Listing Rules. Therefore, the Project Consulting Service
Agreement (as supplemented by the Novation Agreement)
and the transactions contemplated thereunder constitutes
a continuing connected transaction of the Company under
Chapter 14A of the Listing Rules.

The annual cap under the Project Consulting Service
Agreement (as supplemented by the Novation Agreement)
for the financial years ending 31 December 2025 were set at
RMB2,139,000.

The actual transaction amount for the 2025 period is
approximately RMB1,000.

For details, please refer to the announcement of the Company
dated 9 December 2024.
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CONTINUING CONNECTED TRANSACTIONS

(continued)

The independent non-executive Directors have reviewed the
above continuing connected transactions and confirmed that
the transactions had been entered into:

() in the ordinary and usual course of the business of the
Group;

(i)  on normal commercial terms or better; and

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

The Company’s auditor was engaged to report on the Group's
continuing connected transactions in accordance with Hong Kong
Standard on Assurance Engagements 3000 (Revised), Assurance
Engagements Other Than Audits or Reviews of Historical Financial
Information and with reference to Practice Note 740, Auditor's
Letter on Continuing Connected Transactions under the Hong
Kong Listing Rules issued by the Hong Kong Institute of Certified
Public Accountants. The Board has received an unqualified
letter from the auditors of the Company in accordance with Rule
14A.56 of the Listing Rules containing the auditors’ findings and
conclusion on the above continuing connected transactions of the
Group, stating that the auditors have not noticed anything that
causes them to believe that any of these continuing connected
transactions: (a) have not been approved by the Board; (b) were
not, in all material respects, in accordance with the pricing policies
of the Group if the transactions involve the provision of goods or
services by the Group; (c) were not entered into in accordance with
the relevant agreements governing such continuing connected
transactions in all material aspects; and (d) have exceeded the

relevant annual caps for the financial year ended 31 December
2025.

Save as the aforesaid, there were no other discloseable non-
exempted connected transaction or non-exempted continuing
connected transaction under the Listing Rules during the Year.
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MATERIAL ACQUISITIONS AND DISPOSALS

During the year 2025, the Company has disclosed transactions
relating to material acquisitions or disposals of subsidiaries,
associates and joint ventures in accordance with the Listing Rules.

RELATED PARTY DISCLOSURES

Save as aforesaid, none of the “Related Party Disclosures” as
disclosed in note 38 to the consolidated financial statements
for the Year constituted discloseable non-exempted connected
transaction or non-exempted continuing connected transaction
under the Listing Rules.

To the extent of the above “Related Party Disclosures” constituted
connected transactions or continuing connected transactions as
defined in the Listing Rules, the Company had complied with the
relevant requirements under Chapter 14A of the Listing Rules
during the Year.

SPECIFIC PERFORMANCE OBLIGATIONS
OF CONTROLLING SHAREHOLDER

Save as disclosed below, the Directors are not aware of any
circumstances which would be required to be disclosed herein
pursuant to the requirements under Rule 13.21 of the Listing Rules
as of 31 December 2025.
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SPECIFIC PERFORMANCE OBLIGATIONS
OF CONTROLLING SHAREHOLDER (continued)

On 28 June 2023, the Company entered into a facility
agreement with a bank in relation to a loan facility of up to
RMB1,950,000,000. The loan facility has a term of 36 months
commencing from the date of the facility agreement.

On 27 September 2023, the Company entered into a facility
letter with a bank in relation to a revolving loan facility in the
principal amount of RMB1,100,000,000. The maturity date of
the loan facility is 16 May 2026.

On 2 February 2024, the Company disclosed that it had
entered into a facility agreement with a bank in respect
of a term loan facility in the principal amount of up to
HK$4,000,000,000 (multiple withdrawals available). The term of
the loan facility is for a period of 36 months from the date of
the facility agreement.

The following events (among other things) would trigger breach of

one or more of the above mentioned loan agreements:

the Company ceases to be the indirect subsidiary of CMSK;
or each of CMSK and the Company fails to maintain its listing
status;

CMSK fails to remain a listed company on the Shenzhen Stock
Exchange;
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SPECIFIC PERFORMANCE OBLIGATIONS
OF CONTROLLING SHAREHOLDER (continued)

iii.  CMSK fails to maintain its direct or indirect shareholding in the
Company of not less than 50%;

iv. CMG and its concert parties are required to maintain their
status as the single largest controlling shareholders of CMSK
and the Company;

v. CMSK ceases to beneficially own (directly or indirectly) at
least 50.1% of the issued share capital of or ceases to control
(directly or indirectly) the Company;

vi. CMG ceases to beneficially own (directly or indirectly) at least
50.1% of the equity interests of or ceases to control (directly or
indirectly) CMSK; or

vii. the State-owned Assets Supervision and Administration
Commission of the State Council of the PRC or the Central
People’s Government of the PRC ceases to beneficially
owned (directly or indirectly) at least the majority of the equity
interests of or cease to control CMG.

Details of the above mentioned loan agreements made pursuant to
the requirements of Rule 13.18 of the Listing Rules were disclosed in
the announcements of the Company and the subsequent interim/
annual report of the Company respectively.

As at 31 December 2025, the outstanding principal of loans
owed by the Group under the above loan agreements were
approximately RMB5,371 million.

MANAGEMENT CONTRACTS

Save as disclosed in this annual report, during the Year, 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.

EQUITY-LINKED AGREEMENTS

Save for disclosure in this report, the Company has not entered into
any equity-linked agreements for the Year.
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PRE-EMPTIVE RIGHTS

There is no provision for pre-emptive rights under the Company’s
Articles of Association or the laws of the Cayman Islands which
would oblige the Company to offer new shares on a pro-rata basis
to existing shareholders.

AUDIT COMMITTEE

The composition and functions of the Audit Committee are set out
in the section headed "CORPORATE GOVERNANCE REPORT" -
“AUDIT COMMITTEE".

INTERNAL CONTROLS

The Company is committed to maintaining a sound system of
internal controls. Corporate Governance Details of the corporate
governance are set out in the section headed “Corporate
Governance Report”in this annual report.

INDEPENDENT AUDITOR

KPMG has audited the consolidated financial statements of
the Group for the financial year ended 31 December 2025, and
for the financial year ended 31 December 2024, and Deloitte
Touche Tohmatsu had audited the Group’s consolidated financial
statements for the financial year ended 31 December 2023, 31
December 2022, 31 December 2021, 31 December 2020 and 31
December 2019.

The Group has completed the rotation of external independent
auditors during the financial year of 2025 in accordance with the
relevant regulations of the Ministry of Finance of the People’s
Republic of China (the “PRC") and the State-owned Assets
Supervision and Administration Commission of the State Council
of the PRC in relation to the appointment of accounting firms by
state-owned enterprises. Deloitte Touche Tohmatsu retired as the
independent auditor of the Company and KPMG was appointed as
the independent auditor of the Company on 28 June 2024.

Save as disclosed above, there were no other changes in the
auditors of the Company during the past three years.

KPMG has expressed its willingness to accept re-appointment
as independent auditor of the Company. KPMG will retire and a
resolution for their reappointment as auditor shall be proposed at
the forthcoming annual general meeting of the Company.
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SUFFICIENT PUBLIC FLOAT

Based on information that is publicly available to the Company and
with the knowledge of the Directors, the Company had maintained
sufficient public float of at least 25% of the Company’s total issued
share capital as at the date of this report.

ON BEHALF OF THE BOARD
ZHU Wenkai
Chairman

Hong Kong
12 March 2026
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CORPORATE GOVERNANCE REPORT

TXRERB®SE

The Board (the “Board”) of Directors (the “Directors”) of China
Merchants Land Limited (the “Company”, together with its
subsidiaries (collectively referred to as the “Group")) are pleased to
present this Corporate Governance Report in the Group's annual
report for the year ended 31 December 2025 (the “Year”).

COMPLIANCE WITH CORPORATE
GOVERNANCE CODE

The Board considers that a sound corporate governance of
the Company is the core to safeguarding the interests of the
shareholders of the Company and enhancing the performance of
the Group. The Board reviews its corporate governance practices
from time to time in order to meet the rising expectations of
shareholders and to fulfill its commitment to excellence in
corporate governance.

During the Year, the Company has adopted, for corporate
governance purposes, the principles and the code provisions of the
Corporate Governance Code (the “HK CG Code") contained in the
Rules Governing the Listing of Securities on The Stock Exchange
of Hong Kong Limited (the “Stock Exchange”) (collectively, the
“Listing Rules”).

The Company has complied with the HK CG Code (to the extent
that such provisions are applicable) except for below deviations
from code provisions B.2.2, C.1.5 and F.1.3 of the HK CG Code
which are explained in the relevant paragraphs of this report.
The Company will continue to enhance its corporate governance
practices appropriate to the conduct and growth of its businesses
and to review such practices from time to time to ensure that they
comply with the HK CG Code.

Code Provision B.2.2 stipulates that every director, including those
appointed for a specific term, should be subject to retirement
by rotation at least once every three years. All Directors do not
have specific terms of appointment. However, all of them are
subject to retirement by rotation and re-election at annual general
meeting according to the Company’s articles of association.
The Board considers that the requirement has the same effect
of accomplishing the same objective as a specific term of
appointment.
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COMPLIANCE WITH CORPORATE
GOVERNANCE CODE (continued)

Code Provision C.1.5 stipulates that independent non-executive
directors and other non-executive directors should attend general
meetings, to gain and develop a balanced understanding of the
views of shareholders. At the extraordinary general meeting of the
Company held on 28 February 2025, Mr. JIANG Tiefeng (then a
non-executive Director) and Ms. CHEN Yanping (an independent
non-executive Director) were unable to attend owing to other
important business commitments/engagements. At the Company's
annual general meeting (2025 AGM") held on 5 June 2025, all
non-executive Directors and Dr. SHI Xinping (an independent non-
executive Director) were unable to attend due to other important
business commitments/schedules. However, there were sufficient
Directors, including executive Directors, independent non-
executive Directors and non-executive Director, present to enable
the Board to develop a balanced understanding of the views of the
Company's shareholders.

Code Provision F.1.3 stipulates that the chairman of the Board
should attend the annual general meeting. Mr. JIANG Tiefeng, the
then-chairman of the Board, could not attend the 2025 AGM held
on 5 June 2025 due to other business engagement. However, he
had appointed Mr. WONG King Yuen, an executive Director as his
alternate director who presided at the 2025 AGM and answered
questions for shareholders of the Company.

Corporate Strategy, Business Model and Culture

The Board of Directors of the Company pursues higher vision,
values and strategies of the Company, taking into account both
long-term and short-term corporate values, and requires the
establishment and promotion of a corporate culture of “acting
legally, ethically and responsibly”, which is reviewed and updated
on a regular or occasional basis. For more information on corporate
performance, development and future business strategies, please
refer to the “Chairman’s Statement” and “Management Discussion
and Analysis” sections of this annual report.
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COMPLIANCE WITH CORPORATE
GOVERNANCE CODE (continued)

Rationale for not publishing quarterly results

The Company publishes quarterly operating data, which includes
key business information such as contracted sales amount and
area. Our reasons for not publishing quarterly results after careful
consideration are:

Quarterly reports are not meaningful to the Company'’s
shareholders;

- Quarterly reports tend to give a short term view of the
Company's business performance;

—  The Company does not operate on a three-month cycle and
therefore we should not disclose information on such a cycle to
allow investors to judge our performance; and

—  There are costs associated with the preparation of quarterly
reports, including the cost of time spent by the Board of
Directors and management in preparing quarterly reports.

THE BOARD
Composition

The composition of the Board and the categories of Directors
and the names of the Directors are set out in the section headed
“DIRECTORS’ REPORT - DIRECTORS” in this annual report. The
personal particulars of each Director are set out in the “DIRECTORS
AND SENIOR MANAGEMENT PROFILE” section of this annual
report, which is also available on the Company’s website.

Diversity

The current Board of Directors includes directors from various
fields with professional backgrounds including real estate, trading,
finance and accounting, etc. Meanwhile, eight of the Directors
are male and two are female, aged between 36 and 74, four of
whom have doctoral or professorial degrees, and all of them have
experience as directors of listed companies, which shows that the
current Board of Directors is able to achieve diversity.

Responsibilities

The Board is responsible for the strategic leadership and control
of the Group to maximize returns for shareholders, while giving
due consideration to the interests of the Group's business partners
and other parties. The achievement of the Company's business
objectives and the day-to-day operations of the business are the
responsibility of the Group’s senior management.
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THE BOARD (continued)
Responsibilities (continued)

In accordance with the Memorandum and Articles of Association of
the Company and subject to the relevant laws and regulations, the
Board may exercise a number of reserved powers, including but not
limited to:

- Maintaining and promoting the culture of the company
—  Developing long-term strategies

- Approving various announcements, including financial
statements

—  Undertaking all major investment decisions

—  Authorising significant capital structure changes and material
borrowings

- lIssuing or repurchasing securities of equity companies under
the relevant general mandates

-  Developing and review significant policies, including the
board'’s diversity policy, to ensure that the board has the
appropriate skills, experience and diversity of perspectives
and views required by the company’s business

-~ Reviewing the operational and financial performance of the
business

- Reviewing the effectiveness of the group’s corporate
governance policies and disclosure, legal and regulatory
requirements, risk management and internal control systems,
and recommend to the Board of Directors

- Ensuring the adequacy of resources, staff qualifications and
experience, training programmes and budgets for staff in the
accounting, internal audit and financial reporting functions of
the company

- Overseeing sustainability issues, including overseeing the
company’s materiality assessment with respect to ESG;
ensuring the proper and ongoing implementation of ESG
policies; and promoting a top-down culture of decision
making that incorporates ESG considerations into the
business.
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THE BOARD (continued)
Responsibilities (continued)

The Board is in charge to promote the success of the Group by
directing and supervising its affairs in a responsible and effective
manner. Each Director has a duty to act in good faith in the best
interests of the Company. The Directors are aware of their collective
and individual responsibilities to all shareholders of the Group
for the manner in which the affairs of the Company are managed,
controlled and operated. A Director is required to keep abreast
of his responsibilities as a Director and of the conduct, business
activities and development of the Group.

The Board is also responsible for providing guidance to overall
management of the businesses and affairs of the Group. To
facilitate effective management, certain functions have been
delegated to various Board committees, namely Nomination
Committee, Remuneration Committee and Audit Committee, each
of which has its own written terms of reference and whose actions
are reported to and monitored by the Board. The effectiveness of
each committee is also constantly monitored.

The Board is responsible for performing the functions set out in
the HK CG Code. During the Year, the Board has reviewed the
corporate governance policy and the Company’s internal codes for
securities dealing. The Board will review, consider and determine
the appropriate policy for corporate governance of the Company
from time to time.

Non-executive Directors have the same duties of care and skill
and fiduciary duties as executive Directors. The functions of non-
executive Directors have included the functions as specified in the
code provision C.1.2 of the HK CG Code.

DELEGATION BY THE BOARD

The Board has delegated functions that are necessary and
incidental to carrying out the decision of the Board or to facilitate
the day-to-day operation of the Group in the ordinary course
of business to the senior management and divisional heads of
different units.

Major corporate matters that are specifically delegated by the
Board to senior management include execution of business
strategies and initiatives adopted by the Board, implementation
of adequate internal controls and risk management procedures,
and compliance with relevant statutory requirements and rules and
regulations.
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THE BOARD (continued)

Board meetings

The attendance records of each Director at the meetings of the
Board, the Audit Committee, the Nomination Committee and the
Remuneration Committee during the Year are set out below:
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Audit Nomination Remuneration

Board Committee Committee Committee

Ezg ERZEEE REZES FHEES
Number of meeting held during the Year F£REB{TEEHEZRH 4 3 2 2
Non-executive Directors HHITEE
Mr. JIANG Tiefeng (Note 1 & 2) BRBLE(MFIR2) 0/3 - 0/2 -
Mr. ZHU Wenkai (Note 2) KXENEE (B 22) 0/1 - - -
Mr. YU Zhiliang RERLE 2/4 - - 1/2
Mr. LI Yao FERE 4/4 3/3 - -
Executive Directors HITEE
Dr. SO Shu Fai BEEE L 4/4 - - -
Mr. WONG King Yuen BEBRREE 2/4 - - -
Ms. CHEN Yan BRIz 3/4 - - -
Independent non-executive Directors BUFHTEE
Dr. WONG Wing Kuen, Albert Tk 4/4 3/3 - 2/2
Ms. CHEN Yanping BT+ 4/4 3/3 2/2 -
Dr. SHI Xinping LEFEL 4/4 - 2/2 2/2
Mr. IP Man Ki Ryan B 3/4 - - -
Notes: Kt -

(1) Due to business affairs, Mr. JJANG could not attend Board meetings held during
the Year. Mr. YU Zhiliang or Mr. LI Yao, as the case may be, therefore had been
appointed to act as his alternate to preside over the Board meetings held.

(2)  On 14 November 2025, Mr. JIANG Tiefeng resigned as a non-executive Director
and the chairman of the Nomination Committee of the Company and Mr. ZHU
Wenkai was appointed as a non-executive Director and the chairman of the
Nomination Committee of the Company.
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THE BOARD (continued)
Board meetings (continued)

Minutes of the Board, the Audit Committee, the Remuneration
Committee and the Nomination Committee were recorded in
sufficient details of matters considered at the meetings and
decisions reached including any concerns or dissenting views raised
by the Directors. All the minutes are kept by the company secretary
and are open for inspection at any time on reasonable notice given
by any Director.

Directors can access to the advice and services of the company
secretary to ensure that Board procedures and applicable rules and
regulations are followed.

In addition, all Directors are regularly updated on corporate
governance and regulatory matters. On a continuing basis,
Directors are encouraged to keep up to date on all matters
relevant to the Group and attend briefings and seminars as
appropriate. Guideline is available for Directors to obtain
independent professional advice at the expense of the Company
in the furtherance of their duties. The Company has also arranged
appropriate liability insurance cover in respect of legal action
against its Directors.

CHAIRMAN AND CHIEF EXECUTIVE

Mr. ZHU Wenkai, a non-executive Director, has been appointed as
the chairman of the Board since 14 November 2025. The chairman
is responsible for leading the Board to ensure its effectiveness on all
aspects of its role and set its agenda.

Mr. WONG King Yuen, an executive Director, has been appointed
as the General Manager of the Company since 3 February 2023.

The General Manager of the Company is responsible for the
strategic development and operational planning of the Group, in
particular the day-to-day operation of the Company's business, and
performs the same duties as the Chief Executive Officer. Therefore,
the Company considers that the written rules and regulations of the
Company have embodied the division of responsibilities between
the Chairman and the Chief Executive Officer.
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TRAINING FOR DIRECTORS

All Directors should participate in continuous professional
development to develop and refresh their knowledge and skills.
This is to ensure that their contribution to the Board remains
informed and relevant.

Each newly appointed Director receives comprehensive, formal
and tailored induction on the first occasion of his/her appointment,
so as to ensure that he/she has appropriate understanding of the
business and operations of the Company and that he/she is fully
aware of his/her responsibilities and obligations under the Listing
Rules and relevant regulatory requirements.

The Directors are responsible for their own training needs and
report to the Company. The Company will provide suitable training
course for the Directors at the Company's expenses.

The Directors are continually updated on the legal and regulatory
developments, as well as business and market changes, to facilitate
the discharge of their responsibilities. During the Year, all Directors
have complied with code provision C.1.4 of the HK CG Code to
participate in continuous professional development to develop and
refresh their knowledge and skills by attending seminars, in-house
briefings or reading materials on the following topics:
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Non-executive Directors FHITEE
Mr. JIANG Tiefeng gL s
Mr. ZHU Wenkai RXENFTE
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Mr. LI Yao =t
Executive Directors HITEE
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Ms. CHEN Yanping PRIECT 22+
Dr. SHI Xinping SEFFEL
Mr. IP Man Ki Ryan BExHEeE
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SUPPLY OF AND ACCESS TO INFORMATION

Directors are provided in a timely manner with appropriate
information in such form and of such quality as will enable them
to make an informed decision and to discharge their duties and
responsibilities as Directors of the Company.

In respect of regular Board meetings, and so far as practicable in all
other cases, an agenda and accompanying Board papers are sent in
full to all Directors in a timely manner and at least three days before
the intended date of a Board meeting.

Management is aware that they have an obligation to supply
the Board and its committees with adequate information in a
timely manner to enable them to make informed decisions. The
information supplied must be complete and reliable. The Board
and each Director have separate and independent access to the
Company'’s senior management for making further enquires where
necessary.

AUDIT COMMITTEE

The Audit Committee comprised of the following members:

Independent non-executive Directors:

Dr. WONG Wing Kuen, Albert (Chairman)
Dr. SHI Xinping (Member)

Non-executive Director
Mr. LI Yao (Member)

Most of them are independent non-executive Directors. Dr.
WONG Wing Kuen, Albert has the appropriate professional
qualifications or accounting or related financial management
expertise. The Board considers that Dr. SHI Xinping and Mr. LI Yao
have sufficient financial knowledge and experience to discharge
their responsibilities as members of the Audit Committee. None
of the members of the Audit Committee is a former partner of the
Company's existing external auditor.

The Audit Committee adopted its revised terms of reference in
January 2019 which is applicable to the Company’s accounting
periods beginning on or after 1 January 2019. The Audit Committee
is responsible for reviewing the Group's corporate governance,
financial reporting, internal control and risk management.
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AUDIT COMMITTEE (continued)

Its key functions include:

reviewing the audit plans and results of the external auditor
of the Company and the internal auditor’s evaluation of the
adequacy of the Company'’s system of internal controls, the
audit reports and management letters issued by the external
auditor and the co-operation given by the Company’s
management to the external auditor;

making recommendations to the Board on the appointment,
re-appointment and removal of external auditor and internal
auditor, and to review the remuneration and terms of
engagement of the external auditor;

reviewing the nature and extent of non-audit services provided
by the external auditor;

reviewing cost effectiveness and the independence and
objectivity of the external auditor;

reviewing the significant financial reports so as to ensure
the integrity of the financial statements of the Company and
focus in particular on the changes in accounting policies and
practices, major risk areas, significant adjustments resulting
from the audit and compliance with financial reporting
standards;

reviewing interim and annual financial statements and

announcements before submission to the Board for approval;

and

reviewing effectiveness of the Company’s material internal
controls, including financial, operational and compliance
controls and risk management and reviews the findings of the
internal auditor of the Company.
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AUDIT COMMITTEE (continued)

The Audit Committee shall hold at least two regular meetings
in a year. The Audit Committee focuses not only on the impact
of the changes in accounting polices and practices but also on
the compliance with accounting standards, the Listing Rules and
relevant legal requirements.

The Audit Committee has not taken a different view from the Board
regarding the selection, appointment, resignation or dismissal of
the Company'’s external auditor.

The Company'’s annual results for the year ended 31 December
2025 published on 12 March 2026 was reviewed by the Audit
Committee.

During the Year, the Audit Committee held three meetings and has
performed the following duties:

- met with the executive Directors and management of the
Company to review the interim and annual results, the interim
report and annual report and other financial, internal control,
corporate governance and risk management matters of the
Group and made recommendations to the Board;

- considered and discussed the reports and presentations by
the senior management and the external auditor, with a view
to ensure that the Group's consolidated financial statements
are prepared in accordance with accounting principles
generally accepted in Hong Kong;

- met with the external auditor without the presence of
management and discussed about the interim financial report
and its annual audit of the consolidated financial statements
and key audit issues;

- assisted the Board in meeting its responsibilities for
evaluating, establishing and maintaining effective systems of
internal control;

—  carried out the annual review on the continuing connected
transactions of the Group;

- reviewed the adequacy of resources qualifications and
experience of staff of the Company’s accounting and financial
reporting functions, and their training programmes and
budget; and

- reviewed and discussed significant audit findings in a meeting
with the external auditor.
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AUDIT COMMITTEE (continued)

The Audit Committee also examines any other aspects of the
Company's affairs, as it deems necessary where such matters relate
to exposures or risks of regulatory or legal nature, and monitors the
Company'’s compliance with its legal, regulatory and contractual
obligations.

The Board is of the view that the members of the Audit Committee
have sufficient accounting or related financial management
expertise and experience to discharge the Audit Committee’s
function.

The Audit Committee will report to the Board on any material
issues, and makes recommendations to the Board.

NOMINATION COMMITTEE

The Nomination Committee comprised of three members:

Non-executive Directors:

Mr. JIANG Tiefeng (Chairman) (resigned on 14 November 2025)
Mr. ZHU Wenkai (appointed on 14 November 2025)

Independent non-executive Directors:

Ms. CHEN Yanping (Member)
Dr. SHI Xinping (Member)

The majority of them are independent non-executive Directors. The
Nomination Committee is regulated by a set of terms of reference.

The Group has a formal, considerate and transparent procedure
for the appointment of new Director to the Board. The Group
has adopted a nomination procedure and the Board, based on
the criteria established, evaluate and select candidates for the
directorships.

In assessing, selecting and recommending candidates for
directorship to the Board, the Nomination Committee will give due
consideration to the factors including but not limited to:

(@) reputation for character and integrity;

(b) accomplishment and experience in the relevant industries

in which the Company’s business is involved and other
professional qualifications;
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NOMINATION COMMITTEE (continued)

(c)  commitment in respect of available time and relevant interest;

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

(e) contribution that the candidates can potentially bring to the
Board; and

() plans in place for the orderly succession of the Board.

The Nomination Committee has considered the effectiveness
of the Board as a whole and its board committees in addition to
the contribution by the chairman and each individual director
to the effectiveness of the Board on an annual basis. The
performance evaluation criteria include an evaluation of the
structure, composition and size of the Board, the Board's access to
complete, adequate and timely information, Board's procedures
and accountability. The Nomination Committee has reviewed the
structure, size and composition of the Board to ensure that it has
a balance of expertise, skills and experience appropriate for the
requirements of the business of the Company.

The Nomination Committee will ensure that Directors appointed
to the Board possess the relevant background, experience and
knowledge to enable balanced and well-considered decisions
to be made. The performance criteria that the Nomination
Committee will consider in relation to an individual Director
include the Director’s industry knowledge and/or expertise, time
and effort dedicated to the Group's business and affairs, work
commitments, attendance and participation at the Board and
Board committee meetings. Each member of the Nomination
Committee shall abstain from voting on any resolutions and making
recommendation and/or participating in respect of the matters in
which he is interested.

The Nomination Committee shall hold at least one regular
meeting in a year. Additional meetings shall be held as and when
required. The independence of each Director is reviewed annually.
The Nomination Committee satisfied that the independence
of the Company’s independent non-executive Directors meets
the requirements set out in Rule 3.13 of the Listing Rules. The
Nomination Committee has assessed the independence of the
independent non-executive Directors and is satisfied that there are
no relationships which would deem any of the independent non-
executive Directors not to be independent. The Board is able to
exercise independent judgment on corporate affairs and provide
the management with a diverse and objective perspective on
issues.
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NOMINATION COMMITTEE (continued)

Notwithstanding that some of the Directors have multiple board
representations, the Nomination Committee and the Board are
satisfied that sufficient time and attention are being given by the
Directors to the affairs of the Group.

The Company is committed to equality of opportunity in all aspects
of its business. The Board Diversity Policy was adopted since
September 2013.

Diversity of board members can be achieved through consideration
of a number of factors, including but not limited to professional
qualifications and experience, cultural and educational
background, race and ethnicity, gender, age and length of service.
In forming its perspective on diversity, the Company will also take
into account factors based on its own business model and specific
needs from time to time. The Nomination Committee would review
the measurable objectives under the Board Diversity Policy and the
progress of attainment, so as to ensure effective implementation.
The Nomination Committee is satisfied that the current board
composition has achieved a diversity and would enhance the quality
of performance of the Company.

During the Year, the Nomination Committee held two meetings
and the committee has performed the following duties:

- reviewed the independence of independent non-executive
directors;

- recommended re-election of the retiring Directors
after assessing their contribution and performance and
recommended the appointment of the new Directors, and has
reviewed the structure, size and composition of the board in
accordance with Rule 3.10A of the Listing Rules; and

- reviewed the structure, size and composition (including the
skills, knowledge and experience) of the Board and made
recommendations on proposed changes to the Board to
complement the Company'’s corporate strategy.
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NOMINATION COMMITTEE (continued)
The term of appointment of non-executive directors

The non-executive Directors and all the independent non-
executive Directors of the Company do not have specific terms of
appointment. However, all of them are subject to retirement by
rotation and re-election at annual general meeting according to
the Company’s Articles of Association. The Board considers that
the requirement has the same effect of accomplishing the same
objective as a specific term of appointment.

REMUNERATION COMMITTEE

The Company has established a formal and transparent procedure
for formulating policies on remuneration of senior management of
the Group.

The Remuneration Committee comprised of three members:

Independent non-executive Directors:

Ms. CHEN Yanping (Chairman)
Dr. WONG Wing Kuen, Albert (Member)

Non-executive Directors:
Mr. YU Zhiliang (Member)

The majority of them are independent non-executive Directors.

The principal function of the Remuneration Committee is to ensure
that a formal and transparent set of policies and procedures are
in place for determining executive remuneration and for fixing the
remuneration packages of individual Directors and that no Director
should be involved in deciding his own remuneration.

The Remuneration Committee shall meet at least once a year,
the Remuneration Committee covers all aspects of emoluments,
including but not limited to Directors’ fees, salaries, allowances,
bonuses, options, benefits in kind, pension rights and
compensation payments, including any compensation payable
for loss or termination of their office or appointment. In setting
remuneration packages, the Remuneration Committee takes into
consideration the pay and employment conditions within the
industry and in comparable companies, as well as the Group's
relative performance and their individual performance. The
Remuneration Committee will seek expert advice on remuneration
of all Directors as and when necessary.

RBREZE=S ()

IFEEITEETE
AATERTEE RSB T IR T E BN ES
1o AT RS AN AN TESEIZAA BT
REEAEASRERIRERSE -ETQRA
MAEEAEEREE AR AR E AZHRE -

HHEES
AATERHEAEEERERE 2 HHHER LT
RRABRE L2 -

FMZEeh =K EEX

BYIFATES ¢
REF L L (EE)
FoxEEL(KE)

FHITES
RERFE(KE)

REBDR B RBILIFNITES -

FMER e TERERBARRIEANREREZ
BERNMERF - UEETTHRABFHM R ERIEEZ H M
8 MEETEDERFERNT ZHMH

FMEERASFRTEREL R FHERESR
BRESTHEZHE  BERETRRESFRD  FHe -
FRERE C TEAL - B BEUAN G - RARSENRE
ESE(EEARBSA BB RRE 2 EAEME
&) - EHEHEFBE - FHESeZEREARA
BUBRARZTERERGME - URAREZHEER
ARBEEZBEARR - FTHEZE KN LB
EXHHSHLERER -

—ToRFEFR BERBEMARAF 101



REMUNERATION COMMITTEE (continued)

The Remuneration Committee is regulated by a set of written terms

of reference. Its key functions include:

reviewing and recommending to the Board the Company’s
policies and structure for all Directors and senior
management’s remuneration as are competitive and
appropriate to attract, retain and motivate Directors and
senior management of the required quality to run the
Company successfully and on the establishment of a formal
and transparent procedure for developing remuneration

policy;

reviewing and approving the management’s remuneration
proposals with reference to the Board's corporate goals and
objectives;

either determining (with delegated responsibility) or making
recommendations to the Board on the remuneration packages
of individual executive Directors and senior management;

reviewing and approving compensation payable to executive
Directors and senior management for any loss or termination
of office or appointment to ensure that it is consistent with
contractual terms and is otherwise fair and not excessive; and

reviewing and approving compensation arrangements
relating to dismissal or removal of Directors for misconduct to
ensure that they are consistent with contractual terms and are
otherwise reasonable and appropriate.

The Remuneration Committee held two meetings during the Year

and has performed the following duties:

reviewed the remuneration policy and structure of the
Company, and the remuneration packages of the Directors;

and

reviewed the remuneration packages of all Directors.
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DIRECTORS’ REMUNERATION POLICY

The remuneration of the directors and senior management of the
Company is determined on the basis of their industry expertise
and experience, the performance and profitability of the Group
and with reference to the remuneration benchmarks of other local
and international companies and the prevailing market conditions.
Executive Directors and employees also participate in bonus
arrangements based on the Group's performance and individual
performance.

DIRECTORS’ AND SENIOR MANAGEMENT’S
REMUNERATION FOR 2025

Directors’ and senior management’s remuneration includes
amounts paid to them by the Company. Please refer to note 11 to
the consolidated financial statements for details of the emoluments
payable to each of the directors and senior management in 2025.

DIRECTORS’ SECURITIES TRANSACTIONS

The Group has adopted its code of conduct for securities
transactions by Directors of the Company on terms no less exacting
than the required standard set out in the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model Code") as
set out in Appendix C3 of the Listing Rules. Having made specific
enquiry to all Directors, the Company confirms that all Directors
have complied with the required standard set out in the Model
Code throughout the Year.

SECURITIES TRANSACTION BY THE
RELEVANT EMPLOYEES

Under the Code Provision C.1.3 of the HK CG Code, the Board has
established written guidelines on no less exacting terms than the
Model Code for Directors and relevant employees in respect of
their dealings in the Company'’s securities. “Relevant employee”
includes any employee of the Group or a Director or employee of a
subsidiary or holding company of the issuer, because of such office
or employment, is likely to be in possession of inside information
in relation to the Group and its securities. Having made specific
enquiry to all Relevant Employees, the Company confirms that all
Relevant Employees have complied with the written guidelines
regarding securities transactions during the Year.
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FINANCIAL REPORTING

The Directors acknowledge their responsibilities for preparing the
financial statements of the Company for the Year.

The Board is responsible for presenting a balanced, clear and
understandable assessment of annual and interim reports, price-
sensitive announcements and other disclosures required under
the Listing Rules and other applicable statutory and regulatory
requirements.

The Directors acknowledge that it is their responsibilities for
overseeing the preparation of the financial statements for each
financial period which give a true and fair view of the state of
affairs of the Group, and of results and cash flow for the period.
In preparing the financial statements for the Year, the Directors
have selected suitable accounting policies and applied them
consistently; adopted appropriate Hong Kong Financial Reporting
Standards and Hong Kong Accounting Standards; made prudent
and reasonable judgments and estimates and have prepared the
financial statements on a going concern basis. The Directors also
warrant that the Group's financial statements will be published in a
timely manner.

In presenting the interim and annual financial statements and
announcement to shareholders, it is the aim of the Board to
provide the shareholders with a detailed analysis, explanation and
assessment of the Group's financial position and prospects. The
management currently provides the Board with monthly update on
the Group's performance, position and prospects.

The senior management of the Group has provided to the Board
such explanation and information as are necessary to enable the
Board to carry out an informed assessment of the Company's
financial statements, which are put to the Board for approval.

The statement of the external auditors of the Company is set out in

the section headed "Independent Auditor’s Report” in this annual
report.
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DIVIDEND POLICY

The Company has adopted a dividend policy on 24 January 2019,
pursuant to which in deciding whether to propose a dividend and in
determining the dividend amount, the Board shall take into account
the following factors:

(@) the Memorandum and Articles of Association of the Company;

(b) the applicable restrictions and requirements under the laws of
the Cayman Islands;

(c) any banking or other funding covenants by which the
Company is bound from time to time;

(d) the investment and operating requirements of the Company;
and

(e) any other factors that have material impact on the Company.

The declaration and payment of dividends by the Company shall be
determined at the sole discretion of the Board and shall be subject
to any restrictions under the Companies Law of the Cayman Islands
and the Articles of Association of the Company. The Dividend
Policy will continue to be reviewed from time to time and there can
be no assurance that dividends will be proposed or declared in any
particular amount for any given period.

ENVIRONMENTAL, SOCIAL AND
GOVERNANCE MATTERS

The Environmental, Social and Governance Report of the Group
prepared in accordance with Appendix C2 of the Rules Governing
the Listing of Securities on The Stock Exchange of Hong Kong
Limited covering the year ended 31 December 2025 will be
published on the websites of the Company and the Stock Exchange

in due course.
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RISK MANAGEMENT AND INTERNAL
CONTROL

The Board recognises its responsibility for maintaining an adequate
internal control system to safeguard the assets of the Group
and the interests of shareholders and consider the governance
of risk. Annual review on the adequacy and the effectiveness of
the internal control and risk management systems of the Group
has been conducted by the management and reviewed by the
Board. The Audit Committee is satisfied that nothing has come
to its attention to cause the Audit Committee to believe that the
internal control system is inadequate. Review will be made at least
annually to monitor the adequacy and the effectiveness of the risk
management and the internal control system of the Group.

The finance department carries out annual risk assessment on
each audit area and derives an annual audit plan according to their
risk rankings. During the Year, the Company has outsourced its
internal audit function to an independent accounting firm, Deloitte
Advisory (Hong Kong) Limited to perform a review of the internal
control system of the Group with a focus on the property business.
During the Year, the Group has complied with code provision
D.2 of the HK CG Code by establishing appropriate and effective
risk management and internal control systems. Management is
responsible for the design, implementation and monitoring of such
systems, while the Board oversees management in performing its
duties on an ongoing basis. Main features of the risk management
and internal control systems are described in the sections below:

Risk Management System

The Group adopts a risk management system which manages
the risk associated with its business and operations. The system
comprises the following phases:

e Identification: |dentify ownership of risks, business objectives
and risks that could affect the achievement of objectives.

e  Evaluation: Analyse the likelihood and impact of risks and
evaluate the risk portfolio accordingly.

e Management: Consider the risk responses, ensure effective
communication to the Board and on-going monitor the

residual risks.

Based on the risk assessments conducted in 2025, no significant risk
was identified.
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RISK MANAGEMENT AND INTERNAL
CONTROL (continued)

Internal Control System

The Board is responsible to ensure that the Group maintains sound
and effective internal controls to safeguard the shareholders’
investment and the Group's assets.

The internal control system will cover all material controls,
including financial, operational and compliance controls and risk
management functions.

The Company has in place an internal control system which is
compatible with the Committee of Sponsoring Organisations of the
Treadway Commission (“COSO") 2013 framework. The framework
enables the Group to achieve objectives regarding effectiveness
and efficiency of operations, reliability of financial reporting and
compliance with applicable laws and regulations.

The components of the framework are shown as follow:

° Control Environment: A set of standards, processes and
structures that provide the basis for carrying out internal
control across the Group.

e Risk Assessment: A dynamic and iterative process for
identifying and analysing risks to achieve the Group's
objectives, forming a basis for determining how risks should be
managed.

e Control Activities: Action established by policies and
procedures to help ensure that management directives to
mitigate risks to the achievement of objectives are carried out.

¢ Information and Communication: Internal and external

communication to provide the Group with the information
needed to carry out day-to-day controls.

*  Monitoring: Ongoing and separate evaluations to ascertain
whether each components of internal control is present and
functioning.
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RISK MANAGEMENT AND INTERNAL
CONTROL (continued)

Internal Control System (continued)

In order to enhance the Group's system of handling inside
information, and to ensure the truthfulness, accuracy, completeness
and timeliness of its public disclosures, the Group has adopted and
implemented an inside information procedure. Certain reasonable
measures have been taken from time to time to ensure that proper
safeguards exist to prevent a breach of a disclosure requirement
in relation to the Group, which include the maintaining of a good
control environment with defined organisational structure, limit of
authority, reporting lines and responsibilities in accordance with
the Company’s guidelines and the regulatory requirements. An
effective information platform has been created to enable relevant
and timely information are sent to the Board for decision making.
Appropriate control measures have been taken place to facilitate a
good control environment for handling and dissemination of inside
information. The access of information is restricted to a limited
number of employees on a need-to-know basis. Employees who are
in possession of inside information are fully conversant with their
obligations to preserve confidentiality. Confidentiality agreements
are in place when the Group enters into significant negotiations.
Where necessary, Directors to speak on behalf of the Company
when communicating with external parties such as the media,

analysts or investors.

Based on the internal control reviews conducted in the year of 2025,
no significant control deficiency was identified.

The Board is responsible for the risk management and internal
control systems of the Group and ensuring review of the
effectiveness of these systems has been conducted at least
annually. Several areas have been considered during the Board's
review, which include but not limited to (i) the changes in the nature
and extent of significant risks since the last annual review, and
the Group's ability to respond to changes in its business and the
external environment; (ii) the scope and quality of management's
ongoing monitoring of risks and of the internal control systems.
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AUDITORS’ REMUNERATION

During the Year, the remuneration in respect of professional
services provided by the Company's auditor, KPMG, is set out as
follows:

12 S B 57 B
RN - AR TR RS E DB iR
B HEESIMT -

(RMB’000)

(AR®ET)

Audit services EET RS 2,400
Non-audit services IEE T RTE 1,005
Auditors’ remuneration 1% £ B 5 BN 3,405

Non-audit services include the professional services rendered in
connection with the continuing connected transactions review,
reporting accountant for major transactions and internal controls

assessment.

The Audit Committee had considered the Independent Auditors’
independence and objectivity as required under the Code of Ethics
for Professional Accountants issued by the Hong Kong Institute of
Certified Public Accounts, reviewed the terms of their engagement,
nature and scope of the audit and reporting obligations.

The Audit Committee is satisfied with the findings of their review
of the engagement process, effectiveness, independence and
objectivity of the Independent Auditor.

The Audit Committee has recommended to the Board and
the Board has concurred with the nomination of KPMG, for
reappointment as independent auditor of the Company at the
forthcoming annual general meeting of the Company.

COMPANY SECRETARY

During the Year, the company secretary, Mr. Ng Ho, undertook at
least 15 hours of relevant professional training, was an employee of
the Company.
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SHAREHOLDERS’ MEETINGS RRERE

Details of Directors’ attendance records of the general meetings ZBEEWERRITZHBAE 2 HFECEFIBENT ¢
held during the Year were as follows:

Persons holding office as directors at the date of the general meeting

RETRRAEZERAESHAL

WONG IP
JIANG YU Ll WONG Wing Kuen, CHEN SHI Man Ki
general Meetings Tiefeng  Zhiliang Yao SOShuFai KingYuen CHEN Yan Albert  Yanping  Xinping Ryan
REAE Bk RER 3% HHE BRR R TkE (¥ EHF £
05 JUNE 2025 N N N N Y N Y Y N Y
ZZ-RFRATA
(2025 AGM/ =5 =05
BRBEFAE)
28 February 2025 N Y Y Y N N Y N Y Y
“FCRFCACTIR
(2025 EGM/=F=01%
BREAIAE)
COUNT/R&! 0 1 w 1 1 0 2 1 w 2
N=Absent,” & /&
Y=Attended /B /&
INVESTOR RELATIONS AND REEBERENRREE
SHAREHOLDERS' COMMUNICATION
Significant Changes In The Issuer’s Constitutional FERIIT AR E R Sy B A

Documents During The Year

During the Year, there had been no change in the Company’s & » AR AR #EEREE -
constitutional documents.

Shareholders’ Communication BB it

The Company's shareholder communication policy, as updated ~ ANARTEEFH ZREBAER T ER AT E 5
from time to time, is posted on the Company’s official website  Bhttp://www.cmland.hk/web/ °

http://en.cmland.hk/web/.

Review Of The Implementation And Effectiveness Of A FNRFEAB RN E AR

The Shareholders” Communication Policy Conducted During

The Year

e we held two general meetings in the Year to provide o FRX HMEMTWAKRERE - BRE - &
opportunities for shareholders, investors and analysts to BEMAOMMBEH —EEEEEERRRERE
engage directly with the directors and senior management; ABEBHH#S

e we have published key corporate governance policies, the o KFICHRADRPUETIZE T BCEEAHE -

respective terms of reference of the Board committees, the EFGLESRANRBEEE  FAEEHER
Group's press releases and announcements on the Company'’s SN
website;
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INVESTOR RELATIONS AND
SHAREHOLDERS' COMMUNICATION

(continued)

Review Of The Implementation And Effectiveness Of
The Shareholders” Communication Policy Conducted During
The Year (continued)

the timely publication of our annual report, interim report and
announcements to the Stock Exchange and on the Company’s
website;

the Directors and senior management communicating with
shareholders, investors and analysts through financial calls,
the Company’s website and face-to-face meetings to present
annual and interim results and to provide real-time answers
to shareholders, investors and others regarding the Group’s
financial and operational position;

the annual general meeting of the Company serves as a
regular communication platform where shareholders have
the opportunity to meet with the directors and senior
management and the notice of the annual general meeting
together with the meeting information will be sent to all
shareholders not less than 21 days before the annual general
meeting to be held;

the external auditor was also invited to attend the annual
general meeting of the Company and to answer questions
at the meeting regarding the audit work, the preparation
and contents of the auditor’s report, accounting policies and
auditor independence;

the chairman of the Board and the respective chairmen of the
Nomination Committee, the Remuneration Committee and
the Audit Committee (or in their absence, other members
of the relevant committees) will be available to respond to
questions from shareholders and stakeholders at the general

meeting;

the share registrar of the Company to handle the registration
of shares and related matters for shareholders and to monitor
the votes at general meetings;

all shareholders are welcome to provide feedback to and
communicate with the directors or management through the
investor relations team at any time; and
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INVESTOR RELATIONS AND
SHAREHOLDERS' COMMUNICATION

(continued)

Review Of The Implementation And Effectiveness Of
The Shareholders” Communication Policy Conducted During
The Year (continued)

e all shareholders are entitled to receive dividends in
accordance with our dividend policy. Dividend payments
should be determined based on the Group's financial
performance, future capital requirements and general

economic and business conditions.

For the year ended 31 December 2025, the Company considers
that the above measures are in place and the shareholder
communication policy has been effectively implemented.

Shareholders are encouraged to attend general meetings or, if
unable to attend, to appoint a proxy to attend and vote on their
behalf at the meetings.

The Company’s last annual general meeting was held on 05
June 2025. All the resolutions proposed at these meetings were
approved by shareholders of the Company by poll. Details of the
poll results are available under the “Announcements and Notices”
section of the Company’s website at http://ir.cmland.hk.

Vote of shareholders at general meeting will be taken by poll
in accordance with the Listing Rules, unless otherwise required
and permitted. Detailed procedures for conducting a poll will
be explained to the shareholders at the inception of general
meeting to ensure that shareholders are familiar with such voting
procedures. Separate resolution will be proposed by the chairman
of general meeting in respect of each substantial issue. The poll
results will be posted on the websites of the Company and the
Stock Exchange on the same business day of the general meeting.

112 China Merchants Land Limited Annual Report 2025

REEZFZNRRBE )
T PO RR SR N BUE M B HE A UM (48)

o MRERMOBRERE MERROAERESK
B BEXNERBEASRENTBRE - KK
BABHRE —REBEREHRAEEE

HE_Z-_AF+A=1T—HILFE FARARBR
FEBEERIA R - RFBARRE B RER

BPSBRRSERRRE  EELFEARS - 8
RERRRELFERGANE LRE -

KRR FERRBEAGER-_S-_AFALER
T BLMEREAZRUBERE T AKABR
NEIREE - BT RER ZFBEEHNA QTR
http://ir.cmland.hk[ A% KRB & | —1# °

BIERBRERAF  BRIRRBRE ETRRIK
RAE EUMBERBETATREER - REERFHIEH
RBCR AR 2 AR MR - AERBRERAEZE
BRERF - BRRASIFESENGRERFH@ERR
HRBER - REERBRARARRRER—EZ%A
WA R R KB A8 TU& o



SHAREHOLDERS’ RIGHT

Pursuant to the Articles of Association of the Company, general
meetings can be convened on the written requisition of any two or
more members of the Company deposited at the principal place of
business of the Company in Hong Kong at:

8/F, China Merchants Plaza,
No. 303 DesVoeux Road Central,
Hong Kong

specifying the objects of the meeting and signed by the
requisitionists, provided that such requisitionists held as at the
date of deposit of the requisition not less than one-tenth of the
paid up capital of the Company which carries the right of voting
at general meetings of the Company. General meetings may also
be convened on the written requisition of any one member of the
Company which is a recognised clearing house (or its nominee(s))
deposited at the principal place of business of the Company in
Hong Kong as set out above specifying the objects of the meeting
and signed by the requisitionist, provided that such requisitionist
held as at the date of deposit of the requisition not less than
one-tenth of the paid up capital of the Company which carries
the right of voting at general meetings of the Company. If the
Board does not within 21 days from the date of deposit of the
requisition proceed duly to convene the meeting to be held within
a further 21 days, the requisitionist(s) themselves or any of them
representing more than one-half of the total voting rights of all
of them, may convene the general meeting in the same manner,
as nearly as possible, as that in which meetings may be convened
by the Board provided that any meeting so convened shall not
be held after the expiration of three months from the date of
deposit of the requisition, and all reasonable expenses incurred by
the requisitionist(s) as a result of the failure of the Board shall be
reimbursed to them by the Company.
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CORPORATE COMMUNICATION

The Group should announce its annual results and interim results
in a timely manner before the time limits set out in the Listing
Rules. Separate resolutions are proposed at the annual general
meetings on each separate issue, including the election of
individual Directors. In addition, procedures for demanding a poll
at the annual general meeting will also be included in the circular
to shareholders which will be published on the websites of the
Company and the Stock Exchange or dispatched together with this
report upon request.

The Group maintains a website of http://ir.cmland.hk which enables
shareholders of the Company, investors and the general public to
access to the information of the Group on a timely basis. Financial
information and all corporate communications of the Group are
made available on the Group’s website and updated regularly.

Shareholders should direct their questions about their
shareholdings to the Company’s Hong Kong branch share registrar:
TRICOR INVESTOR SERVICES LIMITED at 17/F, Far East Finance
Centre 16 Harcourt Road Hong Kong.
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INDEPENDENT AUDITOR’S REPORT

BV A% B RS

KPMG

Independent auditor’s report to the shareholders of
China Merchants Land Limited
(Incorporated in the Cayman Islands with limited liability)

OPINION

We have audited the consolidated financial statements of China
Merchants Land Limited (“the Company”) and its subsidiaries
("the Group”) set out on pages 124 to 297, which comprise the
consolidated statement of financial position as at 31 December
2025, the consolidated statement of profit or loss, the consolidated
statement of profit or loss and other comprehensive income, the
consolidated statement of changes in equity and the consolidated
statement of cash flows for the year then ended and notes,
comprising material accounting policy information and other
explanatory information.

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

BASIS FOR OPINION

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

B M % B R E

KEY AUDIT MATTERS

Key audit matters are those matters that, in our professional
judgement, were of most significance in our audit of the
consolidated financial statements of the current period. These
matters were addressed in the context of our audit of the

FRSRE TR IR
RRETFEERERMNEXHE - RAH AR
EUMBHRENBARASEENER - BLEFTHERER
PIEFT EREA M BRR L L AR R ETRIEDN
BT e ELERRERHERFNER

consolidated financial statements as a whole, and in forming our

opinion thereon, and we do not provide a separate opinion on

these matters.

Assessment on net realisable value of properties for sale

Refer to note 21 to the consolidated financial statements and the

accounting policies on page 160.

Key audit matter
HEEFTER

AHE R L EY R 2 I EHFE
B2 E M BRRMT21 RE1608 2 G5THBUR

How the matter was addressed in our audit

RN E BN EEEIR

As at 31 December 2025, the carrying value of the Group's
properties for sale (“PFS") was significant. PFS are stated at
the lower of cost and net realisable value.
RZZZRF+ZA=+—H  EBEEEFAHEEEMEIH
HHEEDE DREEREX o A4t E Y3 AKX AT #37F
BEFRIEETR -

The calculation of the net realisable value for PFS as at
balance sheet date is performed by management. This
calculation involves significant management judgement
and estimation in forecasting the costs to complete each
property under development for sale as well as in assessing
the expected future selling prices for PFS, the estimated
future selling costs and the relevant taxes.
MEBEAGBERBHNAHEEWE 2 #HFENEHERE
BT - T B REREIRE A6 Kbt - AIRRISTK &I
B J R AT 1) 25 B0 BN DA B BT AT 65 W 2R MO TR B AR 2R
BB HEPARREER RN REBTE -
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Our audit procedures to assess the net realisable value of
PFS included the following:

BAFHE P B EMEZ SR FENETEFEEATS
I8 :

e  assessing the design, implementation and operating
effectiveness of key internal controls over the
preparation and monitoring of management budgets
and forecasts of construction and other costs, the
calculation for net realisable value of the PFS, and
write-down of PFS for each property development
project;

s HMMEBEVEHREEERELEREERE LFEAZE
EEEAMRA « G E A E Y 2 v B2 EE RO
AHEEEMETENEEADEITNR - Bie 87T

RBAM

e evaluating the appropriateness of the valuation
methodology adopted by management for assessing
the net realisable value of PFS with reference to the
requirements of prevailing accounting standards and,
on a sample basis, assessing the reasonableness of
the expected future selling prices by comparing those
adopted in the valuations with market available data,
historical selling prices and the sales budget plans
maintained by the Group;

o FIMAERBERBRITENENERT AR ELEEDE
ZAERFERARKANGERESEEE - WiEBH
BAR  BEEPRANSEETISAIAE  BELE
BF BEXEGIEHNHEERESE TR  FHTE
RREBREEE



INDEPENDENT AUDITOR’S REPORT

BV A% B RS

KEY AUDIT MATTERS (continued)

Assessment on net realisable value of properties for sale

(continued)

Refer to note 21 to the consolidated financial statements and the

accounting policies on page 160. (continued)

Key audit matter
HEETEER

B ETSEIE ()
FHER N EYE 2 IR FE(E)

B2 E M BRRMT21 RE1608 2 G5THBUR
(%)

How the matter was addressed in our audit

RN E BN EEEE

We identified the assessment of net realisable value of
the Group’s PFS as a key audit matter because of the
significance of PFS to the total assets of the Group and
because of the inherent risks involved in estimating the
costs to complete each property development project and
the future selling prices for each PFS, particularly in light of
the current economic circumstances and various property
market measures introduced in various cities across
Chinese Mainland.

B SRERHEEYE ISR FEN LB AMEE
STRIE - DARERAMEEENER SEEEEELEGLIRER
st S EY X RIE B R TR A R EFIEA] 4 H S W3 AR K
EERTFEERRER - CHEZRIEHNLELE RPENA
T H B BB E M ET S

on a sample basis, assessing the reasonableness of the
estimated future selling costs and relevant taxes to the
historical selling costs and relevant taxes;
FRMBET R - AT ER RS AN KR AR B IR AR
RELHEXARBBRIBTEAIE

on a sample basis, assessing the reasonableness of
the estimated construction costs to complete each
property development project by comparing those
with the Group'’s latest budgets, and on a sample
basis, inspecting the supporting documents of certain
items of construction cost in the budgets to assess the
reliability of the budgets;

FRMEAN  BERE BESESCHNBEEETHR
A EEYEEREAARLRTZENAESSIE - I
FBRMEN N MEREDE TEEKANEB NBHEX
- FHATRER AR 5

on a sample basis, performing sensitivity analyses
on expected future selling price and unit cost to
determine the extent of changes in these assumptions
that, either individually or collectively, would be
required for PFS to be materially misstated and
considering the likelihood of such a movement in
those key assumptions arising and the potential for
management bias in their selection.

BB HIEHRREE R B TETHRE
D NEEZEBRINEHEE  BERSEBLHL
SRED YA RERAHEENEHREAFERR
M WEERZEERBREEWREHNATRIEARE
BEEEERSBRRFAIRTENRER
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KEY AUDIT MATTERS (continued)

Provision for land appreciation tax (“LAT") in Chinese
Mainland

B ETSE ()
o B N = B (E R ([ SIS (E R | ) B

Refer to note 9 to the consolidated financial statements and the E2H4GAVBREWNTIRE190E 2 S HE -

accounting policies on page 190.

Key audit matter
BEETER

How the matter was addressed in our audit

PR R B A R B 28I

LAT in Chinese Mainland is one of the main components of
the Group's taxation charge.

TR IEERS BERERBAHOEIEAKEOZ

— o

LAT is levied on sale of properties at progressive rates
ranging from 30% to 60% based on the appreciation of
land value. At the end of each financial reporting period,
management 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. The estimated total
deductible expenditure includes lease charges for land
use rights, property development costs, borrowing costs
and development expenditure, and the estimation of these
expenditure requires management judgement. When the
LAT is subsequently determined, the actual payments may
be different from the estimates.

TR EF Y EEHE R L MEE 2B EAREN E30%E
60% U - MBI MEER - EIRERZ AT UR R &
AR IR R e 2R R DA R il S A0 W) S 4B 8H R PT A0 BR ST i AR R 2R
st LI ET B - AP X RO E e AR
BB MEBEAAE  BERARERAX  ZERIHMGE
STABEEEHE o 8 tHIRERERETER BRI EHEA]
BeE At 2 AR -

We identified provision for LAT in Chinese Mainland
as a key audit matter because of its significance to the
consolidated financial statements and because the
estimated provisions for LAT are based on management’s
judgement and interpretation of the relevant tax laws and
regulations and practices.

B B A IR EN R AR ES ER - TIAR
HRGEMBmERZREMNL - B L MIRER GG RETE
WNERBEMATWOERE AR KRB K2R -
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Our audit procedures to assess the provision for LAT in
Chinese Mainland included the following:

B EREA D IR EREENETRTFREAT SR

e  assessing the design, implementation and operating
effectiveness of key internal controls over the
calculation of the estimated LAT provision;

o HARTEMF LHEERBEENETRABEENRE
Bt ETRAR/N

e engaging our internal tax specialists to evaluate the
reasonableness of the Group’s LAT provisions as at
31 December 2025, which involved challenging the
Group’s assumptions and judgements based on our
knowledge and understanding of the practices of the
application of the relevant tax laws by the various local
tax bureaus on a sample basis;

s ZEBHEMIABWBERKTE BEEER-_ZT_RF
TORA=T - HOLHIBETRRESEAIE @ kA
RIS X175 515 B e B ARRA DR B DI B T fAf N IR
fE - AR NER BEREMRR N

e on asample basis, assessing the reasonableness of
the Group's estimation of the value of the deductible
expenditure by comparing to historical data; and

o  FEBMWMEIN  LRELEE - A ESREHANK
FXEEMTEEEE &

. re-calculating, on a sample basis, the provision for LAT
and comparing the provision made by management
with our calculations.

e FEEMELN  EFFELHMISEREE  WSEEE
Fat iR B BB MRt B & REITER -
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INFORMATION OTHER THAN THE
CONSOLIDATED FINANCIAL STATEMENTS
AND AUDITOR’S REPORT THEREON

The directors are responsible for the other information. The other
information comprises all the information included in the annual
report, other than the consolidated financial statements and our
auditor’s report thereon.

Our opinion on the consolidated financial statements does not
cover the other information and we do not express any form of
assurance conclusion thereon as part of our engagement to audit
the consolidated financial statements. We have been engaged to
perform an assurance engagement on the disclosed continuing
connected transactions that form part of the other information and
provide a separate assurance practitioner’s 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 are responsible for the preparation of the
consolidated financial statements that give a true and fair view
in accordance with HKFRS Accounting Standards as issued by
the HKICPA and the disclosure requirements of the Hong Kong
Companies Ordinance and for such internal control as the directors
determine is necessary to enable the preparation of consolidated
financial statements that are free from material misstatement,
whether due to fraud or error.

i

BB R AR I ELAZ BAT 3R & LMY

il
4

I 0>

f

EEFHEMEEAR - AESBETNENFEERA
ME2EES - BTEREGE BRI LB M NZEED

HE o

BPEGRAMBRRANBEEL PRERMESR - M
DA BB BEFHRAMBRR 2 BEEZFEME
BERREAVANEER SR - RACEZBEABRE
fEENEREREHERZBITEETE A R1T
BREENXBMHEREEE® °

BABRMBRAMBRRNET - RAINETEME
HMES - Hlt@ES  TEEMESETEEAH
BHRERIBMESTTBED T ROBRFEEAKE
R E AT FEERERBRBABER o

EREFEATH I  MREMBREMEEFE
BEAERRL  HMF2HREZFEE - EEH &K
PR 4E Efa s -

EERGEMBRRBAENET

EXFAAERBEBTESHMASEMN(EEN B R
SRR GFHER) REECR BRI R B EE
EEMTANGEMHRE  YHERR/EREH
BRRAEE T E RN RGF AR M G B E A
R FTRAREHIRE -
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RESPONSIBILITIES OF THE DIRECTORS
FOR THE CONSOLIDATED FINANCIAL
STATEMENTS (continued)

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

The directors are assisted by the Audit Committee in discharging
their responsibilities 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. This report is made
solely to you, as a body, and for no other purpose. We do not
assume responsibility towards or accept liability to any other person
for the contents of this report.

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

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

e |dentify 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.

e  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.

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

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

BB R E T RS B HRRAENEE

(%)

ERBE(EARAELDETEANBES - RIAER
TEEHE - RIS TERERREE - RFIT
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RIFEERFEREGAOER - Rt RATERE
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o HEEEMRASHTERNBELEREL G
AHETMERRENS R -

s HEERARKEBELCZSTEMNREEIELA
i o RIBPTEDMANETRE  HEEEFEHR
FRABABENEATHEEN - KEMATaEE
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AUDITOR’S RESPONSIBILITIES FOR THE
AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS (continued)

° 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.

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

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

We also provide the Audit Committee with a statement that
we have complied with relevant ethical requirements regarding
independence, and to communicate with them all relationships
and other matters that may reasonably be thought to bear on our
independence, and where applicable, actions taken to eliminate
threats or safeguards applied.
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AUDITOR’S RESPONSIBILITIES FOR THE
AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS (continued)

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

The engagement partner on the audit resulting in the independent
auditor’s report is Cheng Chu Fai (practising certificate number:
P06554).

KPMG
Certified Public Accountants

8th Floor, Prince’s Building
10 Chater Road
Central, Hong Kong

12 March 2026

BB R E T RS B HRRAENEE
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND
OTHER COMPREHENS|VE |NCOME
e Hir2mE K= &K

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

2025 2024
—E-FE —ZT_mE
NOTES RMB’'000 RMB'000
Hfat AR¥TT AR¥EFTT
Revenue W #5 5 26,250,540 20,661,233
Cost of sales SHE KA (24,591,117) (19,675,813)
Giross preif =5 1,659,423 985,420
Other income HAblg A 7 218,683 357,603
Finance costs B & Ak 2N (470,490) (577,247)
Net foreign exchange gain/(loss) bE R e (B51R) %5 7,077 (75,285)
Selling and marketing expenses SHE RS HEAS (927,300) (761,655)
Administrative expenses TEZ H (218,791) (169,003)
Impairment loss on goodwill Fﬁéa25ﬁTEJ§§T§ = (160,210)
Impairment loss on interests in joint ventures RE&RET ER ZBEEBE 18 (24,069) (211,453)
Allowance of expected credit losses TREEEEERE (70,289) (335,148)
Fair value (loss)/gain on financial asset BAFEEAES([HEAEE
at fair value through profit or loss (“FVTPL") FABGE D ZEREEZ
NEE(ER), W (142) 29,649
Loss on disposal of a joint venture HE—MEeetEZER - (1,820)
Loss on disposal of subsidiaries HENB AR ZEE 23(d) (2,542) -
Gain on remeasurement of previously held B EZAIFE —REE 18
interest of a joint venture ERERN Y S 459,924 -
Share of results of associates DIEEE N R 2 245 17 (854,594) (128,635)
Share of results of joint ventures S{EE R R S 18 (220,975) (117,677)
Loss before tax R Al & 18 10 (444,085) (1,165,461)
Income tax expense S8 = 9 (1,683,720) (524,169)
Loss for the year REEEE (2,127,805) (1,689,630)
Other comprehensive income, Eh 2 mEies - RS
net of income tax
Item that may be reclassified subsequently to HenssohsEmcER
profit or loss:
Exchange differences arising on translation of JEINEREHRIBEELE 2
financial statements of foreign operations [E 5 AE%E (82,380) 12,432
Total comprehensive income for the year AREELHEWSAZE (2,210,185) (1,677,198)
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND
OTHER COMPREHENSIVE INCOME
HeBEnkEtE2E KRR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

2025 2024
—E-RHE e 115 3
NOTES RMB’000 RMB’000
HiaE ARBT T ARBFT
Loss for the year attributable to: AT ALTBIERFEEE
Owners of the Company VAN/NCIEZ =N 13 (2,201,077) (1,850,755)
Non-controlling interests FEPE IR b 73,272 161,125
(2,127,805) (1,689,630)
Total comprehensive income for ATATEEAFEEE2E RS
the year attributable to: #ER
Owners of the Company KNARIER A (2,283,457) (1,838,323)
Non-controlling interests FEFE AR R 73,272 161,125
(2,210,185) (1,677,198)
Losses per share BREE
Basic and diluted (RMB cents) ERREE(ARED) 13 (44.87) (37.73)

The notes on pages 134 to 297 form part of these financial

statements.

1342297 B KT I SRR — 25 o
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

mE AR R R

At 31 December 2025
R-E-—aF+=-HA=+—H

At 31 December

Rt+t=A=+—H
2025 2024
—E-HF —TNF
NOTES RMB’000 RMB'000
Jiiofza AR®T T AR®ET T
Non-current assets FRBEE

Property, plant and equipment ME  MEREE 14 370,615 401,997
Right-of-use assets FREEE 15 2,917 16,294
Investment properties wEYZE 16 6,703,611 2,942,343
Interests in associates 75"5‘9‘?%’/}*72%* 17 10,479,691 11,217,742
Interests in joint ventures RELDDE I ER 18 2,270,886 3,139,765
Financial asset at FVTPL AT ETABRZEHEE 19 121,529 121,671
Other receivables H fth fE Y Sk T8 22 19,263,210 18,997,696
Deferred tax assets BEXERIBEE 20 808,021 760,899
40,020,480 37,598,407

Current assets RENEE
Properties for sale At E 21 50,230,391 59,254,675
Deposits paid for acquisitions of land use rights W& + {8 FA#E TR S 383,624 152,847
Trade and other receivables 2R N H fth fE U 2k 1E 22 7,505,883 11,520,006
Contract costs SN )79 5 276,488 326,532
Prepaid income tax TETFTISHE 2,754,754 3,138,317
Bank balances and cash RITEBRRIE S 23 11,120,731 12,734,449
Assets held for sale BleHE 2 EE - 18,797
72,271,871 87,145,623

Current liabilities REBAE
Contract liabilities SHAaE 5 17,562,169 23,958,048
Trade and other payables 8 N H At E < FRIE 24 29,570,968 28,179,946
Lease liabilities HEBE 25 24,127 29,425
Loans from non-controlling interests JEIERE R E 26 155,289 129,420
Loan from a fellow subsidiary —ERENBARTER 27 574,204 528,409
Bank and other borrowings ﬁEﬂ&ﬁﬁMﬁE 28 3,918,913 4,021,610
Income tax payable AR 2,746,394 2,760,147
54,552,064 59,607,005
Net current assets RBEERE 17,719,807 27,538,618
Total assets less current liabilities EEHAERABERS 57,740,287 65,137,025
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

e Bk R &

At 31 December 2025
R-FE-—nF+=-H=+—H

2025 2024
—E-RE —ENF
NOTES RMB’000 RMB’000

et ARBTR AR®BTE

Non-current liabilities FRBERE
Loans from non-controlling interests JEIERR R E X 26 1,568,025 1,498,268
Loans from an intermediate holding company —REEEEARER 27 8,378,357 12,699,218
Loans from a fellow subsidiary —REREZRBARER 27 265,917 573,699
Bank and other borrowings RITREMEE 28 16,626,787 16,621,727
Lease liabilities HEAE 25 176,399 258,117
Deferred tax liabilities RIEIBAE 20 378,256 391,988
27,393,741 32,043,017
NET ASSETS EEFE 30,346,546 33,094,008
CAPITAL AND RESERVES BARKHE
Share capital N 29 39,132 39,132
Reserves fHiE 5,697,352 7,982,731

Equity attributable to owners of the Company ~ ANRQR#EH A EIE#E

Non-controlling interests FEPERE =

= 5,736,484 8,021,863
38 24,610,062 25,072,145

TOTAL EQUITY AR

30,346,546 33,094,008

The consolidated financial statements on pages 124 to 297 were
approved and authorised for issue by the board of directors on 12
March 2026 and are signed on its behalf by:

FI24B 297 B 2R A MBMERAZTETENR TN
FZRA+-_AMERBRETERANATESAESE

£

CHEN YAN
PR
DIRECTOR
EF

The notes on pages 134 to 297 form part of these financial
statements.

WONG KING YUEN
EHIR
DIRECTOR
EF

E134E 297 AWM I B R — & o
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
GEERED S

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

Attributable to owners of the Company

LN TN
Equity Non-
Share Share Other transaction  Translation ~ Retained controlling Total
capital  premium  reserves  reserve  reserve profits  Sub-total interests equity

Bx  RfAE  AfEE RERGEE  EiRE  REE Pt FEREE  ERAE
RVMBOOO  RMB'OO0  RMBOO0  RMBOO0 ~ RMB0O0  RMB'OD0  RMB'OO0  RMBOO0  RMBO00

ARETR  ARETT ARBTL ARMTn  ARETR  ARETR  ARETR  ARETT  ARETR

(Note 29i))  (Note 29i) (Note 29()
(W) - (WE2nm) (220
At 1 January 2025 R-2-5F-f-H 39,132 3825852 (2369,416) (1034785 45233 7515847 8,021,863 25072145 33,094,008
(Loss)/profitfor the year KER(FR) /& - = = - - (2,201,077) (2,201,077) 73212 (2,127,805)
Other comprehensive income for the year: REBAMRANE :
- Exchange differences arising on -BN SRR
translation of financial statements hEEEIENEE
of foreign operations = (82,380) - -
Total comprehensive income for the year REERANEEE - (82,380) (2,201,077
Acquisition of a subsidiary accounted for WEHBATF \EENE
as assets acquisition - - - - - - - 888654 888,654
Acquisition of non-controlling interests of - HHBARZ
asubsidiary g - - - (1922) - - (1922)  (515,009)  (516931)
Capital reduction by non-controlling interests SRR 7 AR - - - - - - - (731,331)  (731,331)
Disposal of subsidiaries HENEBAT - - - - - - - (14,348)  (14,348)

Capital injection by non-controlling interests FaREETE - - - - - ;
Dividend declared to non-controlling interests —— FFHERERE TR S - > - - - -

1,768,354 1,768,354
(1,931,675)  (1,931,675)

At 31 December 2025 RZECREFZA=T-B 39132 3825852 (2369.416) (1,036707)  (37,147) 5314710  5736,484 24,610,062 30,346,546
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
GERRBD X

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

Attrioutable to owners of the Company

ARREE N
Equity Non-
Share Share Other transaction ~ Translation ~ Retained controlling Total
capital ~ premium  reserves reserve reserve profis  Subfotl  interests equity

Ba RDEE  AGER EERGER  EXBR  REEA hit FARER  RREE
RMBOO0  RMBOO0  RMB'0O0  RMBOO0  RMB'OO0  RMB'000  RMBOO0  RMB'OO0  RMB'000
ARBTR  ARETT ARETR ARMTR  ARETT ARETR  ARMTR  ARETZ  ARETR

(Note 29(i)  (Note 29(i) (Note 29()
(azanm)  (We2sni) (Hitzan)
At 1 January 2024 R=%- @E*ﬁ —f 1132 381955 (2369531 (1,036,303 2801 9366602 9912250 B22739 35124989
(Loss)/profit for the year ME (BB)/ &l - - - - - (1850755 (1850755 161125 (1689.630)
Other comprehensive income for the year: FEREMZENG :
- Exchange differences arising on —ENE R R
translation of financial statements hEEEIELEE
of foreign operations - - - - 12432 - 12432 - 12432
Total comprehensive income for the year AEERANGER - - - - 12432 (1850755 (1838323 16115 (1477199)
Acquisition of non-controlling interests of WE-FHEAT
asubsidiary FHEER - - - 1518 - - 1518 (65,549) (64,027)
Capital reduction by non-controlling interests ~ FEiakiER ¢ AR - - - - - - - (4,500) (4,500
Capital injection by non-controling interests FERESTE = - 121 - - - 121 5411 573
Dividend declared to non-controlling interests IR ERSRRS - - - - - - - (5108 (257.289)
Dividend declared (Note 12) BERREHE1) - (53,703) - - - - (53703) - (53,703)
At 31 December 2024 RZE-RE+-A=1-H 1132 38582 (2369416 (1,034,785 B33 75587 8021863 25072145 33,094,008

The notes on pages 134 to 297 form part of these financial  Z134%297 B MM R FERE A — D
statements.
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CONSOLIDATED STATEMENT OF CASH FLOWS

AERERER

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

2025 2024
—EB-EHF —ZT_mE
RMB’000 RMB’000
ARBT T AERBTTT
OPERATING ACTIVITIES RERE
Loss before tax BRELATEE (444,085) (1,165,461)
Adjustments for: BTFIHE
Depreciation of investment properties WEYETE 253,958 152,408
Depreciation of property, plant and equipment ~ #1% « = M&ETE 39,421 37,466
Depreciation of right-of-use assets EREEENE 8,288 21,496
Fair value loss/(gain) on financial asset at FVTPL A (EFFAEBZRZ
CREEATE
BE (Yas) 142 (29,649)
Impairment loss on goodwill R BB &R - 160,210
Impairment loss on interests in joint ventures REELEIERZ
AR 24,069 211,453
Loss on disposal of a joint venture HE—fHegrtEEE = 1,820
Loss on disposal of subsidiaries HENBARZER 2,542 -
Gain on early termination of leases RELIEAEN K= (12,183) (2,794)
Loss on disposal of property, LEWE - BER
plant and equipment HiEEE 44 48
Allowance of expected credit losses TREEE B ERE 70,289 335,148
Finance costs BE A A 470,490 577,247
Interest income FEWA (195,197) (334,591)
Share of results of associates DIGEE A 2 FEE 854,594 128,635
Share of results of joint ventures DREELEZEE 220,975 117,677
Net foreign exchange (gain)/loss bE X (W), B8 F 5 (7,077) 75,285
Operating cash flows before movements in EEESEBERIZ
working capital REREME 1,286,270 286,398
Decrease in properties for sale AHHEYERD 5,560,706 9,159,529
(Increase)/decrease in deposits paid for WiHE TP P R &
acquisitions of land use rights (3%hn) i (230,777) 96,903
Decrease in trade and other receivables 375 N H A Uk SRR R > 123,691 191,493
Decrease/(increase) in contract costs B AR (3 hn0) 50,044 (95,583)
Decrease in restricted bank deposits SR AR T FE RO 365,662 1,334,299
(Decrease)/increase in contract liabilities AHBEBECRD), (6,377,082) 2,516,258
Decrease in trade and other payables SRR M B b E N R IE R (572,822) (5,898,691)
Cash generated from operations REPT1SIN S 205,692 7,590,606
Income tax paid EfTErEE (1,374,764) (1,180,763)
Interest received BEBFHE 102,122 137,952
NET CASH (USED IN)/GENERATED REEB(RA) FHERE
FROM OPERATING ACTIVITIES R (1,066,950) 6,547,795
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CONSOLIDATED STATEMENT OF CASH FLOWS

HEREREBER

For the year ended 31 December 2025
BE—T_AF+-A=+—HLFE

2025 2024
—B-RHE —_FomF
Note RMB’000 RMB’000
Hiat ARBTT ARBFT
INVESTING ACTIVITIES REEE
Advances to other related parties A £ fth BB 75 AR (1,602,110) (4,839,054)
Repayment from other related parties H b RAES 5 iE K 4,862,672 5,648,112
Cash inflow/(outflow) arising from EXBKENBARIRE 23(c)
acquisition of subsidiaries WA CRE) 1,074,188 (24,541)
Payment for acquisition of Yo BE FE P AR pE 2 15 AR
non-controlling interests (10,224) (2,017)
Cash inflow arising from disposal of a joint venture E4ABHE—HE& %2
BRERA 19,800 9,224
Cash outflow arising from disposal of subsidiaries E4 B HENNE QA2 23(d)
WEMH (11,180) -
Capital reduction of associates i W/NCTE= N = 134,500
Capital injection to associates ML RN ENEE = (137,260)
Capital injection to joint ventures AEEREFE - (440,511)
Dividend received from associates £ Bk A%\ =] b B 2, 7,102 245,072
Purchase of property, plant and equipment BEWME  BWENRE (2,256) (1,419)
Proceeds received on disposal of property, HEME - BE&
plant and equipment A FTAS RIE 17 94
NET CASH GENERATED FROM REZTHMEBRESFR
INVESTING ACTIVITIES 4,338,009 592,200
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CONSOLIDATED STATEMENT OF CASH FLOWS

n‘/-.r\ /\ IE, é /J|Lv£ ’13—%

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

2025 2024
—E-FE =Z2 s
Note RMB’000 RMB'000
liopEa AR¥TT ARETT
FINANCING ACTIVITIES & R
Proceeds from bank and other borrowings IRITREMEE ZFTE 23(b) 3,703,294 11,382,988
Repayment of bank and other borrowings EERITREMEES 23(b) (3,800,931) (10,752,795)
Repayment of factoring arrangement EERELHE - (572,715)
Advances from non-controlling interests FEERRAE ZR BN 1,414,073 970,283
Repayment to non-controlling interests A FE 4% AR S SR K (1,369,213) (1,329,619)
Advances from intermediate holding companies KA T@ 3,275,040 8,171,503
Repayment to intermediate holding companies [ EE& i?;%’)( (7,599,189) (11,049,790)
Advances from fellow subsidiaries ﬁ%ﬁ]‘%“ 472,953 2,426,550
Repayment to fellow subsidiaries BIEESGIEMN %’( (912,985) (1,167,880)
Interest paid EfFFIE 23(b) (1,347,552) (1,300,446)
Repayment of lease liabilities BEHEARE 23(b) (38,453) (74,573)
Dividends paid BARRE 23(b) = (53,703)
Capital contributed by non-controlling interests of A& B AT 2
subsidiaries of the Group RS E & 1,715,000 14,900
NET CASH USED IN FROM RMEEEHMAREEE
FINANCING ACTIVITIES (4,487,963) (3,335,297)

132 China Merchants Land Limited Annual Report 2025



CONSOLIDATED STATEMENT OF CASH FLOWS

HEREREBER

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

2025 2024
—E-RE —EZ
Note RMB’'000 RMB'000
K et ARET T AREETTT
NET (DECREASE)/INCREASE IN CASH AND BeERERRELER
CASH EQUIVALENTS OR2),/ % n=5E (1,216,904) 3,804,698
CASH AND CASH EQUIVALENTS AT FHNEERERRESEH
THE BEGINNING OF THE YEAR 10,540,868 6,755,442
EFFECT OF FOREIGN EXCHANGE ERESHTE
RATE CHANGES (31,152) (19,272)
CASH AND CASH EQUIVALENTS AT FRESRERELER
THE END OF THE YEAR 9,292,812 10,540,868
ANALYSIS OF THE BALANCES OF CASHAND HBEeRZEBRESEBEHN
CASH EQUIVALENTS iy
bank balances and cash PRITHEB LIRS 11,120,731 12,734,449
less: restricted bank deposits B R BRI TR 23(a) (1,827,919) (2,193,581)
9,292,812 10,540,868

The notes on pages 134 to 297 form part of these financial  £5134Z297 BRIM BRI EHREN—HD -

statements.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

n‘/T\

CREE &

For the year ended 31 December 2025

EHE=

EoAFFZA=1—HIFE

GENERAL

The Company is incorporated in the Cayman Islands as a
limited liability company and its shares are listed on the Main
Board of The Stock Exchange of Hong Kong Limited (the
"Stock Exchange”). The address of the registered office and
principal place of business of the Company are disclosed in
the “"Corporate Information” section to the annual report.

The principal activity of the Company is investment holding
and the principal activities of its subsidiaries are set out in note
37.

The Company'’s immediate holding company is Success Well
Investment Limited, a limited liability company incorporated
in the British Virgin Islands (the “BVI"). One of its intermediate
holding companies is China Merchants Shekou Industrial
Zone Holding Co., Ltd. (“China Merchants Shekou”), which is
established in the People’s Republic of China (the “PRC") and
listed on the Shenzhen Stock Exchange Limited. The ultimate
holding company of the Company is China Merchants Group
Limited (“CMG"). CMG is a PRC enterprise regulated and
directly managed by the State-owned Assets Supervision and
Administration Commission of the State Council and is owned
and controlled by the PRC government.

The consolidated financial statements are presented in
Renminbi (“RMB"), which is also the functional currency of the
Company.

CHANGES IN ACCOUNTING POLICIES

The Group has applied amendments to HKAS 21, The effects
of changes in foreign exchange rates — Lack of exchangeability
issued by the HKICPA to these financial statements for the
current accounting period. The amendments do not have a
material impact on these financial statements as the Group has
not entered into any foreign currency transactions in which the
foreign currency is not exchangeable into another currency.

The Group has not applied any new standard or interpretation
that is not yet effective for the current accounting period.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

?FT/_\

B %% ¥Rk MY RE

For the year ended 31 December 2025

HE—

—AFFZA=+—HAILFE

CHANGES IN ACCOUNTING POLICIES

(continued)

Amendments to HKFRSs in issue but not yet effective

Up to the date of issue of these financial statements, the
HKICPA has issued a number of new or amended standards,
which are not yet effective for the year ended 31 December
2025 and which have not been adopted in these financial
statements. These developments include the following which
may be relevant to the Company.

Effective for
accounting periods
beginning on

or after

Amendments to HKFRS 9, Financial
instruments and HKFRS 7, Financial
instruments: disclosures — Contracts

1 January 2026

referencing nature-dependent
electricity

Amendments to HKFRS 9, Financial
instruments and HKFRS 7,
Financial instruments: disclosures —

1 January 2026

Amendments to the classification and

measurement of financial instruments
Annual improvements to HKFRS 1 January 2026
Accounting Standards — Volume 11

HKFRS 18, Presentation and disclosure in
financial statements

1 January 2027

HKFRS 19, Subsidiaries without public
accountability: disclosures

1 January 2027

The Group is in the process of making an assessment of what
the impact of these developments is expected to be in the
period of initial application. So far it has concluded that the
adoption of them is unlikely to have a significant impact on the
consolidated financial statements except for the following:
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OTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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i

CREE & A

For the year ended 31 December 2025

EHE=

136

EoAFFZA=1—HIFE

CHANGES IN ACCOUNTING POLICIES

(continued)

HKFRS 18, Presentation and disclosure in financial
statements

HKFRS 18 will replace HKAS 1 Presentation of financial
statements and aims to improve the transparency and
comparability of information about an entity’s financial
statements. HKFRS 18 is effective for annual reporting periods
beginning on or after 1 January 2027 and is to be applied
retrospectively.

Among other changes, under HKFRS 18, entities are required
to classify all income and expenses into five categories in the
statement of profit or loss, namely the operating, investing,
financing, discontinued operations and income tax categories.
Entities are also required to provide specific disclosures about
management-defined performance measures in a single note
in the financial statements.

The Group does not plan to early adopt HKFRS 18 and is still in
the process of assessing the impact of the adoption.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

3.1 Basis of preparation of consolidated financial

statements

These financial statements have been prepared in
accordance with HKFRS Accounting Standards, which
collective term includes all applicable individual Hong
Kong Financial Reporting Standards("HKFRSs"),
Hong Kong Accounting Standards (“HKASs"”) and
Interpretations issued by the Hong Kong Institute
of Certified Public Accountants (“HKICPA") and the
disclosure requirements of the Hong Kong Companies
Ordinance. These financial statements also comply
with the applicable disclosure provisions of the Rules
Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited. Material accounting
policies adopted by the Group are disclosed below.

The HKICPA has issued certain new or amended HKFRS
Accounting Standards that are first effective or available
for early adoption for the current accounting period of
the Group. Note 2 provides information on any changes
in accounting policies resulting from initial application of
these developments to the extent that they are relevant
to the Group for the current accounting period reflected
in these financial statements.

The consolidated financial statements for the year ended
31 December 2025 comprise the Company and its
subsidiaries (together referred to as “the Group”) and the
Group's interest in associates and joint ventures.

The measurement basis used in the preparation of the
financial statements is the historical cost basis except
for financial asset as FVTPL is stated at their fair value as
explained in the accounting policies.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

R BTSRRI R

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.1 Basis of preparation of consolidated financial
statements (continued)

The preparation of financial statements in conformity
with HKFRS Accounting Standards requires management
to make judgements, estimates and assumptions that
affect the application of policies and reported amounts
of assets, liabilities, income and expenses. The estimates
and associated assumptions are based on historical
experience and various other factors that are believed
to be reasonable under the circumstances, the results of
which form the basis of making the judgements about
carrying values of assets and liabilities that are not readily
apparent from other sources. Actual results may differ
from these estimates.

The estimates and underlying assumptions are reviewed
on an ongoing basis. Revisions to accounting estimates
are recognised in the period in which the estimate is
revised if the revision affects only that period, or in the
period of the revision and future periods if the revision
affects both current and future periods.

Judgements made by management in the application
of HKFRS Accounting Standards that have significant
effect on the financial statements and major sources of
estimation uncertainty are discussed in note 4.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2025
BE_T_hF+-HA=1—HIFE

3 BASIS OF PREPARATION OF

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information

Basis of consolidation

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

. has power over the investee;

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

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

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

n‘/T\

CREE &

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Basis of consolidation (continued)

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

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

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

e  rights arising from other contractual arrangements;
and

e any additional facts and circumstances that indicate
that the Group has, or does not have, the current
ability to direct the relevant activities at the time
that decisions need to be made, including voting
patterns at previous shareholders’ meetings.

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

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF 3 BEVEBRRZHEREEREARE
CONSOLIDATED FINANCIAL STBERER #)
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued) 32 EXGTTHEERR(E)

Basis of consolidation (continued)

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

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

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

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

Changes in the Group'’s interests in existing subsidiaries

Changes in the Group's interests in subsidiaries that
do not result in the Group losing control over the
subsidiaries are accounted for as equity transactions. The
carrying amounts of the Group’s relevant components
of equity and the non-controlling interests are adjusted
to reflect the changes in their relative interests in the
subsidiaries, including re-attribution of relevant reserves
between the Group and the non-controlling interests
according to the Group’s and the non-controlling
interests’ proportionate interests.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUBRRNE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3 @%éﬁ!ﬁ%%&i‘%ﬂﬁ@%ﬁ&iﬁ%
TR ER (#)

3.2 Material accounting policy information (continued) 32 EXGFTBEERE)

Basis of consolidation (continued)

Changes in the Group's interests in existing subsidiaries
(continued)

Any difference between the amount by which the non-
controlling interests are adjusted, and the fair value of the
consideration paid or received is recognised directly in
equity and attributed to owners of the Company.

When the Group loses control of a subsidiary, the assets
and liabilities of that subsidiary and non-controlling
interests (if any) are derecognised. A gain or loss is
recognised in profit or loss and is calculated as the
difference between (i) the aggregate of the fair value
of the consideration received and the fair value of any
retained interest and (i) the carrying amount of the assets
(including goodwill), and liabilities of the subsidiary
attributable to the owners of the Company. All amounts
previously recognised in other comprehensive income
in relation to that subsidiary are accounted for as if the
Group had directly disposed of the related assets or
liabilities of the subsidiary (i.e. reclassified to profit or loss
or transferred to another category of equity as specified/
permitted by applicable HKFRS Accounting Standards).
The fair value of any investment retained in the former
subsidiary at the date when control is lost is regarded
as the fair value on initial recognition for subsequent
accounting under HKFRS 9 Financial Instrument (“HKFRS
9") or, when applicable, the cost on initial recognition of
an investment in an associate or a joint venture.
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3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
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(continued)
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3.2 Material accounting policy information (continued) 32 EXGTTHEERR(E)

Business combinations or asset acquisitions
Optional concentration test

The Group can elect to apply an optional concentration
test, on a transaction-by-transaction basis, that permits
a simplified assessment of whether an acquired set of
activities and assets is not a business. The concentration
test is met if substantially all of the fair value of the gross
assets acquired is concentrated in a single identifiable
asset or group of similar identifiable assets. The gross
assets under assessment exclude bank balances and
cash, deferred tax assets, and goodwill resulting from the
effects of deferred tax liabilities. If the concentration test
is met, the set of activities and assets is determined not to
be a business and no further assessment is needed.

Asset acquisitions

When the Group acquires a group of assets and liabilities
that do not constitute a business, the Group identifies
and recognises the individual identifiable assets acquired
and liabilities assumed by allocating the purchase price
first to financial assets/liabilities at the respective fair
values, the remaining balance of the purchase price
is then allocated to the other identifiable assets and
liabilities on the basis of their relative fair values at the
date of purchase. Such a transaction does not give rise to
goodwill or bargain purchase gain.
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BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Business combinations or asset acquisitions
(continued)

Business combinations

A business is an integrated set of activities and assets
which includes an input and a substantive process
that together significantly contribute to the ability to
create outputs. The acquired processes are considered
substantive if they are critical to the ability to continue
producing outputs, including an organised workforce
with the necessary skills, knowledge, or experience
to perform the related processes or they significantly
contribute to the ability to continue producing outputs
and are considered unique or scarce or cannot be
replaced without significant cost, effort, or delay in the
ability to continue producing outputs.

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

(continued)

3.2 Material accounting policy information (continued) 32 EXGTTHEERR(E)

Business combinations or asset acquisitions EBREHIEERE(E)
(continued)
Business combinations (continued) EEAH(E)

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

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

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

e |ease liabilities are recognised and measured at
the present value of the remaining lease payments
(as defined in HKFRS 16 Leases) as if the acquired
leases were new leases at the acquisition date,
except for leases for which (a) the lease term ends
within 12 months of the acquisition date; or (b) the
underlying asset is of low value. Right-of-use assets
are recognised and measured at the same amount
as the relevant lease liabilities, adjusted to reflect
favourable or unfavourable terms of the lease when
compared with market terms.
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3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 BEREABERENE)

3.2 Material accounting policy information (continued)

Business combinations or asset acquisitions EBRSHIEERE(E)
(continued)
Business combinations (continued) EEBEAGH(E)

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

Non-controlling interests that are present ownership
interests and entitle their holders to a proportionate
share of the relevant subsidiary’s net assets in the event
of liquidation are initially measured at the non-controlling
interests’ proportionate share of the recognised amounts
of the acquiree’s identifiable net assets or at fair value.

When an asset acquisition or a business combination is
achieved in stages, the Group’s previously held equity
interest in the acquiree is remeasured to fair value
at the acquisition date (i.e. the date when the Group
obtains control), and the resulting gain or loss, if any,
is recognised in profit or loss or other comprehensive
income, as appropriate. Amounts arising from interests
in the acquiree prior to the acquisition date that have
previously been recognised in other comprehensive
income and measured under HKFRS 9 would be
accounted for on the same basis as would be required if
the Group had disposed directly of the previously held
equity interest.
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3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Business combinations or asset acquisitions
(continued)

Business combinations (continued)

In the Company’s statement of financial position,
investments in subsidiaries are accounted for at cost less
impairment. Cost includes direct attributable costs of
investment. The results of subsidiaries are accounted for
by the Company on the basis of dividend received and
receivable.

Goodwill

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

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

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

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Investments in associates and joint ventures

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

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

The results and assets and liabilities of associates and
joint ventures are incorporated in these consolidated
financial statements using the equity method of
accounting.

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

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Investments in associates and joint ventures
(continued)

When the Group ceases to have significant influence
over an associate or joint control over a joint venture, it
is accounted for as a disposal of the entire interest in the
investee with a resulting gain or loss being recognised
in profit or loss. In addition, the Group accounts for all
amounts previously recognised in other comprehensive
income in relation to that associate or joint venture on
the same basis as would be required if that associate
or joint venture had directly disposed of the related
assets or liabilities. Therefore, if a gain or loss previously
recognised in other comprehensive income by that
associate or joint venture would be reclassified to profit
or loss on the disposal of the related assets or liabilities,
the Group reclassifies the gain or loss from equity to
profit or loss (as a reclassification adjustment) upon
disposal of the relevant associate or joint venture.

When a group entity transacts with an associate or a joint
venture of the Group, profits and losses resulting from
the transactions with the associate or joint venture are
recognised in the consolidated financial statements only
to the extent of interests in the associate or joint venture
that are not related to the Group.
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BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Investments in associates and joint ventures
(continued)

Changes in the Group's interests in associates and joint
ventures

The Group continues to use the equity method when an
investment in an associate becomes an investment in a
joint venture or an investment in a joint venture becomes
an investment in an associate. There is no remeasurement
to fair value upon such changes in ownership interests.

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

Acquisition of additional interests in associates or joint
ventures

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

150 China Merchants Land Limited Annual Report 2025

#r

EMBRRCERHRELERERS

SFTBERER #)

32 EXE®

AHRERER ()
RBEARARAELEZREE)
REBRBER AIRE

ELRNEEED)

X

ERBERRZRERNRNAELEZR
R BELEZREXBNEE QR
ZIRER  AREFEBRAERE - BH
REREREREPRTIEENAELTF
&

>‘ E

)JDSi

RS ER D OB %ATQZ%%TE%Z%
BrEfEs B IE
1P1’ZBEEAE@£ELIMJEEP S FTBB B R
fe s TR 2 W S 1R AR 0 A0 H E 1R R
é?‘}zﬁf REHDREED  AARK
BRERFDGEMN O REES -

/

WHERHE N R A SRR ME R

EAREEENENBERRAREEREL
BRERDEASEEBRAEDRER
WEMKEBR S EMKBEE QR K
BECXBIMESREFEEREE S
n o BAEMERKEBRER - MO EAK
BMERARRRLELEBIMERBIEFE

EREEZ G DBRD NKE - ARz
MBS ME s R B P AR o



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Revenue from contracts with customers

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

performance obligation is transferred to the customer.

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

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

e the customer simultaneously receives and consumes
the benefits provided by the Group's performance
as the Group performs;

e the Group's performance creates or enhances
an asset that the customer controls as the Group
performs; or

e the Group's performance does not create an asset
with an alternative use to the Group; and the
Group has an enforceable right to payment for
performance completed to date.

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

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Revenue from contracts with customers (continued)

A receivable represents the Group’s unconditional right
to consideration, i.e. only the passage of time is required
before payment of that consideration is due.

A contract liability represents the Group's obligation
to transfer goods or services to a customer for which
the Group has received consideration (or an amount of
consideration is due) from the customer.

Over time revenue recognition: measurement of
progress towards complete satisfaction of a performance
obligation

Output method

The progress towards complete satisfaction of a
performance obligation is measured based on output
method, which is to recognise revenue on the basis
of direct measurements of the value of the goods or
services transferred to the customer to date relative to
the remaining goods or services promised under the
contract, that best depict the Group's performance in
transferring control of goods or services.

As a practical expedient, if the Group has a right to
consideration in an amount that corresponds directly
with the value of the Group's performance completed to
date for service contracts in which the Group bills a fixed
amount for each month, the Group recognises revenue in
the amount to which the Group has the right to invoice.
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3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL

STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Revenue from contracts with customers (continued)
Existence of significant financing component

In determining the transaction price, the Group adjusts
the promised amount of consideration for the effects of
the time value of money if the timing of payments agreed
(either explicitly or implicitly) provides the customer
or the Group with a significant benefit of financing
the transfer of goods or services to the customer. In
those circumstances, the contract contains a significant
financing component. A significant financing component
may exist regardless of whether the promise of financing
is explicitly stated in the contract or implied by the
payment terms agreed to by the parties to the contract.

For contracts where the period between payment and
transfer of the associated goods or services is less than
one year, the Group applies the practical expedient of
not adjusting the transaction price for any significant
financing component.

For advance payments received from customers before
the transfer of the associated goods or services in
which the Group adjusts for the promised amount of
consideration for a significant financing component, the
Group applies a discount rate that would be reflected
in a separate financing transaction between the Group
and the customer at contract inception. The relevant
interest expenses during the period between the
advance payments were received and the transfer of the
associated goods and services are accounted for on the
same basis as other borrowing costs.
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3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3 BEVBEBRRCHEREEREARE
SFTBERER #)

3.2 BEREABERENE)

3.2 Material accounting policy information (continued)

Revenue from contracts with customers (continued) HEFEHNHKE(E)
Contract costs BRI
Incremental costs of obtaining a contract BERaR B8l

Incremental costs of obtaining a contract are those costs
that the Group incurs to obtain a contract with a customer
that it would not have incurred if the contract had not
been obtained.

The Group recognises such costs (sales commissions) as
an asset if it expects to recover these costs. The asset so
recognised is subsequently amortised to profit or loss on
a systematic basis that is consistent with the transfer to
the customer of the goods or services to which the assets
relate. Capitalised contract costs are stated at cost less

accumulated amortisation and impairment losses.

Leases
Definition of 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.

For contracts entered into or modified on or after the
date of initial application of HKFRS 16 or arising from
business combinations, the Group assesses whether a
contract is or contains a lease based on the definition
under HKFRS 16 at inception, modification date or
acquisition date, as appropriate. Such contract will not
be reassessed unless the terms and conditions of the
contract are subsequently changed.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)
Leases (continued)
The Group as a lessee
Short-term leases

The Group applies the short-term lease recognition
exemption to leases of office equipment and motor
vehicles 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 expense on a straight-line basis over
the lease term.

Right-of-use assets

The cost of right-of-use asset includes:

e the amount of the initial measurement of the lease
liability;

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

e any initial direct costs incurred by the Group; and

®  an estimate of costs to be incurred by the Group
in dismantling and removing the underlying assets,
restoring the site on which it is located or restoring
the underlying asset to the condition required by the
terms and conditions of the lease.
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BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Leases (continued)
The Group as a lessee (continued)

Right-of-use assets (continued)

Right-of-use assets are measured at cost, less any
accumulated depreciation and impairment losses, and

adjusted for any remeasurement of lease liabilities.

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

life and the lease term.

The Group presents right-of-use assets that do not
meet the definition of investment property or inventory
as a separate line item on the consolidated statement
of financial position. Right-of-use assets that meet
the definition of investment property and inventory

are presented within “investment properties”
“properties for sales” respectively.

Lease liabilities

At the commencement date of a lease, the Group
recognises and measures the lease liability at the present
value of lease payments that are unpaid at that date.
In calculating the present value of lease payments, the
Group uses the incremental borrowing rate at the lease
commencement date if the interest rate implicit in the

lease is not readily determinable.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Leases (continued)
The Group as a lessee (continued)

Lease liabilities (continued)

The lease payments include fixed payments (including
in-substance fixed payments) less any lease incentives

receivable.

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

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

The Group as a lessor

Classification and measurement of leases

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

other leases are classified as operating leases.

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

lease term.

Rental income derived from the Group's ordinary course

of business is presented as revenue.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUBRRNE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3 BEVBEBRRCHEREEREARE
SFTBERER #)

3.2 BEREABERENE)

3.2 Material accounting policy information (continued)

Leases (continued) HEE)
The Group as a lessor (continued) REFERL A (B)
Sublease paNi:|

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

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

Property, plant and equipment

Property, plant and equipment held for use in the
production or for administrative purposes are stated
in the consolidated statement of financial position at
cost less subsequent accumulated depreciation and
subsequent accumulated impairment losses, if any.

Depreciation is recognised so as to written off the cost of
items of property, plant and equipment less their residual
values over their estimated useful lives, using the straight-
line method. The estimated useful lives, residual values
and depreciation method are reviewed at the end of
each reporting period, with the effect of any changes in
estimate accounted for on a prospective basis.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Property, plant and equipment (continued)

An item of property, plant and equipment is
derecognised upon disposal or when no future economic
benefits are expected to arise from the continued use
of the asset. Any gain or loss arising on the disposal or
retirement of an item of property, plant and equipment is
determined as the difference between the sales proceeds
and the carrying amount of the asset and is recognised in
profit or loss.

Investment properties

Investment properties are properties held to earn rentals
and/or for capital appreciation.

Investment properties also include leased properties
which are being recognised as right-of-use assets and
subleased by the Group under operating leases.

Investment properties are initially measured at cost,
including any directly attributable expenditure.
Subsequent to initial recognition, investment properties
are stated at cost less subsequent accumulated
depreciation and any accumulated impairment losses.
Depreciation is recognised so as to write off the cost of
investment properties over their estimated useful lives
and after taking into account of their estimated residual
value, using the straight-line method.

An investment property is transferred to properties
for sales when there is a change in use evidenced by
commencement of development with a view to sale of the
relevant properties. The carrying value of the property at
the date of transfer is the deemed cost of the property for
its subsequent accounting in accordance with HKAS 2.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUBRRNE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BEVBEBRRCHEREEREARE
SFTBERER #)

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 BEREABERENE)

3.2 Material accounting policy information (continued)

Properties for sale

Properties for sale under current assets are properties
(under development or completed properties) held for
future sale in the ordinary course of business. Except for
the leasehold land element which is measured at cost
model in accordance with the accounting policies of
right-of-use assets, properties for sale are stated at the
lower of cost and net realisable value. Cost is determined
on a specific identification basis including allocation of
the related development expenditure incurred and where
appropriate, borrowing costs capitalised. Net realisable
value is determined based on the estimated selling price
in the ordinary course of business, less estimated cost to
completion and costs necessary to make the sales. Costs
necessary to make the sale include incremental costs
directly attributable to the sale and non-incremental costs
which the Group must incur to make the sale.

The Group transfers a property from properties for sale
to investment property at cost when there is a change in
use to hold the property to earn rentals or land for capital
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appreciation rather than for sale in the ordinary course of

an operating lease to another party.
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BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments

Financial assets and financial liabilities are recognised
when a group entity becomes a party to the contractual
provisions of the instrument. All regular way purchases or
sales of financial assets are recognised and derecognised
on a trade date basis. Regular way purchases or sales are
purchases or sales of financial assets that require delivery
of assets within the time frame established by regulation
or convention in the market place.

Financial assets and financial liabilities are initially
measured at fair value except for trade receivables
arising from contracts with customers which are initially
measured in accordance with HKFRS 15. Transaction
costs that are directly attributable to the acquisition or
issue of financial assets and financial liabilities, other than
those classified as FVTPL, are added to or deducted from
the fair value of the financial assets or financial liabilities,
as appropriate, on initial recognition. Transaction
costs directly attributable to the acquisition of financial
assets or financial liabilities at FVTPL are recognised
immediately in profit or loss.

The effective interest method is a method of calculating
the amortised cost of a financial asset or financial liability
and of allocating interest income and interest expense
over the relevant period. The effective interest rate is the
rate that exactly discounts estimated future cash receipts
and payments (including all fees and points paid or
received that form an integral part of the effective interest
rate, transaction costs and other premiums or discounts)
through the expected life of the financial asset or financial
liability, or, where appropriate, a shorter period, to the
net carrying amount on initial recognition.
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)
Financial assets

Classification and subsequent measurement of financial
assets

Financial assets that meet the following conditions are
subsequently measured at amortised cost:

e the financial asset is held within a business model
whose objective is to collect contractual cash flows;
and

e  the contractual terms give rise on specified dates to
cash flows that are solely payments of principal and
interest on the principal amount outstanding.

Financial assets that meet the following conditions are
subsequently measured at fair value through other
comprehensive income (“FVTOCI"):

e the financial asset is held within a business model
whose objective is achieved by both selling and
collecting contractual cash flows; and

e  the contractual terms give rise on specified dates to
cash flows that are solely payments of principal and
interest on the principal amount outstanding.

All other financial assets are subsequently measured at
FVTPL, except that at initial recognition of a financial
asset the Group may irrevocably elect to present
subsequent changes in fair value of an equity investment
in other comprehensive income if that equity investment
is not held for trading nor contingent consideration
recognised by an acquirer in a business combination to
which HKFRS 3 Business Combinations applies.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)

Financial assets (continued)

Classification and subsequent measurement of financial

assets (continued)

In addition, the Group may irrevocably designate a

financial asset that are required to be measured at the
amortised cost or FVTOCI as measured at FVTPL if doing
so eliminates or significantly reduces an accounting

mismatch.

(i)

Amortised cost and interest income

Interest income is recognised using the effective
interest method for financial assets measured
subsequently at amortised cost and debt
instruments. Interest income is calculated by
applying the effective interest rate to the gross
carrying amount of a financial asset, except for
financial assets that have subsequently become
credit-impaired (see below). For financial assets that
have subsequently become credit-impaired, interest
income is recognised by applying the effective
interest rate to the amortised cost of the financial
asset from the next reporting period. If the credit risk
on the credit-impaired financial instrument improves
so that the financial asset is no longer credit-
impaired, interest income is recognised by applying
the effective interest rate to the gross carrying
amount of the financial asset from the beginning of
the reporting period following the determination
that the asset is no longer credit-impaired.
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)
Financial assets (continued)

Classification and subsequent measurement of financial
assets (continued)

(i) Financial assets at FVTPL

Financial assets that do not meet the criteria for
being measured at amortised cost or FVTOCI or
designated as FVTOCI are measured at FVTPL.

Financial assets at FVTPL are measured at fair value
at the end of each reporting period, with any fair
value gains or losses recognised in profit or loss. The
net gain or loss recognised in profit or loss excludes
any dividend or interest earned on the financial asset
and is included in the “fair value gain on financial
asset at FVTPL" line item.

Impairment of financial assets and other item subject to
impairment assessment under HKFRS 9

The Group performs impairment assessment under
expected credit loss ("ECL") model on financial assets
(including trade and other receivables and bank balances)
and financial guarantee contracts which are subject to
impairment assessment under HKFRS 9. The amount of
ECL is updated at each reporting date to reflect changes
in credit risk since initial recognition.

164 China Merchants Land Limited Annual Report 2025

#r

EMBRRCERHRELERERS

SFTBERER #)

3.2 BEREABERENE)

EWMITAGE)
THEEE)
EREENDBREKFEGE)

(i) BAFEFABSENESREE

TRERBEKRASIZAFEFAR
2 E R KIEE RIEAFEFAR

b2 E WS EH SR EER R TE
u*A%E +E °
RERSHEEER - BRAFERA

BaEneREERAVEFE  ME
] A Ed s s B 1R R 18 P
R EEETERNKEHNERFR
TEESREEMRIRAERREHK
ME - AFFA THRAFEF ABRD
TREEZ A ERSIEEA

ARBCEBMBHRELANDEOFEITRE
AHEN S RVEE R E AR BIRE
AEEREBEEHEEER(IRAEES
BOEAHRBE(EEVHREEL) F9
SAFHRENENEREE(BREKR
H b RUGRIA R IRITAE8R) RIS RA K
ETRER G - RREEEENSERS
WEBMERN - AR A ERERENE
EE R &



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and other item subject to
impairment assessment under HKFRS 9 (continued)

Lifetime ECL represents the ECL that will result from
all possible default events over the expected life of the
relevant instrument. In contrast, 12-month ECL (“12m
ECL") represents the portion of lifetime ECL that is
expected to result from default events that are possible
within 12 months after the reporting date. Assessments
are done based on the Group’s historical credit loss
experience, adjusted for factors that are specific to the
debtors, general economic conditions and an assessment
of both the current conditions at the reporting date as
well as the forecast of future conditions.

The Group always recognise lifetime ECL for trade
receivables. The ECL on trade receivables is assessed
individually for all debtors.

For all other instruments, the Group measures the loss
allowance equal to 12m ECL, unless when there has been
a significant increase in credit risk since initial recognition,
in which case the Group recognises lifetime ECL. The
assessment of whether lifetime ECL should be recognised
is based on significant increases in the likelihood or risk of
a default occurring since initial recognition.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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CREE &

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)

Financial assets (continued)

Impairment of financial assets and other item subject to

impairment assessment under HKFRS 9 (continued)

(i)

Significant increase in credit risk

In assessing whether the credit risk on a financial
instrument has increased significantly since initial
recognition, 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 instruments as at the date
of initial recognition. In making this assessment, the
Group considers both quantitative and qualitative
information that is reasonable and supportable,
including historical experience and forward-looking
information that is available without undue cost or
effort.

In particular, the following information taken into
account when assessing whether credit risk has
increased significantly:

e an actual or expected significant deterioration
in the financial instrument’s external (if
available) or internal credit rating;

e existing or forecast adverse changes in
business, financial or economic conditions
that are expected to cause a significant
decrease in the debtor’s ability to meet its debt
obligations;
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and other item subject to
impairment assessment under HKFRS 9 (continued)

(i)  Significant increase in credit risk (continued)

® an actual or expected significant deterioration
in the operating results of the debtor;

® an actual or expected significant adverse
change in the regulatory, economic, or
technological environment of the debtor that
results in a significant decrease in the debtor's
ability to meet its debt obligations.

Irrespective of the outcome of the above
assessment, the Group presumes that the credit
risk on a financial asset has increased significantly
since initial recognition when contractual payments
are more than 30 days past due, unless the Group
has reasonable and supportable information that
demonstrates otherwise.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)

Financial assets (continued)

Impairment of financial assets and other item subject to

impairment assessment under HKFRS 9 (continued)

(i)

Significant increase in credit risk (continued)

Despite the foregoing, the Group assumes that
the credit risk on a financial instrument has not
increased significantly since initial recognition if the
financial instrument is determined to have low credit
risk at the reporting date. A financial instrument is
determined to have low credit risk if i) the financial
instrument has a low risk of default, ii) the borrower
has a strong capacity to meet its contractual cash
flow obligations in the near term and iii) adverse
changes in economic and business conditions in the
longer term may, but will not necessarily, reduce the
ability of the borrower to fulfil its contractual cash
flow obligations. The Group considers a financial
asset to have low credit risk when it has an internal
or external credit rating of ‘investment grade’ as per
globally understood definition.

For financial guarantee contracts, the date that
the Group becomes a party to the irrevocable
commitments is considered to be the date of
initial recognition for the purposes of assessing
impairment. In assessing whether there has been
a significant increase in the credit risk since initial
recognition of financial guarantee contracts, the
Group considers the changes in the risk that the
specified debtor will default on the contract.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)

Financial assets (continued)

Impairment of financial assets and other item subject to

impairment assessment under HKFRS 9 (continued)

i)

(i)

Significant increase in credit risk (continued)

The Group regularly monitors the effectiveness of
the criteria used to identify whether there has been
a significant increase in credit risk and revises them
as appropriate to ensure that the criteria are capable
of identifying significant increase in credit risk before
the amount becomes past due.

Definition of default

The Group considers the following as constituting an
event of default for internal credit risk management
purposes as historical experience indicates that
receivables that meet either of the following criteria
are generally not recoverable:

e when there is a breach of financial covenants by
the counterparty; or

e when information developed internally or
obtained from external sources indicates
that the debtor is unlikely to pay its creditors,
including the Group, in full (without taking into
account any collaterals held by the Group).

Irrespective of the above analysis, the Group
considers that default has occurred when a financial
asset is more than 90 days past due unless the
Group has reasonable and supportable information
to demonstrate that a more lagging default criterion
is more appropriate.
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OTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)
Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and other item subject to
impairment assessment under HKFRS 9 (continued)

(iii) Credit-impaired financial assets

A financial asset is credit-impaired when one or
more events that have a detrimental impact on the
estimated future cash flows of the financial asset
have occurred. Evidence of credit-impairment
includes observable data about the following
events:

e significant financial difficulty of the borrower or
issuer;

e  abreach of contract such as a default or past
due event;

e the lender of the borrower, for economic or
contractual reasons relating to the borrower’s
financial difficulty, having granted to the
borrower a concession that the lender would
not otherwise consider; or

e jtis becoming probable that the borrower

will enter bankruptcy or other financial
reorganisation.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)

Financial assets (continued)

Impairment of financial assets and other item subject to

impairment assessment under HKFRS 9 (continued)

(iv)

Write-off policy

The Group writes off a financial asset when there
is information indicating that the counterparty is in
severe financial difficulty and there is no realistic
prospect of recovery, e.g. when the counterparty has
been placed under liquidation or has entered into
bankruptcy proceedings. Financial assets written
off may still be subject to enforcement activities
under the Group's recovery procedures, taking into
account legal advice where appropriate. A write-off
constitutes a derecognition event. Any subsequent
recoveries made are recognised in profit or loss.

Measurement and recognition of ECL

The measurement of ECL is a function of the
probability of default, loss given default (i.e. the
magnitude of the loss if there is a default) and
the exposure at default. The assessment of the
probability of default and loss given default is
based on historical data and forward-looking
information. Estimation of ECL reflects an unbiased
and probability-weighted amount that is determined
with the respective risks of default occurring as the
weights.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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CREE &

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Financial instruments (continued)

Financial assets (continued)

Impairment of financial assets and other item subject to

impairment assessment under HKFRS 9 (continued)

(v)

Measurement and recognition of ECL (continued)

Generally, the ECL is the difference between all
contractual cash flows that are due to the Group
in accordance with the contract and the cash flows
that the Group expects to receive, discounted
at the effective interest rate determined at initial
recognition.

For a financial guarantee contract, as the Group is
required to make payments only in the event of a
default by the debtor in accordance with the terms
of the instrument that is guaranteed. Accordingly,
the ECL is the expected payments to reimburse the
holder for a credit loss that it incurs less any amounts
that the Group expects to receive from the holder,
the debtor or any other party.

For ECL on financial guarantee contracts for which
the effective interest rate cannot be determined,
the Group will apply a discount rate that reflects
the current market assessment of the time value of
money and the risks that are specific to the cash
flows but only if, and to the extent that, the risk
are taken into account by adjusting the discount
rate instead of adjusting the cash shortfalls being
discounted.

172 China Merchants Land Limited Annual Report 2025

rTEERRCEREERERSE
n‘|'JBI§E =¢1¢ ),

SETBRER (&)

EWMITAGE)

EHEE(E)

ARBE M B RELERDEOIEITRE
AN SR EE R EMIA R BEE)

(v)

BEMEEBR G ERER(E)

BHEEBEEATRIRESNENE
%.E’]Fﬁﬁ/\i{j}—ﬁiﬂmigﬁi$§%lfﬁ
TR B IR € 7 & (IR P B R FEsR I
BEZERNKRFTR) 2 M ZEE

RUBERAOME - AEEERE
BB ANERREXEHFBER TEL
5% - Bt - BB IRRE REER
BAMEEEEBBNRBMNFRE
AEEBHRRFAA ~ EFAKEMA
H 75 WERE (EAAT 258 ©

HRUBRERAVNEBEREEBIEM
5 OWMERNEEZRIEE  A%E
R A E] R RE AT TS S B R EE
ENFERRSRERERBRAAET
o MEEE RERNBERRERT
ERZERAR  MIFRHERSZ5RE
1T8A3R -



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BEVEBRRZHEREEREARE
STBERER #)

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued) 32 EXGTTHEERR(E)

Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and other item subject to
impairment assessment under HKFRS 9 (continued)

(v) Measurement and recognition of ECL (continued)

Interest income is calculated based on the gross
carrying amount of the financial asset unless the
financial asset is credit-impaired, in which case
interest income is calculated based on amortised
cost of the financial asset.

Except for financial guarantee contracts, the Group
recognises an impairment gain or loss in profit
or loss for all financial instruments by adjusting
their carrying amount with the exception of trade
receivables where the corresponding adjustment is
recognised through a loss allowance account.

Financial liabilities and equity
Classification as debt or equity

Debts and equity instruments issued by the Group
are classified as either financial liabilities or as equity
in accordance with the substance of the contractual
arrangements and the definitions of a financial liability
and an equity instrument.

Equity instruments

An equity instrument is any contract that evidences a
residual interest in the assets of an entity after deducting
all of its liabilities. Equity instruments issued by the
Company are recognised at the proceeds received, net of
direct issue costs.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUBRRNE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3 BEVBEBRRCHEREEREARE
SFTBERER #)

3.2 BEREABERENE)

3.2 Material accounting policy information (continued)

Financial instruments (continued) SWMIAE)
Financial liabilities and equity (continued) BB ELRER(E)
Financial liabilities ERBE

All financial liabilities are subsequently measured at
amortised cost using the effective interest method.

Financial liabilities at amortised cost

Financial liabilities including trade and other payables,
loans from non-controlling interests and an intermediate
holding company and bank and other borrowings are
subsequently measured at amortised cost, using the
effective interest method.

Financial guarantee contracts

A financial guarantee contract is a contract that requires
the issuer to make specified payments to reimburse the
holder for a loss it incurs because a specified debtor
fails to make payments when due in accordance with the
terms of a debt instrument. Financial guarantee contract
liabilities are measured initially at their fair values. It is
subsequently measured at the higher of:

e the amount of the loss allowance determined in
accordance with HKFRS 9; and

e the amount initially recognised less, where
appropriate, cumulative amortisation recognised
over the guarantee period.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE_T_hF+-HA=1—HIFE

3 BEVEBRRZHEREEREARE
STBERER #)

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued) 32 EXGTTHEERR(E)

Financial instruments (continued)
Derecognition

The Group derecognises a financial asset only when the
contractual rights to the cash flows from the asset expire,
or when it transfers the financial asset and substantially all
the risks and rewards of ownership of the asset to another
entity.

On derecognition of a financial asset in its entirety, the
difference between the asset’s carrying amount and the
sum of the consideration received and receivable, if any,
is recognised in profit or loss.

A financial liability is derecognised when, and only
when, the Group's obligations are discharged, cancelled
or have expired. The difference between the carrying
amount of the financial liability derecognised and the
consideration paid and payable is recognised in profit or
loss.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUBRRNE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3 BEVBEBRRCHEREEREARE
SFTBERER #)

3.2 BEREABERENE)

3.2 Material accounting policy information (continued)

Impairment on property, plant and equipment,
investment properties and right-of-use assets

At the end of the reporting period, the Group reviews the
carrying amounts of its property, plant and equipment,
investment properties and right-of-use assets to
determine whether there is any indication that these
assets have suffered an impairment loss. If any such
indication exists, the recoverable amount of the asset
is estimated in order to determine the extent of the
impairment loss, if any.

The recoverable amount of property, plant and
equipment, investment properties and right-of-use assets
are estimated individually. When it is not possible to
estimate the recoverable amount of an individual asset,
the Group estimates the recoverable amount of the cash-
generating unit to which the asset belongs.

In testing a cash-generating unit for impairment,
corporates assets are allocated to the relevant cash-
generating unit when a reasonable and consistent basis
of allocation can be established, or otherwise they are
allocated to the smallest group of cash-generating units
for which a reasonable and consistent allocation basis can
be established. The recoverable amount is determined
for the cash-generating unit or group of cash-generating
units to which the corporate asset belongs, and is
compared with the carrying amount of the relevant cash-
generating unit or group of cash-generating units.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Impairment on property, plant and equipment,
investment properties and right-of-use assets
(continued)

Recoverable amount is the higher of fair value less costs
of disposal and value in use. In assessing value in use,
the estimated future cash flows are discounted to their
present value using a pre-tax discount rate that reflects
current market assessments of the time value of money
and the risks specific to the asset (or a cash-generating
unit) for which the estimates of future cash flows have not
been adjusted.

If the recoverable amount of an asset (or a cash-
generating unit) is estimated to be less than its carrying
amount, the carrying amount of the asset (or a cash-
generating unit) is reduced to its recoverable amount.
The carrying amount of an asset is not reduced below
the highest of its fair value less costs of disposal (if
measurable), its value in use (if determinable) and zero.
An impairment loss is recognised immediately in profit or
loss.

Where an impairment loss subsequently reverses, the
carrying amount of the asset (or a cash-generating unit)
is increased to the revised estimate of its recoverable
amount, but so that the increased carrying amount does
not exceed the carrying amount that would have been
determined had no impairment loss been recognised
for the asset (or a cash- generating unit) in prior years. A
reversal of an impairment loss is recognised immediately
in profit or loss.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUBRRNE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Cash and cash equivalents

Cash and cash equivalents presented on the

consolidated statement of financial position include:

(a)

cash, which comprises of cash on hand and demand
deposits, excluding bank balances that are subject
to regulatory restrictions that result in such balances
no longer meeting the definition of cash; and

cash equivalents, which comprises of short-term
(generally with original maturity of three months
or less), highly liquid investments that are readily
convertible to a known amount of cash and which
are subject to an insignificant risk of changes in value
and deposits arising from pre-sale of properties that
are held for meeting short-term cash commitments.
Cash equivalents are held for the purpose of
meeting short-term cash commitments rather than
for investment or other purposes.

For the purposes of the consolidated statement of cash

flows, cash and cash equivalents consist of cash and cash

equivalents as defined above and form an integral part of

the Group's cash management.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Borrowing costs

Borrowing costs directly attributable to the acquisition,
construction or production of qualifying assets, which are
assets that necessarily take a substantial period of time
to get ready for their intended use or sale, are added to
the cost of those assets until such time as the assets are
substantially ready for their intended use or sale.

Any specific borrowing that remain outstanding after
the related asset is ready for its intended use or sale is
included in the general borrowing pool for calculation
of capitalisation rate on general borrowings. Investment
income earned on the temporary investment of specific
borrowings pending their expenditure on qualifying
assets is deducted from the borrowing costs eligible for
capitalisation.

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

Retirement benefits costs

Payments to state-managed retirement benefit schemes/
the Mandatory Provident Fund Scheme (“MPF Scheme”)
are recognised as an expense when employees have
rendered service entitling them to the contributions.

Short-term employee benefits

Short-term employee benefits are recognised at the
undiscounted amount of the benefits expected to be
paid as and when employees rendered the services.
All short-term employee benefits are recognised as an
expense unless another HKFRS Accounting Standards
require or permits the inclusion of the benefit in the cost
of an asset.

A liability is recognised for benefits accruing to
employees (such as wages and salaries) after deducting
any amount already paid.
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3 BASIS OF PREPARATION OF

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Foreign currencies

In preparing the financial statements of each individual
group entity, transactions in currencies other than the
functional currency of that entity (foreign currencies) are
recorded in the respective functional currency (i.e. the
currency of the primary economic environment in which
the entity operates) at the rates of exchanges prevailing
on the dates of the transactions. At the end of the
reporting period, monetary items denominated in foreign
currencies are retranslated at the rates prevailing at that
date.

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

For the purposes of presenting the consolidated financial
statements, the assets and liabilities of the Group's
foreign operations are translated into the presentation
currency of the Company (i.e. RMB) using exchange
rates prevailing at the end of each reporting period.
Income and expenses items are translated at the average
exchange rates for the period, unless exchange rates
fluctuate significantly during that period, in which case
the exchange rates at the date of transactions are used.
Exchange differences arising, if any, are recognised in
other comprehensive income and accumulated in equity
under the heading of translation reserve (attributed to
non-controlling interests as appropriate).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Government grants

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

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

Taxation

Income tax expense represents the sum of the tax
currently payable and deferred tax.

The tax currently payable is based on taxable profit
for the year. Taxable profit differs from profit before
tax because of income or expense that are taxable or
deductible in other years and items that are never taxable
or deductible. The Group's liability for current tax is
calculated using tax rates that have been enacted or
substantively enacted by the end of the reporting period.
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BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Taxation (continued)

Deferred tax is recognised on temporary differences
between the carrying amounts of assets and liabilities
in the consolidated financial statements and the
corresponding tax bases used in the computation of
taxable profit. Deferred tax liabilities are generally
recognised for all taxable temporary differences.
Deferred tax assets are generally recognised for all
deductible temporary difference to the extent that it is
probable that taxable profits will be available against
which those deductible temporary differences can
be utilised. Such deferred tax assets and liabilities
are not recognised if the temporary difference arises
from the initial recognition of (other than in a business
combination) assets and liabilities in a transaction that
affects neither the taxable profit nor the accounting
profit. In addition, deferred tax liabilities are not
recognised if the temporary difference arise from the
initial recognition of goodwill.

Deferred tax liabilities are recognised for taxable
temporary differences associated with investments
in subsidiaries, and interests in joint ventures and
associates, except where the Group is able to control the
reversal of the temporary difference and it is probable
that the temporary difference will not reverse in the
foreseeable future. Deferred tax assets arising from
deductible temporary differences associated with such
investments and interests are only recognised to the
extent that it is probable that there will be sufficient
taxable profits against which to utilise the benefits of the
temporary differences and they are expected to reverse
in the foreseeable future.

The carrying amount of deferred tax assets is reviewed
at the end of each reporting period and reduced to the
extent that it is no longer probable that sufficient taxable
profits will be available to allow all or part of the asset to
be recovered.
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Taxation (continued)

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

The measurement of deferred tax liabilities and assets
reflects the tax consequences that would follow from the
manner in which the Group expects, at the end of the
reporting period, to recover or settle the carrying amount
of its assets and liabilities.

For the purposes of measuring deferred tax for leasing
transactions in which the Group recognises the right-of-
use assets and the related lease liabilities, the Group first
determines whether the tax deductions are attributable
to the right-of-use assets or the lease liabilities.
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3 BASIS OF PREPARATION OF

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Taxation (continued)

For leasing transactions in which the tax deductions are
attributable to the lease liabilities, the Group applies
HKAS 12 requirements to the lease liabilities and the
related assets separately. The Group recognises a
deferred tax asset related to lease liabilities to the extent
that it is probable that taxable profit will be available
against which the deductible temporary difference can
be utilised and a deferred tax liability for all taxable
temporary differences.

Deferred tax assets and liabilities are offset when there
is a legally enforceable right to set off current tax assets
against current tax liabilities and when they relate to
income taxes levied to the same taxable entity by the
same taxation authority.

Current and deferred tax are recognised in profit or loss,
except when they relate to items that are recognised
in other comprehensive income or directly in equity,
in which case, the current and deferred tax are also
recognised in other comprehensive income or directly
in equity respectively. Where current tax or deferred
tax arises from the initial accounting for a business
combination, the tax effect is included in the accounting
for the business combination.
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL

STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Trade and other payables

Trade and other payables are initially recognised at fair
value. Subsequent to initial recognition, trade and other
payables are stated at amortised cost unless the effect of
discounting would be immaterial, in which case they are
stated at invoice amounts.

Non-current assets held for sale

Non-current assets, or disposal group comprising assets
and liabilities, are classified as held for sale if it is highly
probable that they will be recovered primarily through
sale rather than through continuing use.

Such assets, or disposal groups, are generally measured
at the lower of their carrying amount and fair value less
costs to sell. Any impairment loss on a disposal group
is allocated first to goodwill, and then to the remaining
assets and liabilities on a pro-rata basis, except that
no loss is allocated to deferred tax assets, employee
benefits assets, financial assets (other than investments
in subsidiaries, associates and joint ventures) and
investment properties, which continue to be measured
in accordance with the Group's other accounting
policies108. Impairment losses on initial classification as
held for sale or held for distribution and subsequent gains
and losses on remeasurement are recognised in profit or
loss.
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For the year ended 31 December 2025
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3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)
3.2 Material accounting policy information (continued)
Non-current assets held for sale (continued)

Once classified as held for sale, intangible assets and
property, plant and equipment are no longer amortised
or depreciated, and any equity-accounted investee is no
longer equity accounted.

Related parties

(@) A person, or a close member of that person’s family,
is related to the Group if that person:

(i) has control or joint control over the Group;

(i) has significant influence over the Group; or

(i) is a member of the key management personnel
of the Group or the Group's parent.

(b) An entity is related to the Group if any of the
following conditions applies:

(i) The entity and the Group are members of the
same Group (which means that each parent,
subsidiary and fellow subsidiary is related to the
others).

(i)  One entity is an associate or joint venture of the
other entity (or an associate or joint venture of a
member of a Group of which the other entity is
a member).

(iii) Both entities are joint ventures of the same
third party.
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3 BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)
Related parties (continued)
(b) (continued)

(iv) One entity is a joint venture of a third entity
and the other entity is an associate of the third
entity.

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

(vi) The entity is controlled or jointly controlled by a
person identified in (a).

(vii) A person identified in (a)(i) has significant
influence over the entity or is a member of the
key management personnel of the entity (or of
a parent of the entity).

=

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

Group's parent.

Close members of the family of a person are those
family members who may be expected to influence, or
be influenced by, that person in their dealings with the
entity.
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3 BASIS OF PREPARATION OF

CONSOLIDATED FINANCIAL
STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information (continued)

Segment reporting

Operating segments, and the amounts of each segment
item reported in the financial statements, are identified
from the financial information provided regularly to the
Group's most senior executive management for the
purposes of allocating resources to, and assessing the
performance of, the Group's various lines of business and
geographical locations.

Individually material operating segments are not
aggregated for financial reporting purposes unless the
segments have similar economic characteristics and are
similar in respect of the nature of products and services,
the nature of production processes, the type or class of
customers, the methods used to distribute the products
or provide the services, and the nature of the regulatory
environment. Operating segments which are not
individually material may be aggregated if they share a
majority of these criteria.
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KEY SOURCES OF ESTIMATION
UNCERTAINTY

In the application of the Group's accounting policies, which
are described in note 3, the directors of the Company are
required to make judgements, estimates and assumptions
about the amounts of assets, liabilities, revenue and expenses
reported and disclosures made in the consolidated financial
statements. The estimates and associated assumptions are
based on historical experience and other factors that are
considered to be relevant. Actual results may differ from these
estimates.

The estimates and underlying assumptions are reviewed on
an on-going basis. Revisions to accounting estimates are
recognised in the period in which the estimate is revised if the
revision affects only that period, or in the period of the revision
and future periods if the revision affects both current and
future periods.

The following are 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 resulting in
a material adjustment to the carrying amounts of assets and
liabilities within the next financial year.

Estimated write-down of properties for sale

The Group records properties for sale at the lower of cost
and net realisable value. Net realisable value of properties
for sale is determined based on the estimated selling price in
the ordinary course of business, which is estimated based on
prevailing market conditions, less applicable selling expenses
and the anticipated cost to completion, if any.
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KEY SOURCES OF ESTIMATION
UNCERTAINTY (continued)

Estimated write-down of properties for sale (continued)

The Group writes down properties for sale to net realisable
value. If there is an increase in anticipated costs to completion
or a decrease in estimated net sales value, the net realisable
value will decrease and this might result in write-down of
properties for sale to net realisable value. Write-downs are
recorded where events or changes in circumstances indicate
that the balances may not be realised. The identification of
write-downs requires the use of judgements and estimates.
If the expectation is different, it will impact the carrying value
of properties for sale in the period in which such estimate is
changed.

The net realisable values of certain of the Group's properties
for sale, located in Chongging, Xi'an and Guangzhou (2024:
Chongging, Nanjing, Xi'an, Guangzhou and Foshan), Chinese
Mainland, are lower than their carrying amounts which are set
out in note 21.

Land appreciation tax (“LAT")

The Group is subject to LAT in the PRC, of which the
implementation varies amongst different tax jurisdictions in
various cities of the PRC. LAT is levied at progressive rates
ranging from 30% to 60% on the land appreciation value.
The Group determines the land appreciation value as the
proceeds of sales of properties less the estimated deductible
expenditures including cost of land use right, borrowing costs
and the relevant property development expenditures.

The Group recognises LAT in its consolidated statement
of profit or loss and other comprehensive income when
properties are delivered to the buyers, at the time when the
final amounts of LAT payments have not been approved by
the local tax authorities in the PRC. The Group recognised the
LAT based on management'’s best estimates on the applicable
land appreciation value and the estimated deductible
expenditures. The final tax outcome could be different from
the amounts that were initially recorded, and these differences
will impact the income tax expense and the related income tax
provisions in the period in which such tax is finalised with local
tax authorities.
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KEY SOURCES OF ESTIMATION
UNCERTAINTY (continued)

Deferred taxation

Deferred tax assets of RMB790,636,000 (2024:
RMB760,899,000) mainly in relation to tax losses and LAT have
been recognised at 31 December 2025 as set out in note
20. The utilisation of the deferred tax assets mainly depends
on whether sufficient future profits or taxable temporary
differences will be available in the future. The directors of
the Company determine the deferred tax assets based on
the enacted or substantially enacted tax rates and the best
knowledge of profit projections of the Group for coming
years during which the deferred tax assets are expected to
be utilised. The directors of the Company will review the
assumptions and profit projections by the end of the reporting
period. In cases where the actual future profits generated
are less than expected or there is a downward revision of
estimated future profits, a reversal of deferred tax assets
may arise, which would be recognised in the consolidated
statement of profit or loss and other comprehensive income
for the period in which such a reversal takes place.

AT THBEZR2EERR (%)

R IR

AN PT FE20F Tt - 3 B R IEET R K 4 g {E
MEBZELERBEEEARET790,636,0007T
(ZZ -4« AR#760,899,0007T) A -ZF
—RAF+A=1t—HTURER - BELFHEE
EZSBEBEURAR BE 2 5 F ok fE R 5 5 B
EREAREERH - ARRESRIEEE K
REEEM R RARFEMENE AE®ER
TEESBREEREEE 2 A RBEFHE 2%
FIFER - BERCERIBEEE - ARAIEZHRN
R B E BT R Roa A TR - fiw FrE
&2 BB AR SOHE FE R T8 B sk (5t R SR A B
P& Alpe i BRBEERIEEERD - AR
BEOHRPMERGAIESREME2EEKERR
HER o
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EoAFFZA=1—HIFE

REVENUE

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

5 k&=

REBRANFEZWAmATIT

2025 2024
—E-RHE e 1152 2
RMB’'000 RMB'000
AR¥TT AR¥EFTTT
By types of goods or services 12 B i 2k R AR A
Asset management segment BEEEDH
Asset management services income (Note 6) BEEERBEWA (BHit6) 12,881 17,422
Properties segment /Rt
Sales of properties for sale SHERHHEYE 25,803,680 20,261,274
Properties operation income WIEEBEIA 106,109 98,192
Income from hotel operation BE & BIA 33,816 33,106
Rental income from investment properties TEMENRS WA (H£10)
(Note 10) 294,054 251,239
26,237,659 20,643,811
26,250,540 20,661,233
By timing of revenue recognition FRY 7 B R Y 5 fE
At a point in time R — R 25,803,680 20,261,274
Over time & B fiEl 152,806 148,720
Revenue from contracts with customers (Note) — ERF & HHUES (M) 25,956,486 20,409,994
Rental income from investment properties REMENESIA 294,054 251,239
26,250,540 20,661,233

Note: Revenue from contracts with customers are mainly derived from Chinese
Mainland except for RMB12,881,000 (2024: RMB17,422,000) related to the
operation in Hong Kong.

The Group enters into a sale and purchase agreement at
the stage the construction of the properties is still ongoing.
Upon the signing of contracts with the customers, the Group
receives certain percentage of contract value as deposits
from customers and recognised as contract liabilities under
HKFRS 15. The Group may provide guarantee to banks in
connection with mortgage granted to the customers to finance
the advanced payment to the Group and the directors of the
Company consider the amount of consideration allocated to
this performance obligations not significant and no transaction
price is allocated to this performance obligation.
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

REVENUE (continued)

For contracts entered into with the customers on sales of
properties, the Group recognises the revenue from sales of
properties for sale at a point in time when the completed
property is transferred to customers, being at the point that
the customer obtains the control of the completed property.

U ss )
R EMEMEEFITIMANTS A%H
RERTYEEETE MRS RREET
BHEEY LM RFEEDIE T2
72 S4B o

Contract costs B XA
2025 2024
—E-RE T
RMB'000 RMB’000
AR¥T T AREET T
Incremental costs to obtain contracts EEA LB ER A 276,488 326,532

Contract costs capitalised as at 31 December 2025 and 2024
relate to the incremental sales commissions paid to property
agents whose selling activities resulted in customers entering
into sale and purchase agreements for the Group’s properties
which are still under construction at the reporting date.
Contract costs are recognised as part of selling expenses
in the consolidated statement of profit or loss and other
comprehensive income in the period in which revenue from
the related property sales is recognised. The amount of
contract costs amortised in profit or loss during the year
was RMB557,409,000 (2024: RMB381,917,000). There was no
impairment in relation to the costs capitalised during the years
ended 31 December 2025 and 2024.

R-ZE-_RAFER-_T_NF+=-_A=+—H
WEAEEHNRARTFFHETHERSR
FREBEEEBHAAEEEREMETLEE W
EMYERENESHERS B - 54K
AEMBHADEFEERZHBRNGEEEE
REMEERERTPERLEERAIH—I
Do FR RIEBEZFREHENEHNKASER
AR ¥557,409,000c( ZE —MF : ARK
381,917,0007C) c HE T -RER - T [
F+ A=+t HALFEVERERLKAS
B2 RE °
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

5 REVENUE (continued)

Contract liabilities

5 WH®)
aEHaE

2025 2024
“BoAHF —ZE_mE
RMB’'000 RMB'000
ARBTT ARETT
Deposits received in respect of pre-sale of BREEMFEZS
properties 17,562,169 23,958,048

As at 1 January 2024, contract liabilities amounted to
RMB21,441,790,000.

Contract liabilities are classified as current as they are
expected to be settled within the Group’s normal operating

—T-HmMF-A—B -
21,441,790,0007C °

EHEBRARE

Y

e ERARAE
:: ’ E'Jﬁ/\igﬁ/m@] °©

= — R EBHNE

o

1

cycle.
The following table shows how much of the revenue TRENAARFERIZAELEHLNEEY
recognised in the current year relates to carried-forward W44 %E o
contract liabilities.
2025 2024
—E_REF —E-mFE
RMB’'000 RMB’000
AR¥®T T ARBFT
Revenue recognised that was included in the I E R EMET AFA)
contract liabilities balance at the beginning of A4 & &4 BRI
the year in respect sales of properties for sale 10,642,545 10,515,401

The amount of contract liabilities expected to be recognised
as income after more than one year is RMB7,712,462,000 (2024:
RMB7,090,515,000). All of the other contract liabilities are
expected to be recognised as income within one year.

Leases

Included in rental income from investment properties are
variable lease payments of approximately RMB12,961,000
(2024: RMB5,547,000) depended upon the operating results of
lessees.
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

SEGMENT INFORMATION

The Group has adopted HKFRS 8 Operating Segments, which
requires operating segments to be identified on the basis of
internal report about the components of the Group that are
regularly reviewed by the chief operating decision makers
("CODM") in order to allocate resources to segments and
to assess their performance. The CODM is the Company's
executive directors.

For management purpose, the Group is organised into
different property projects engaged in development and sales
of properties, property leasing and assets management in
various cities within the PRC, each of which is considered as
an operating segment by the CODM. For segment reporting
purpose, these operating segments have been aggregated
into two reportable segments: (i) Development and sales of
properties and property leasing (“Properties Segment”); and
(ii) Asset management for office premises and shopping malls
("Asset Management Segment”), according to the nature and
similarity of their products and services, the customer type
or class, the method of products distribution or providing
services, and the regulatory environment, which give rise to a

more meaningful presentation.

Segment revenue and results

The following is an analysis of the Group's revenue and results
by reportable and operating segments.

N

7 BPE
AEEERM(BERMBREEN) F8HRELE
DEE - ZERREREDMIREREERRE

[EBLEBERRE D ROEBERES D BRF
HEXRBEMENEHNARES MM 2 ABRE
REETURR - TREZERRERARAH
TEE -

REEBNME  ARERID RETEEE
WHREMEREREE VMEHREREEE
ENTRMERE  SRERIBEERRE
BR—AKEDE - RO BREENMS © &
MRZFEE DA E m MRS 9 1 E K& 48 1
- BERPEIRER - D HEMIIERREH
TANREERE  HEEGHRUTHER]Z2
WOE  (VMEREREERMERE(TMED
1) RVMAENERBYESHNEEE R
(BEEENM]) ELETEEEENZE®R -

7 B R Ko KA
INTRIZA 2R EELDEHE D 2 AL B W
NEBDHT

Asset
Management Properties
Segment Segment Consolidated
EEEESI LY E Sl wE
RMB'000 RMB'000 RMB’000
AR¥T T AR%T AR®T
For the year ended BE-—ZE-A8fF
31 December 2025 +ZBA=+—RHLEFE
Segment revenue pan:iLEs
— external customers — NI 12,881 26,237,659 26,250,540
Segment results DEPELE 7,063 (177,604) (170,541)
Unallocated net foreign exchange gain k9 Bf I/ X Uz F58 8,738
Unallocated income RAOBECUA 102,506
Unallocated expenses KB H (53,584)
Unallocated finance costs RO E KA (331,204)
Loss before tax x4 Al ET 18 (444,085)
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6 SEGMENT INFORMATION (continued) 6

Segment revenue and results (continued)

7 B R Ko R AE ()

Asset
Management Properties
Segment Segment Consolidated
BEEESH MEDE A
RMB000 RMB’000 RMB’000

ARETT ARBTT ARBTET

For the year ended BE-S-—FE

31 December 2024 +ZA=+—RHLFE
Segment revenue Ponz L&

— external customers —NERR P 17,422 20,643,811 20,661,233
Segment results DEPFELE 10,501 (818,020) (807,519)
Unallocated net foreign exchange loss RO ELIE i &5 18 F 58 (57,541)
Unallocated income ROBUA 129,251
Unallocated expenses RO H (64,550)
Unallocated finance costs RO E KA (365,102)
Loss before tax x4 A ET 18 (1,165,461)

There was no inter-segment sales during both years.

The accounting policies of the operating segments are the
same as the Group’s accounting policies described in note 3.
Segment results represent the profit earned by each segment
without allocation of unallocated corporate costs, certain
finance costs, certain other income and certain net foreign
exchange losses or gains. This is the measure reported
to the CODM for the purposes of resource allocation and
performance assessment.
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

6 SEGMENT INFORMATION (continued) 6 PEHERE)
MEERERE

D
I

Segment assets and liabilities

The following is an analysis of the Group's assets and liabilities INTRIZAIZEW|MREEDHE D 2 A EEBEE
by reportable and operating segments: RBEI
Asset
Management Properties
Segment Segment Consolidated
EEEES M L/E RE

RMB’000 RMB’000 RMB’000
AR®T T ARBTT ARBTT

At 31 December 2025 N-B-HE
t=A=+-H
Segment assets DEBEE 62,630 102,440,498 102,503,128
Other unallocated assets H kDB EE 9,789,223
Total assets BEHE 112,292,351
Segment liabilities DEEE 3,455 50,423,461 50,426,916
Other unallocated liabilities HEM kDB BE 31,518,889
Total liabilities B &8s 81,945,805
Asset
Management Properties

Segment Segment Consolidated
BEEEDE Rl RE
RMB’000 RMB’000 RMB’000
AREET T AREET T AREET T

At 31 December 2024 R-EB-mE

+=—A=+—H

Segment assets DEEE 66,147 113,162,089 113,228,236
Goodwill ks =
Other unallocated assets HEARDEEEE 11,515,794
Total assets BEBE 124,744,030
Segment liabilities SEfAE 6,398 56,744,461 56,750,859
Other unallocated liabilities HERkpBLBE 34,899,163
Total liabilities BERRE 91,650,022
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SEGMENT INFORMATION (continued)

For the purposes of monitoring segment performance and

allocating resources between segments:

° all assets, other than goodwill and assets of the

investment holding companies, are allocated to

reportable and operating segments; and

e all liabilities, other than loans from an intermediate

holding company, bank and other borrowings and other

payables of the investment holding companies, are

allocated to reportable and operating segment.

Other segment information

Amounts included in the measure of segment profit or loss or

segment assets.

PERERME :

s FMAEETERBERREZERARZE
E)EODPEEFA2RELENE R

\

s FMBARR

(T
AT A AR

NFIE) B

H it 7 7 &+

FHED

BIE—REEIZEA

=

ﬂ/\
Al B

AIERTT R B B B A R E A FE

DR A 2 BT IR S 0 BF & EE P RT M 2 3K

CEA2HREEDE -

RIH o

Asset
Management Properties
Segment Segment Consolidated
EEEES M MED e
RMB’000 RMB’000 RMB’000
ARBTT ARBTT ARBTT
At 31 December 2025 R-B-FE
t=A=+t-
Addition to non-current assets (Note) ERBEENE (K1) - 617,942 617,942
Interest income NISLPN - 89,384 89,384
Depreciation of property, WME - BEMERETE
plant and equipment 2 39,419 39,421
Depreciation of investment properties & EWETE - 253,958 253,958
Depreciation of right-of-use assets FREEENE - 8,288 8,288
Write-down of losses on properties R AT 4k &S Y ¥ EE
for sale - 1,137,050 1,137,050
Allowance of expected credit losses i‘EHm;ffEEﬁa A - 70,104 70,104
Impairment losses on interests in joint ~ RAXMETERY
ventures BEEE - 24,069 24,069
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6 SEGMENT INFORMATION (continued) 6 DIERE)
Other segment information (continued) Hth o ZpE (&)
Asset
Management Properties
Segment Segment Consolidated
BEEEENE Y E SR e
RMB'000 RMB'000 RMB’000
ARET T ARKET T ARKET T
At 31 December 2024 R-ZB-_mFE+=—A=+-—
H
Addition to non-current assets (Note) EmBEERNE (M) - 627,653 627,653
Interest income 2 U A = 205,559 205,559
Depreciation of property, M - BB RRETE
plant and equipment 5 37,461 37,466
Depreciation of investment properties B EITE = 152,408 152,408
Depreciation of right-of-use assets FREESERE - 21,496 21,496
Write-down of losses on R AT A S Y X EE
properties for sale = 542,057 542,057
Allowance of expected credit losses TEHEEEERE — 334,610 334,610
Impairment losses on interests NE BN IR
in joint ventures REEE = 211,453 211,453

Note: Non-current assets exclude deferred tax assets and non-current other
receivables.

The Group's revenue from external customers is derived from
the PRC, including Hong Kong. No single customer of the
Group contributed 10% or more to the Group's revenue for
both years.

Geographical information

The Group’s Properties Segment is located in Foshan,
Guangzhou, Nanjing and Jurong, Chongging, Xi‘an, and Hong
Kong.

Information about the revenue from external customers is
presented based on the location of the operations. Assets
of Properties Segment and Asset Management Segment are
presented based on the location of the operation and place of
management decision.

M IERBEETBIFREHIEE E K H M IET B EUKRK
I o

AEEREIMBEE 2B RBERTE(BEE
) ARBUERE-—FFPRAKBMEFEZ
Wizs B R 10% 3K A | o

H3EE Y
AEBZMESBLREL - BN - AREE
R BEE AZREE-

BERRBIISEPHERZENTIEREE
HMEI -MENBREEETEDHNEEDNE
REBHH R EEERKWEZT -
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6 SEGMENT INFORMATION (continued)

Geographical information (continued)

6

DERE R (#)

WIREH ()

Revenue from

external customers

Segment assets

RENBEFE 2 Wz PHEE
2025 2024 2025 2024
—E-RE —T-F —E-ERE e 115 2
RMB’'000 RMB'000 RMB’'000 RMB'000
AR®T T ARETIT ARET T AR®ET T
Foshan Bl 4,391,955 744,938 7,982,642 3,384,766
Guangzhou B 1,334,942 1,506,184 23,772,703 26,341,472
Nanjing and Jurong AREAOR 5,409,394 8,409,004 = 28,760,922 31,866,751
Chongging BE 4,415,486 4,355,990 19,844,231 23,359,210
Xi'an mZ 10,628,084 5,574,929 @ 18,872,687 24,696,880
Hong Kong BB 70,679 70,188 3,269,943 3,579,157
26,250,540 20,661,233 102,503,128 113,228,236

As at 31 December 2025, except for investment properties
amounting to RMB910,354,000 (2024: RMB952,744,000), the
Group’s non-current assets (excluding deferred tax assets,

financial instruments or investments in associate and joint

venture) are located in Chinese Mainland.
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7 OTHER INCOME 7 HAA
2025 2024
—E_RE —Z U
RMB’'000 RMB'000
AR¥T ARBFIT
Bank interest income ERITA B A 84,243 139,212
Interest income on amounts due from associates & Y Bt < A &) 28 2 1 S A 98,857 127,708
Interest income on amounts due from joint EUA & EREZFIBUA
ventures 10,256 52,774
Interest income on amounts due from JE UK FEFE AR A 2 R IB 2 I B A
non-controlling interests - 13,916
Interest income on amounts due from FEUREE = 5 # A 2 F B A
third parties 1,841 743
Interest income on amount due from an investee &I — &% & ¥ %3018 2 F B YA - 238
Others Hi 23,486 23,012
218,683 357,603
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8 FINANCE COSTS 8 RBERA
2025 2024
“BoAHF =2 fes
RMB’000 RMB’000
ARBT T ARBFT
Interest on: F & -

— bank and other borrowings —RITREMEE 744,181 803,394
— lease liabilities —HEaRE 9,564 15,493
— loans from an intermediate holding company  — —XEEZEKR AT ER 298,965 478,742
— loans from non-controlling interests — JEIE R R E R 8,294 27,447
— loans from a fellow subsidiary ——ERRNBRARER 22,104 31,476
Total borrowing costs 1EEE R 1,083,108 1,356,552

Less: Amounts capitalised in the cost of B EBERELAEEEREE
qualifying assets B AN 2 5RIE (612,618) (779,305)
470,490 577,247

Borrowing costs capitalised to properties under development
for sale were determined by the contracted interest rates of
respective borrowings as disclosed in notes 26, 27 and 28.
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9 INCOME TAX EXPENSE 9 FEHHREX

2025 2024
—E-RF —EpUF
RMB’'000 RMB’000
AR¥T Tt ARBET T

The income tax expenses comprise of:

Hong Kong Profits Tax
— Current year

FISHAXERE

BBMEHR
—REE 133
FRIMRMEN(TRRMAEHR])

PRC Enterprise Income Tax (“EIT")

— Current year —REE 873,528 252,243

— Under-provision in prior year —BAEFERENR 9.963 19,527
Withholding tax expenses EEilkiiERS = 1,693
LAT T HIIEER 860,950 187,771
1,744,574 461,294

Deferred taxation (Note 20) MERERIIE (H13320) (60,854) 62,875
1,683,720 524,169

Under the Law of the PRC on Enterprise Income Tax (the “EIT
Law”) and Implementation Regulation of the EIT Law, the
statutory EIT rate of the subsidiaries incorporated in the PRC
is 25%. Further, 5% or 10% withholding income tax is generally
imposed on dividends relating to profits earned by Chinese
Mainland entities that are owned by Hong Kong or foreign
entities within the Group.

LAT is levied at progressive rates ranging from 30% to 60%
on the appreciation of land value, being the proceeds from
sales of properties less estimated deductible expenditures
including cost of land use right, borrowing costs and the
relevant property development expenditures.

Hong Kong Profits Tax is calculated at 16.5% of the estimated
assessable profit for the years ended 31 December 2025 and
2024. The directors of the Company considered the amount
involved upon implementation of the two-tiered profits tax
rates regime as insignificant to the consolidated financial
statements.

REFBECRMAGHEA(TREMETER]) ki
KPR EMIRG] - 50 B EE A L 2 B
RBEVZEELERFRBEB25% ° LI - &
SEETEERNBIERMARZTEALE
B8 — AR ZA b E P R ERO M 2 B B B 5% 31 10%
ZTRLRPTISM ©

T EMIE L MEEZIBRE(ANEENEZ
FIT 13 SRIRRL (4 5T AT 08B 2 (B 15 - b 1 PR 42
KA BERAREBMEERHAS)) BN T
30% 2 60%HYIRIE T KLU -

BE-_ZT-RAFEK-_ZT-_NFEF+=A=+—H
LIEFE - BAEFERIRGEERTIRT816.5%
ATE - ARREERA - BITMNESHMREG AT
B ESEHGAEMBHREMELTERK o
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9 INCOME TAX EXPENSE (continued)

The Group is subject to the global minimum top-up tax under
The Pillar Two Model Rules (also referred to as Global Anti-
Base Erosion, GloBE) published by the Organisation for

9 FEBEX®

AEBABTRECHFEEERAMA QM
XEZTFERAN(TEERRBEERARA
GloBE) THZHRHEMEM - AREEFH A

Economic Co-operation and Development. The Group has
assessed the current implication arising from Pillar Two income

taxes and the exposure to future Pillar Two income taxes, and

determined it is not material.

S HLH B

HE_FSHREANERFENR KRR FE_FT
C WEEHIWAERX

The income tax expense for the year can be reconciled to the ANEEMSHHZEGEERE REMEEKE
loss before tax per the consolidated statement of profit or loss RARTIATE RN T ¢
and other comprehensive income as follows:
2025 2024
—BRoHF T @OF
RMB’000 RMB’000
AR¥T T ARBFT
Loss before tax BRE A& 1E (444,085) (1,165,461)
Tax at the income tax rate of 25% (2024: 25%) EZS%(:%:Ei : 25%)
(Note) TS R E 2 HIE (M) (111,021) (291,365)
Tax effect of expenses not deductible for tax T—HD MzZ BB E
purposes 139 22,457
Tax effect of result of investment in associates REERRIREEDEZ
and joint ventures BEER BB RE 268,892 62,623
Tax effect of utilisation of tax losses previously — BNFBERERZ HIBEEIE
not recognised w2 (80,558) (10,010
Tax effect of tax losses not recognised RERHIBBEB 2 MG E 827,549 571,750
Provision for LAT TR E R R 860,950 187,771
Tax effect of LAT THIREN 2 R E (215,238) (46,943)
Under-provision in prior year MEFEREBIR 9,963 187
Tax effect of deductible temporary differences  RFER AT E i =58 2
not recognised TIs 2 328,831 291,211
Tax effect of utilisation of deductible temporary BB RIER 2 AIHIB b
differences previously not recognised ERIBBEE (98,046) (211,486)
Dividend withholding tax expense iR SFEMF (77,453) (48,130)
Effect of different tax rates in other jurisdictions  Hh sllAE R TR R 2 F 2 (30,288) (3,896)
Income tax expense FrfSHiA = 1,683,720 524,169

Note: 25% represents the tax rate in the jurisdiction where the operation of the

Group is substantially based.
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

10 LOSS BEFORE TAX

10 BR¥iET

BB
2025 2024
—E-RHE —EpUF
RMB’000 RMB’000

ARMT T ARETT

Loss before tax has been arrived at
after charging/(crediting):

Employee benefits expenses
(including directors’ remuneration):

BBt AT B RS RR, (BT &)
THRBESEH

EEEMAZ(BRESHMN)

Salaries and other allowances 4 & H {thERL 275,008 313,244
Pension scheme contributions RIKEBETEIHE R 35,105 39,863
Total staff costs B TR A58 310,113 353,107

Less: Amounts capitalised to properties for sale

B BEMER A HBEMEZ TR (167,052) (214,350)

143,061 138,757
Gross rental income from investment properties  #R& ¥4 WA (H71:£5)
(Note 5) (294,054) (251,239)
Less: Direct operating expenses incurred, B TEEZ BEREERT
excluding depreciation (FrEBRIN) 179,022 156,825
Less: Depreciation of investment properties B REWENTE 253,958 152,408
138,926 57,994
Cost of carrying amount of properties sold B EWEREEZ KA 22,812,292 18,773,251
Write-down of properties for sale WoR AT E 3 1,137,050 542,057
Depreciation of investment properties WEYEITE 253,958 152,408
Depreciation of right-of-use assets EREEENE 8,288 21,496
Depreciation of property, plant and equipment )% - /= & RETE 39,421 37,466
Auditor’s remuneration: ZERB S -
Audit service EIZIR 2,400 2,476
Non-audit service IEEZRTE 1,005 524
Impairment loss on goodwill EE 2 REER - 160,210
Impairment loss on interests in joint ventures REELEZERZRERE 24,069 211,453
Allowance of expected credit losses TREE BB ERE 70,289 335,148
Loss on disposal of property, HEMZE - BE REZEEE
plant and equipment 44 48
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OTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUBRRNE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

11 DIRECTORS’ AND EMPLOYEES’ N EERESEZFHH
EMOLUMENTS
(a) The emoluments paid or payable to each director (a) ENHENEEZZHMOT -
were as follows:
For year ended 31 December 2025 BE-_Z-_RAF+-A=+—-HLFE
Salaries, Retirement
allowances Discretionary scheme
Directors'  and benefits Bonuses contributions Share-based 2025
fees in kind (Note (i) (Note (ii)) Sub-Total payments Total
e 2BR BB BIRGHEER NRHAER —B-1F
Ezpd ENER (Wt (Kretii) it A @t

RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000

ARBTR ARMTR AR¥TZ ARETR ARMTR ARETT  ARE

T

Non-executive directors FunEs
Mr. Zhu Wenkai (Chairman) kXS54 (£E)

(Note (v)) (Hit) = = = - - -
Mr. Jiang Tiefeng (Note (vi) B8 L4 (472 () = = - - - _
Mr. Yu Zhiliang (Note (vi]) SEREE (W) - - = = - -

Mr. Li Yao s - - - - - - -

Executive directors HTES

Dr. So Shu Fai BEEEL 36 - - - 36 = 36

Mr. Wong King Yuen BRELA - - - - - - -

Ms. Chen Yan BEat - - - - - - -

Independent non-executive  BuFiHTES

directors

Dr. Wong Wing Kuen, Albert ~ Trd#EfF+ 122 - - - 122 - 122

Ms. Chen Yanping 5553 122 - - - 122 - 122

Dr. Shi Xinping LHTEL 122 - - - 122 - 122

Mr. IP Man Ki Ryan Eygts 122 = = = 122 > 122
524 - - - 524 - 524
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

11 DIRECTORS’ AND EMPLOYEES’ N EBERESZHFM @)
EMOLUMENTS (continued)
(@) The emoluments paid or payable to each director (a) BNSENSEEZHMMOT : (&)
were as follows: (continued)
For year ended 31 December 2024 BE-Z-_NF+-A=+—HLEFE
Salaries, Retirement
allowances  Discretionary scheme
Directors’  and benefits Bonuses  contributions Share-based 2024
fees inkind (Note (i)) (Note (ii) Sub-Total payments Total
e 2ER BEEL  RIKGHEIER WRHEER —Z-mfF
E=e ENER (H&y) (Hrittiy) e ES @it

RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETTE AR®TR ARETR ARETR ARETR  ARETL  ARETR

Non-executive directors FHUTES
Mr. Jiang Tiefeng (Chairman) ~ B&E%4(ZE) = = = - - - -
Mr. Huang Junlong (Note (viil) 151 %4 (H:2 i) = = = - - - -

Mr. Yu Zhiliang SERELE = = = = = = =
Mr. Li Yao TEELE = - - - - _ _
Executive directors HiTES

Dr. So Shu Fai FiEEEL 37 - - - 37 - 37
Mr. Wong King Yuen BRRELE = - - - _ _ _
Ms. Chen Yan [:3an = 613 288 = 901 - 901

Independent non-executive  BUFEHTEES

directors
Dr. Wong Wing Kuen, Albert ~ Ekigff£ 125 - - - 125 = 125
Ms. Chen Yanping F:5:3 125 - - - 125 - 125
Dr. Shi Xinping LATHEL 125 - - - 125 - 125
Mr. IP Man Ki Ryan Eygts 125 - - - 125 - 125
537 613 288 - 1,438 - 1,438
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

n‘/-_r\ I:IE

R

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

11 DIRECTORS AND EMPLOYEES’ 11
EMOLUMENTS (continued)

(@) The emoluments paid or payable to each director
were as follows: (continued)
Notes:

(i) The discretionary bonus was determined with reference to the
individual performance.

(ii) Retirement benefits scheme contributions only include MPF in
Hong Kong.
(i)  The Company does not have any chief executive for which the

functions are carried out by all the executive directors. There was no
arrangement under which a director waived or agreed to waive any
remuneration for both years.

(iv)  No emoluments were paid by the Group to any of the directors as
inducement to join or upon joining the Group or as compensation
for loss of office.

(v) On 14 November 2025, Mr. Zhu Wenkai has been appointed as a
non-executive director.

(vi)  On 14 November 2025, Mr. JIANG Tiefeng has resigned as a non-
executive director.

On 5 August 2024, Mr. YU Zhiliang has been appointed as a non-
executive director.

On 5 August 2024, Mr. HUANG Junlong has resigned as a non-
executive director.

Details of the emoluments for the year ended 2025
of the five highest paid employees were as follows:

EEREEFHFMN 2

(a)

ENENEESTZHMOT

fitar

()

(i)

(iii)

(iv)

B=E

(%)

BBEAL TR EARBETE °

RAEAFEIHKEREEBRES

RAABEEATRAR (KRR 2 BNTE
FRE1T)  cRAMEFERN  BEESHRUKESL
RIEREE RS2 28

AR E R A E M EF M - MERSEMA
SR INAZ SR BB 7 B2 sl A H R R o

“Z-RF+—ATHEA - KAXHELEEZRER
FMTES -

—EoRET—ATHEA - BEEEEREIER
TEE -

RZZF-_MENARR RERELERERE

WITES -

R-Z-_WEN\ARA - BIREEFEIFNT
BE-

—F_RFULFE AEREH

A L2 FBNEF IR T

2025 2024

—E-RE —ZTpF

RMB’000 RMB’000

ARBTT ARBETTT

Salaries, allowances and other benefits e R REMET 3,416 3416

Contributions to retirement benefits schemes iR k@ F 5T &I ¢t 2k 831 676
Discretionary and performance related 915 I =B AR B B2 B 9 3K

incentive payments 5,341 5,313

9,588 9,405

No emoluments were paid by the Group to any of the five
highest paid employees as inducement to join or upon
joining the Group or as compensation for loss of office.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

11 DIRECTORS AND EMPLOYEES’
EMOLUMENTS (continued)

(b) Details of the emoluments for the year ended 2025
of the five highest paid employees were as follows:
(continued)

Their emoluments were within the following bands:

N

EEREEFHFMN 2)

b) BE—ZT_FAFILFE A2 mxEHF
A 2 FBNEFIBT : (&)

BREHHTFATEE :

Number of employees

BEAZ
2025 2024
—E_RE —E-FE

HK$Nil to HK$1,000,000
(2025: approximately RMBNIil to
RMB903,220; 2024: approximately
RMBNil to RMB926,040)
HK$1,000,001 to HK$1,500,000
(2025: approximately RMB903,221 to
RMB1,354,830; 2024: approximately
RMB926,041 to RMB1,389,060)
HK$1,500,001 to HK$2,000,000
(2025: approximately RMB1,354,831 to
RMB1,806,440; 2024: approximately
RMB1,389,061 to RMB1,852,080)
HK$2,000,001 to HK$2,500,000
(2025: approximately RMB1,806,441 to
RMB2,258,050; 2024: approximately
RMB1,852,081 to RMB2,315,100)
HK$2,500,001 to HK$3,000,000

BT ITEB1,000,0007T

(ZZ-1F  YARBZLE

AR#903,2207T : ZEZUF : 4

ARBZLE AR926,0407T) - -
71,000,001 L 245 1,500,0007T

(ZZZRF : HARKE03,221TE

AFR#1,354,8307C i —Z-WF : 4

AR#926,041TE AR 1,389,0607T) - -
7 1,500,0017T 2 7% 2,000,0007T

(ZZE-RF : HARM1,354,831 L&

ARH1,806,44070 : —Z-W4F : 4

AR#1,389,061 72 AR 1,852,0807T ) 2 2
72,000,001 T E A ¥ 2,500,0007T

(ZZE=hF : HARK,806,441TF

AR#2,258,0507 : —F 14 : 4

AR#1,852,081 7 AR2,315,1007T) 2 3
752,500,001 70 2 /%% 3,000,0007T

(2025: approximately RMB2,258,051 to  (ZZ—H4 : ) AR#2,258,0517LE

RMB2,709,660; 2024: approximately
RMB2,315,101 to RMB2,778,120)

AE#2,709,6607T 1 ZZ M4 : 4
AR#2,315101 T2 AR#2,778,1207T) 1 =
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

R BTSRRI R

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

12 DIVIDENDS 12
During the year ended 31 December 2025, no final dividend in
respect of the year ended 31 December 2024 (2024: HK$0.012
per ordinary share in respect of the year ended 31 December
2023) was declared and paid to the shareholders of the

iR E

REBEZE_E_AF+_A=+—HBLFE &
NRABERAABRREERMMENEE =
“E+ A=+ BUEFEZRERE (==
718 == ﬁi:§:*¢+:ﬂi+—5¢¢

Company. E BT R E0.0127T)
13 LOSSES PER SHARE 13 8REE
The calculation of the basic earnings per share attributable to RRARER ANBEERERRT TR T EIE
owners of the Company is based on the following data: HE
2025 2024
—E-HF —ZT_F
RMB’000 RMB’000
AR®TT ARETT
Loss for the year attributable to owners RAEHER AEEFEAEE

of the Company

(2,201,077) (1,850,755)

2025 2024
—E-ARF —FT_mE

Weighted average number of ordinary shares I3 % intg 5 81

4,905,257,860 4,905,257,860

No diluted losses per share for the years ended 31 December
2025 and 2024 were presented as there were no potential
ordinary shares in issue for both years.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

14 PROPERTY, PLANT AND EQUIPMENT 14 9% - BERRE
Owned Leasehold Motor Office
properties improvements vehicles  equipment Total
FEENE HENXEEEL "E BAZRME st

RMB'000 RMB000 RMB'000 RMB’000 RMB’000
ARBTR  AR®TR  ARBTR  ARBTR  ARETR

Cost KA
1 January 2024 RZZE-NF—-F—H 351,132 346,761 9,867 21,859 729,619
Additions RE = 1,293 368 1,385 3,046
Disposals HE - (116) (1,034) (1,149) (2,299)
Cost adjustment Dk (85,613) = - - (85,613)
Exchange realignment B A - - - 46 46
At 31 December 2024 and RZZ-MF+=RA=+—HR

1 January 2025 “Z-1%—f-H 265,519 347,938 9,201 22,141 644,799
Additions NE - 6,720 762 635 8,117
Disposals HE - - - (1,793) (1,793)
Exchange realignment A - = = (55) (55)
At 31 December 2025 RIE-RF+-A=1—H 265,519 354,658 9,963 20,928 651,068
Accumulated depreciation REHE
1 January 2024 RZE-_m&E—H—H 12,395 170,925 6,030 17,658 207,008
Provided for the year FEREE 8,972 25,219 1,515 1,760 37,466
Eliminated on disposals PR - (68) (991) (647) (1,706)
Exchange realignment B 1 s = = = 34 34
At 31 December 2024 and RZZE-_m&+-A=+—-HR

1 January 2025 —E-H%—A—H 21,367 196,076 6,554 18,805 242,802
Provided for the year ERBERE 8,518 27,731 1,690 1,482 39,421
Eliminated on disposals R ERS E - - - (1,728) (1,728)
Exchange realignment 0 5 s - - - (42) (42)
At 31 December 2025 RZE-_RFE+=-A=1—H 29,885 223,807 8,244 18,517 280,453
Carrying values REE
At 31 December 2025 R-ZBE-RAE+-A=1+—-H 235,634 130,851 1,719 2,411 370,615
At 31 December 2024 RZZE-MF+-A=+—H 244152 151,862 2,647 3,336 401,997
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

R BTSRRI R

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

14 PROPERTY, PLANT AND EQUIPMENT 14

(continued)

The Group's owned properties are erected on land located in

Chinese Mainland.

The above items of property, plant and equipment are
depreciated using the straight-line basis, after taking into

account of their estimated residual values, at the following

rates per annum:
Owned properties
Leasehold improvements

Motor vehicles

5% or over the lease terms of the FTiEE Y
relevant land, if shorter

20% or over the lease terms of the HEMEEE
relevant land, if shorter

15% — 20% HE

15% — 20% N

Office equipment

15 RIGHT-OF-USE ASSETS

15 EREEE

ME  BERSRE®)

REEFRHEENYEEZNTERNB L -

REE B KE B E MG R
BERRATENERABREENE -

5%k (fH#RE) 1RAAE

mab:KiERE

20%3% (fis¥sE) #4868

b 126
15%—20%
15%—20%

Land and Motor
buildings vehicles Total
TH RAEF RE Bt
RMB’000 RMB’000 RMB’000
AREETTT AREET T AREETTT
As at 31 December 2025 R-—ZBE-_HE+-_H=+—H
Carrying amount BRTEE 2,917 = 2,917
As at 31 December 2024 R-E-mE+=-H=+—H
Carrying amount BEmEE 16,294 - 16,294
For the year ended BE-Z-RFt+=-HA=+—H
31 December 2025 ILFE
Depreciation charge eEEH 8,288 = 8,288
For the year ended BE-ZS-E
31 December 2024 +=ZA=+—HLEE
Depreciation charge mEER 19,933 1,563 21,496
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For the year ended 31 December 2025

HE—

15

—AFFZA=+—HAILFE

RIGHT-OF-USE ASSETS (continued)

15 FAEEE®

2025 2024

—E-AHF —T-mE

RMB'000 RMB’000

ARBT T ARBFT

Expense relating to short-term leases FHARHESENZH 9,564 6,027
Total cash outflow for leases (excluding HEReRERAE(TE AN

leasehold lands for properties for sale) EMFEHE L) 99,472 58,190

Additions to right-of-use assets REFHAREE 11 5,342

For both years, the Group leases various offices and vehicles RREFEE  AEERASEZERAEMTE

for its operations. Lease contracts are entered into for fixed REHZE - tHEcAms - HRAMBEE

term of 1 year to 20 years (2024: 1 year to 20 years). Lease terms
are negotiated on an individual basis and contain a wide range
of different terms and conditions. In determining the lease
term and assessing the length of the non-cancellable period,
the Group applies the definition of a contract and determines
the period for which the contract is enforceable.

The Group regularly entered into short-term leases for motor
vehicles and office equipment. As at 31 December 2025
and 2024, the portfolio of short-term leases is similar to the
portfolio of short-term leases to which the short-term lease
expense disclosed above.

For the year ended 31 December 2025, the total cash outflow
for leases is RMB6,248,244,000 (2024: RMB5,366,867,000),
including RMB26,411,000 (2024: RMB34,018,000) paid for
leased properties under subleases and RMB6,070,882,000
(2024: RMB5,308,677,000) paid for acquiring leasehold lands
for properties for sale.

The lease agreements do not impose any covenants to the
Group.

BIFE20F(ZZEZMF - 15 FE209F)F]L ©
HAEGTIRERNEEER - BREZBETRIE
KR o RETE A RGN ARG BN R
B ASECREASHNEERETANT
HATH o

AEBEEHMITVERBAERRRERENE
HEE R-ZB_HAFR_ZT_NF+_H
=+—B EHHEEMNESE FRENE S
MEXHeEMEEAS AL -

BHE-_ZTZ-_AFf+-A=+—H1EFE" - #A
ERES R B A ARES6,248,244,0007T (=

T 04 : A R#¥5,366,867,00070) © BIEH
SHETHHEEMZEZHH AR 26,411,000
T(ZZTZ@F : AR®340180007T ) &
REBIHEEDEZHEL IO A
R #6,070,882,000 L( ZE =M F : AR
5,308,677,0007T) °

T B 175 5 3 48 1) 7S 5 [ Ao AN AR BR 1) 1 R 3K o
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

16 INVESTMENT PROPERTIES

16 REWZE

Total
gt
RMB’'000
AR¥TT
CosT R
At 1 January 2024 R-ZZT-—mWF—H—H 3,840,658
Cost adjustment BNk 30,754
Transfer to asset held for sale BEESEEHELE (23,094)
Disposal s (25,955)
Early termination of lease RERELIEEE (15,480)
Modification of lease terms E AR E 15K (12,858)
Exchange realignment ME 3 F B 23,685
At 31 December 2024 and 1 January 2025 RZZE-_WFE+=—A=+—H8xK
—E-RF—H—H 3,817,710
Transfer from inventory LESH ISR 4,076,196
Early termination of lease RELRIEEE (71,208)
Exchange realignment b H % (27,369)
At 31 December 2025 RZE-_AF+-_A=+—H 7,795,329
ACCUMULATED DEPRECIATION A5t E
At 1 January 2024 RZZT-WFE—HA—H 734,001
Provided for the year FEREE 152,408
Eliminated on disposals R S B T 8 (9,951)
Transfer to asset held for sale BESEEHELE (4,297)
Exchange realignment PE N AR 3,206
At 31 December 2024 and 1 January 2025 RZZE_WFE+—A=+—HBRK
—E-h¥%—H—H 875,367
Provided for the year FNEAE 253,958
Eliminated on disposals A B 3 (33,503)
Exchange realignment ME 3 F B (4,104)
At 31 December 2025 R—ZE-_RAF+-_A=+—~8H 1,091,718
CARRYING VALUES IREE
At 31 December 2025 R_E-_RAF+_A=+—H 6,703,611
At 31 December 2024 RZZE-_WFE+—A=+—8H 2,942,343

The Group's investment properties are erected on land

located in the Chinese Mainland and Hong Kong.
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For the year ended 31 December 2025

Az —

16

—AFFZA=+—HAILFE

INVESTMENT PROPERTIES (continued)

The fair value of investment properties as at 31 December
2025 of RMB8,429,428,000 (2024: RMB3,995,110,000) has
been arrived at on the basis of valuations carried out on the
respective dates prepared by management with the assistance
of Jones Lang LaSalle Corporate Appraisal and Advisory
Limited, an independent qualified professional valuer, not
connected to the Group. The Group is not exposed to foreign
currency risk as a result of the lease arrangements, as all leases
are denominated in the respective functional currencies of
group entities. The lease contracts do not contain residual
value guarantee and/or lessee’s option to purchase the
property at the end of lease term.

As at 31 December 2025, the fair values of investment
properties of RMB3,318,000,000, RMB4,009,500,000 and
RMB1,101,928,000 corresponding to the investment
properties in Nanjing, Chongqging, and Hong Kong
respectively (2024: RMB1,081,000,000, RMB1,726,000,000
and RMB1,188,110,000 corresponding to the investment
properties in Nanjing, Chongqging, and Hong Kong
respectively), are determined based on the income approach.
The fair value based on income approach is determined by
taking into account the net rental income of a property derived
from its existing leases and/or achievable in the existing
market with due allowance for the reversionary income
potential of the leases which have then been capitalised to
determine the fair value at an appropriate capitalisation rate.

The fair value hierarchy as at 31 December 2025 and 2024 of
the investment properties of the Group are at Level 3. There
were no transfers between fair value hierarchies during both
years. There has been no change to the valuation technique on
the investment properties in Nanjing, Chongging, and Hong
Kong, used in the prior years. In estimating the fair value of
the properties, the best use of the properties is their current
use. The fair values of certain investment properties have
been adjusted to exclude prepaid or accrued operating lease
income to avoid double counting.

16 REM=E(#)

WEMEZ AFER-_E-_RAF+-_A=1+—
HA ARS8 429,428,000t (=T =M0F : AR
#%3,995,110,0007T ) + Jy & B 72N £ B 3 4% 78 &
ZEUGEARBEGEMPEBITEETGHR
BABRARBYEEE RN EEB BHAE
HEER - RSB EREMS %k m | R o
Bk BERAEHEDUEEEEHNAR
BEEEE HEAHNTTBERBEBER
&/ SBAEBARBEERBEMENET -

R=ZFT=-—_RAF+=-_A=+—H ER- =&
EREEREMELFESINAEARE
3,318,000,000 7T * A K ¥ 4,009,500,000 Jt &
AR #1,101,928,000c (= M4 : @R °
EERBAREVELRATEINAARE
1,081,000,0007T + A R #1,726,000,0007C & A
K#1,188,110,0007T) * 525 A FETIRBAE
RETE - BRIRAKFTENAFENLET R—E
MERBHBREAER SR REMS LK
BrASWAFEET  THhZEHEZER
WAENEEERE  BREHEERDRE
EERNMEELRFUABERCABEEAFE -

AEERENEZAFERNR-_ZE_AFK
“ENE+ A=t —HAFE=F - XME

FER - ATERDZ MRS  BEEE
#ﬁ?\§§&§%&§%¥%%zm@&m
WEB - FIRENET ATES  HEY

%E RiZAERERERS - & TREMED
AFECERE  UHMRBENESREHE
WA - TR EETE
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For the year ended 31 December 2025

EHE=

16

EoAFFZA=1—HIFE

INVESTMENT PROPERTIES (continued)

As at 31 December 2025, investment properties of
RMB218,250,000 (2024: RMB281,155,000) included right-
of-use assets and leasehold improvements that meets the
definition of an investment property, the Group measures the
right-of-use assets and leasehold improvement applying a
cost model. Under the cost model, the Group measures the
right-of- use assets and leasehold improvement at cost, less
any accumulated depreciation and any impairment losses,
and adjusted for any remeasurement of lease liability. For
right-of-use assets and leasehold improvement that meets
the definition of an investment property and definition of
land and buildings held for own use, they are both carried at
depreciated cost.

As at 31 December 2025, investment properties together
with rental receivables with carrying values of approximately
RMB2,807,954,000 (2024: RMB1,538,548,000) and nil (2024:
RMB199,000) respectively have been pledged to secure bank
and other borrowings amounting to RMB566,700,000 (2024:
RMB1,062,194,000) granted to the Group (see note 28).

The above investment properties are depreciated on a
straight-line basis at the following rates per annum:

Over the shorter of lease terms
or4.75%

Leasehold land and
building
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16 BEWE #)

R-ZFZRF+ZA=1t—H0 REMEAR
#218,250,0007T( Z T Z P £ : 281,155,0007T )
BRFERENEEENEAREEREEY
R AKERARARUGECRAEEE
REEMERE - RBEAEE - KEBEIRK
$ﬁ&ﬁ§%ﬁ%&&ﬂﬁ@%%%%@%%
BENEEWMERE I
%%%ﬁﬁ%%°ﬁé&§%¥mﬁuﬁﬁé
FIFERIHEBTERNERAEREEREE
MREAERITERATR

REZZEZAF+ZA=+—H ' AEEDER
BRI EH A R#2,807,954,0007T (= ZF P04 ¢
AR #1,538,548,0007T) 2 & EME MR EE
PWARBEST(ZZTZWF - AR 199,0007T)
ZREKES  URBEFTAEE Z BT REMmE
B ARK566,700,000C(ZZF —M4F : AR
1,062,194,00070 ) VE E HE R (R B 5E28) o

B EMERIA T ENKABREEIE

HETHMET REHRRAT5%BEE



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

INTERESTS IN ASSOCIATES

17 REEE QR 2R

2025 2024

—T-EHF —TMEF

RMB’000 RMB'000

AR¥T T AREET T

Costs of investments in associates b= b LN Il N 11,034,552 10,788,960
Share of post-acquisition results, PEUNEE R 24 - HBRE RIS

net of dividend received (561,639) 367,042

Exchange adjustment & 5 % 6,778 61,740

10,479,691 11,217,742

Details of the principal associates as at 31 December 2025 and

2024 are as follows:

R-BE-_RER-_Z_NE+-_A=+—HZ
ERMEQRFBHINMOT

Place of Registered Proportion of effective Proportion
establishment/ share capital and ownership interests of voting
Name of companies operation paid-up capital held by the Group power held Principal activity
AMRAR AEEREL
ATEH RI/8%4%  BARX BRERRERELA FERERLA  TEXE
2025 2004 2025 2004
ZECREE -I-mE ZECEE IO
% % % %
Guangzhou Liansen Real Estate Co,, Ltd* Chinese Mainland  RMB1,000,000 34 R} 34 34" Property development
BMBREHERRAT hE R ABRH1,000,0007C NRER
Guangzhou Lianzhou Real Estate Co., Ltd.* Chinese Mainland ~ RMB1,000,000 34 34 34 34 Property development
EMBNEERRAR hERY ARH1,000,0007C VESHE
Nanjing Shizhaoquansheng Property Co,, Ltd*  Chinese Mainland  RMB250,000,000 - 4 - 49 Property development
(Note i) hEIR AE250,000,0007T IESE
HREREREZARARKii)
Gezhouba Nanjing Property Co., Ltd.* Chinese Mainland  RMB50,000,000 30 Rl 30 30 Property development
ENRERERERAR hERH ARE50,0000007T VES
Nanjing Merchants Xingsheng Property Chinese Mainland  RMBS50,000,000 3 3 31 31" Property development
Development Co., Ltd.* REIR ARE50,0000007T VIEE
HRABREEHERRAR
Xian Wocheng Property Development Co., Ltd.*  Chinese Mainland ~ RMB10,869,566 3 3 33 33 Property development
AEAZEHERSERAT hERH ARE10,869,5667C %R
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e B R R M

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

A__\
AL

17 INTERESTS IN ASSOCIATES (continued) 17 REEE QR 2w (%)
Place of Registered Proportion of effective Proportion
establishment/ share capital and ownership interests of voting
Name of companies operation paid-up capital held by the Group power held Principal activity
AfRAR AREREL
AREH EAWR-E31 BARE BRERRERLO FERERMA  FEEH
2025 2024 2025 2004
—E_RE -E-NE CZECRE -—EoNE
% % % %
Nanjing Shengwen Property Development Chinese Mainland ~ RMBI,687,000,000 49 49 49 49  Property development
Co,, Ltd* e AFRH1,687,000,0007C UESES
ERENEHEREERAT
Joy Origin Holdings Limited ("Joy Origin") Hong Kong HK$10 30 k) 30 30 Investment holding
HEEEERAR(HE]) &k AE107 and property
development
REBRRNZER
Nanjing Shansheng Property Development Chinese Mainland  RMBS00,000,000 20 20 20 20 Property development
Limited* e, ARE900,000,0007C VIERE
HREAEHEREERAA
Xixian New District Wenmao Properties Limited* ~ Chinese Mainland  RMB10,000,000 - 50 - 50 Property development
("Xixian Wenmao") (Note i) hER ARH10,000,0007C NE%R
FRAE SRR ERRA A ([RRR ) (Hiti)
Guangzhou Eslite Real Estate Co. Ltd.* Chinese Mainland ~ RMB840,000,000 25 25 25 25 Property development
EMAREXBRAR hER AR#840,000,0007C NRER
Guangzhou Kuangrong Real Estate Development - Chinese Mainland  RMB1,000,000,000 49 49 49 49 Property development
Co. Ltd* hER ARH1,000,000,0007C UESE
BMNBREHEREERAA
Nanjing Zhaoying Real Estate Development Chinese Mainland  RMB530,000,000 21 2 2 21 Property development
Co. Ltd* e ARH530,000,0007T ESE
BRRERSEREERAT
Foshan Qinghao Real Estate Co. Ltd.* Chinese Mainland  RMB3,250,000,000 50 50 50 50 Property development
("Foshan Qinghao”) (Note i) HEA AR3,250,000,0007C NFER

BlmREEXARAR (LS ]) (Hii)
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

17 INTERESTS IN ASSOCIATES (continued)

17 REBENR 2R )

Place of Registered Proportion of effective Proportion
establishment/ share capital and ownership interests of voting
Name of companies operation paid-up capital held by the Group power held Principal activity
ifRAR A5EREL
ARER BRI/ E$hY BaRa ERERRER L FERERLE  TEXH
2025 2004 2025 2004
ZE-RE -F-omE ZBCRE —FomE
% % % %
Nanjing Shixin Real Estate Co. Ltd.* Chinese Mainland ~ RMB102,000,000 49 49 49 49 Property development
AR TLEHEERAR Bl ARE102,0000007 IESE
Guangzhou Kuangyu Investment Co. Ltd.* Chinese Mainland  RMB2,446,756,200 49 4 49 49 Property development
(*Guangzhou Kuangyu") hERH ANRE2,446,756,2007T IESE
BNTREREARAR(BNEE))
Nanjing Huayao Property Co. Ltd.* Chinese Mainland  RMBA4,000,000,000 45 45 45 45 Property development
("Nanjing Huayao") hERH AR 4,000,000,0007 VIEE
EREREHERERRAR(ERER)
CITIC Securities - China Merchants Shekou Chinese Mainland ~ RMB137,000,000 49 49 49 49 Property development
Shopping Center Private Equity RER AR%137,000,0007 E
Investment Fund*
BETH-RERO-BAETHEEE
Cheer Smart Investment Limited Hong Kong HK$4 25 5 25 25 Property development
ERREARAR B BT NRER
Nanjing Jusheng Real Estate Development Chinese Mainland  RMB102,000,000 2 20 20 20 Property development
Co., Ltd* ("Nanjing Jusheng") hERH AEE102,000,0000 VIEE
ERRARHERERRAR(ERRE )
Nanjing Zhaojin Hongxin Real Estate Chinese Mainland  RMB1,000,000,000 25 25 25 25 Property development
Development Co., Ltd * REM AK#1,000,000,0007 VESHE
BRER L BHEREARAT
Foshan Nanhai District Fengshang Real Estate  Chinese Mainland ~ RMB407,000,000 33 3 33 33 Property development
BlmEERZERHERRAR hE R ABRH407,000,0007 NRER
Yoying Co., Ltd. Hong Kong HK$400 25 25 25 25 Property development
RERRAT B 4007 NERER

“ERFEFR HBEREMARAR
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

17 INTERESTS IN ASSOCIATES (continued) 17 REENR 2w 8)

Place of Registered
establishment/ share capital and
Name of companies operation paid-up capital
AMRAR
AA%R AI/EENE  RERX

Proportion of effective Proportion
ownership interests of voting
held by the Group power held Principal activity
AEEREYL
ERERRERLLY FERERLA  TEXE

2025 2024 2025 2024

—B-RE -T-NE CZB-RE —Z-RE

% % % %
Shaanxi Ruixun Real Estate Co., Ltd.* Chinese Mainland ~ RMB1,600,000,000 26 26 26 26 Property development
RERAERARAA hER AR%1,600,0000007C ESES
Guangzhou Tianhe District Shunxin Real Estate  Chinese Mainland  RMB3,000,000,000 49 49 49 49  Property development
Co, Ltd* HEAL AR3,000,000,0007 VIERE
BATATREERHEER AT
Nanjing Hongshengmao Real Estate Co., Ltd. ~ Chinese Mainland  RMB,140,000,000 49 - 49 - Property development
(Note ii) HEM ARE1,140,000,0007 MELR
ARER LR EARAR
(Hitii)
* Unofficial English translation denotes for identification purpose only. * FEHEXE R  EH2E -
Note i: The Group is able to appoint two out of five directors in the board Bzt - AEERZEGLBFREFEARESTTETR

of Foshan Qinghao and relevant activities of Foshan Qinghao
require consent with more than half of the directors in the board
of Foshan Qinghao, thus the Group is able to exercise significant
influence in Foshan Qinghao. Accordingly, it is accounted for an
associate of the Group.

Note ii: The Companies were dissolved in 2025.

Note iii: The Company was established in 2025.

The associates are accounted for using the equity method
in these consolidated financial statements. In the opinion of
the directors of the Company, Guangzhou Shunxin, Nanjing
Huayao, Nanjing Shengwen, Foshan Qinghao, Joy Origin and
Guangzhou Kuangyu are material associates of the Group for
the years ended 31 December 2025 and 2024. Summarised
financial information of the Group's material associates
are set out below, which represented amounts shown in
the respective associates’ financial statements prepared in
accordance with the accounting policies of the Group.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

17

INTERESTS IN ASSOCIATES (continued) 17 REBENR 2R )
Guangzhou Shunxin BN IEE

2025 2024

—E-RE U4

RMB’000 RMB’000

AR%T ARBT T

Current assets RENEE 6,057,358 7,536,279

Non-current assets ERBEE 551 382

Current liabilities mENAE 935,050 2,709,590

Non-current liabilities EmBEE 1,924,300 1,830,000

Revenue U z5 3,529,028 -
Profit and other comprehensive income G 1A 5 AN B HL At 2 T W R

for the year 201,488 98

Reconciliation of the summarised financial information

presented above to the carrying amount of the interest in BEEESERYNT -

Guangzhou Shunxin was set out below:

EXENZHBERMBEREMNIBEERZ

2025 2024

—E-RE —T-NF

RMB’000 RMB’000

ARBTT ARBTFT

Net assets of Guangzhou Shunxin EMIEE 2 EEFE 3,198,559 2,997,071

Proportion of the Group's ownership interest  ZN%2 @ i & MBS T A 4

in Guangzhou Shunxin HEz bl 49% 49%
Carrying amount of the Group's interest NEE AT EMNIEEE R 2 BREAE

in Guangzhou Shunxin 1,567,294 1,468,565
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17 INTERESTS IN ASSOCIATES (continued)
Nanjing Huayao

17 REBENR 2R )
R R

2025 2024

—E_RE — T puF

RMB’000 RMB’000

AR%T T ARET T

Current assets MENEE 3,951,205 4,336,985

Non-current assets ERBNEE 2,044 17,077

Current liabilities mEafE 199,289 44053112

Non-current liabilities EREAasE - 1,199

Revenue U %5 435,953 976,139
Loss and other comprehensive income FAEIEREMEEYE

for the year (157,591) (84,721)

Reconciliation of the summarised financial information
presented above to the carrying amount of the interest in
Nanjing Huayao was set out below:

EXENZHBERBEZERNERERER 2

REEHREINWT

2025 2024

—E-REF —EolE

RMB’000 RMB'000

AR¥T T ARBETTT

Net assets of Nanjing Huayao R ER s BEEE 3,753,960 3,911,551
Proportion of the Group's ownership interest AE BT R EER A R

in Nanjing Huayao =t 45% 45%
Carrying amount of the Group's interest NEBEFEERERER 2

in Nanjing Huayao BRTEE 1,689,282 1,760,198

222 China Merchants Land Limited Annual Report 2025



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

ﬁ/_\

B %% ¥Rk MY RE

For the year ended 31 December 2025

EE=

17

EoRFFZA=1—HIFE

INTERESTS IN ASSOCIATES (continued)

17 REBENR 2R )

Nanjing Shengwen AR X
2025 2024
—E-RE —ENF
RMB’'000 RMB’000
ARBTR ARBFT
Current assets BB E 3,134,754 6,107,546
Non-current assets ERBEE 123,967 113,494
Current liabilities mENAE 196,939 3,576,829
Non-current liabilities JERBEE 19,695 18,438
Revenue Wz 3,282,236 3
Profit/(loss) and other comprehensive income R F/(E18) &
for the year Hih 2wz 416,314 (43,217)
Reconciliation of the summarised financial information EXE2HZHBEREE SN RN m L
presented above to the carrying amount of the interest in FREEHREHTINT :
Nanjing Shengwen was set out below:
2025 2024
—E_RE ZE UL
RMB’'000 RMB’000
AR¥T T ARBFIT
Net assets of Nanjing Shengwen FRENX 2 EEFRE 3,042,087 2,625,773
Proportion of the Group's ownership interest NEE T R X A&
in Nanjing Shengwen - Fadedtl] 30% 30%
Carrying amount of the Group's interest REB PR RE X R
in Nanjing Shengwen BRTEE 912,626 787,732
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

17 INTERESTS IN ASSOCIATES (continued) 17 REE QAR 2Em @
Foshan Qinghao #1115 AE
2025 2024
—BCRHF —E_mE
RMB’000 RMB'000
AR¥T T ARETT
Current assets mEEE 3,232,713 3,216,305
Non-current assets EmEEE 1 1
Current liabilities nEELE 6,838 9,022
Profit/(loss) and other comprehensive income — F X%,/ (H1E) K&
for the year Hih 2wz 18,592 (36,700)
Reconciliation of the summarised financial information X252 BER B E RN LS
presented above to the carrying amount of the interest in BEEEYESHL AT
Foshan Qinghao was set out below:
2025 2024
“BCHF —EmE
RMB’000 RMB’000
AR¥T T ARBTIT
Net assets of Foshan Qinghao IS 2 EEFE 3,225,876 3,207,284
Proportion of the Group’s ownership interest NEEFTHE LB EE
in Foshan Qinghao eyl 50% 50%
Carrying amount of the Group's interest AEBATE L EMEREZZ
in Foshan Qinghao BREE 1,612,938 1,603,642
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BE—F_HFT-A=+—HALFE

17 INTERESTS IN ASSOCIATES (continued) 17 REtE QAR 2 s 8)

Joy Origin PR

2025 2024

—ECRE —EEF

RMB’000 RMB’000

AR¥TT AREET T

Current assets RENEE 7,359,161 16,421,659

Current liabilities mEBE 799,896 5,735,759

Non-current liabilities EmBAaE 3,790,635 7,196,200

Revenue WS 10,641,958 -

(Loss)/profit and other comprehensive income  FR(EE), %5 &
for the year Hih2mEKE= (721,070) 87,660

Reconciliation of the summarised financial information
presented above to the carrying amount of the interest in Joy

Origin was set out below:

EXENZHBERMBEAN T SR ZRE
EHEREIIAT -

2025 2024

o S —ToMF

RMB’000 RMB’000

ARBT ARBTT

Net assets of Joy Origin R EERE 2,768,630 3,489,700
Proportion of the Group's ownership interest A& B i ii S G #

in Joy Origin T Ll 30% 30%
Carrying amount of the Group's interest REBE P SRR

in Joy Origin BRTEE 830,589 1,046,910
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BE—F_AFT-A=+—HALFE

17 INTERESTS IN ASSOCIATES (continued) 17 REtERR 2 s 8)

Guangzhou Kuangyu BN

2025 2024

s S —EHEF

RMB'000 RMB'000

ARE T AREETTT

Current assets mEEE 2,003,533 4,240,466

Non-current assets EmEEE 37 18,486

Current liabilities mEAE 346,858 1,091,512

Non-current liabilities EmBEE 936,769 1,051,769

Revenue s 804,204 760,656

Loss and other comprehensive income FAEIEREMEEYE
for the year (1,395,728) (86,901)
Reconciliation of the summarised financial information EXE2IN O BERBEEREMNBEEER 2

presented above to the carrying amount of the interest in FREEH RSN T

Guangzhou Kuangyu was set out below:

2025 2024
—E-ERE —Z e
RMB’000 RMB’000
AR¥T T ARBETTT
Net assets of Guangzhou Kuangyu BMNEE - BEFE 719,943 2,115,671
Proportion of the Group’s ownership interest  ZN%£ @ i &N B A 42
in Guangzhou Kuangyu =t 49% 49%
Carrying amount of the Group's interest REBFFEEMNERER 2
in Guangzhou Kuangyu BRTEE 352,772 1,036,679
The financial information and carrying amount, in aggregate, REFRER M X NEANRIZ#EZR EAE Y
of the Group's interests in associates, that are not individually B NRIER BB ER R EEZES
material and are accounted for using the equity method are N
set out below:
2025 2024
—EB-hF —Z O
RMB’000 RMB'000
AR¥T T AR¥EFTTT
The Group's share of loss and total REBDHEEREERZERE
comprehensive income (116,369) (42,961)
Aggregate carrying amount of the Group's REBERFEERBERNRIERZ
interests in immaterial associates REEARE 3,514,190 3,514,016

226 China Merchants Land Limited Annual Report 2025



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

18 INTERESTS IN JOINT VENTURES 18 REEEIER
2025 2024
—E-HE —EF
RMB’000 RMB'000

ARBTR AR®BTET

Costs of investments in joint ventures WESEBE KA 2,706,737 3,299,963
Share of post-acquisition results, EEIERZE - KRB RS

net of dividend received (200,329) 51,255
Impairment loss recognised HERBEEE (235,522) (211,453)

2,270,886 3,139,765

Details of the principal joint ventures as at 31 December 2025 RZZB-_AFR-ZF-_WHEF+_A=+—HZ
and 2024 are as follows: TERLREFBOT ¢
Proportion of effective
Place of establishment/Registered ownership interests Proportion of
Name of companies operation share capital held by the Group voting power held Principal activity
A5EREL
ATEH R/ X85 HRRA BRERERELA Fi R R bl IERH
2025 204 2025 204
SRR CFCRF 0 CRCEE CEROPE
% % % %
Nanjing Aojian Property Co., Ltd* Chinese Mainland ~ RMB2,000,000,000 b b 6 6 Property development
("Nanjing Aojian") (Note (i)
ARRRESERAA hER ABR#2,000,000,0007 WELR

(Tmee))Hn)

Nanjing Huilong Real Estate Co,, Ltd* ~ Chinese Mainland ~ RMB60,000,000 - 3 - 33 Property development
("Nanjing Huilong") (Note (i)

BRERRMEARAG(ERER)) tEAL ARH60,000,0007C VES TS
(Hietin)

Foshan Dingtu Property Development  Chinese Mainland ~ RMB140,800,000 50 50 50 5 Property development
Co,, Ltd* ("Foshan Dingtu")

FLABRMEARAR(BLRE])  FERS ARH140,800,0007 NEER

Guangzhou Xinhe Property Development Chinese Mainland ~ RMB100,000,000 R u R 34 Property development
Company Co, Ltd.* (Note (i)

BANCRERREEARMA))  ERM A& 100,000,007 IE 335
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18 INTERESTS IN JOINT VENTURES (continued) 18 MEEDEZELR &)

Proportion of effective

Place of establishment/Registered ownership interests Proportion of

Name of companies operation share capital held by the Group voting power held Principal activity
AEEREZ
AIER R/ EEBY iR ERERRERLA FisRERLA IBEH
2025 2024 2025 204
S8SEF CE-mE | SRCRf CROPF
% % % %
Nanjing Hongweisheng Chinese Mainland ~ RMB4,000,000 3 3 U 34 Property development
Property Development
Co., Ltd.* (Note (i)
ERARREHEREARAR M) HEMD ASRH4,000,0007 NRER
Chongaing Hanzhi Merchants Property ~ Chinese Mainland ~ RMB533,596,100 50 5 5 50 Property development
Development Co,, Ltd*
("Chongging Hanzhi")
ERHERRRNERRERAA RER NRH533,59,1007C nEER
([ZEHE])
Nanjing Huihe Zhiye Co., Ltd* Chinese Mainland ~ RMB10,000,000 14 14 14 14 Property development
(Note ()
ERERERARLAH)) R ARH10,000,0007C nEER
Nanjing Tiesheng Business Management Chinese Mainland ~ RMB50,000,000 55 55 5 55 Property development
Co,, Ltd.*
ARSRERERARAA R ARH50,000,0007C VB
Nanjing Ximao Zhiye Co,, Ltd.* Chinese Mainland ~ RMB36,000,000 13 13 13 13 Property development
(Note (i)
HRERERERDA K R ARH36,000,0007C nEER
Nanjing Zhaohui Place Chinese Mainland ~ RMB10,000,000 b 5 51 51 Property development
Management Co,, Ltd.*
ARRELRERARAA RERA ARH10,000,0007C nFER
Guangzhou Runjia Real Chinese Mainland ~ RMB50,000,000 K| Rl Rl 50 Property development
Estate Co., Ltd* (Note (i)
FNERERARAA Kt R ARH50,000,0007C VES
Guangzhou City Suiyun Property Chinese Mainland ~ RMBA0,000,000 25 %5 5 25 Property development
Co., Ltd.* (Note (i)
FNTEEERARARHetr) AR AR#:40,000,0007C VB
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18 INTERESTS IN JOINT VENTURES (continued) 18 MREEB X RIS &)

Proportion of effective

Place of establishment/Registered ownership interests Proportion of

Name of companies operation share capital held by the Group voting power held Principal activity
AEEKEL
ARER R/ %Y ] BRERRRRILA itszied il TERH
2025 2024 2025 2024
“ECRFE “Z-QWE ZECRHE CI-MF
% % % %
Guangzhou Zhaoying Real Chinese Mainland ~ RMB100,000,000 50 50 50 50 Property development
Estate Co,, Ltd*
("Guangzhou Zhaoying")
BARREHEARREARA(ENER]) MY AB#100,000,0007T nEER
Foshan Baohua China Merchants Real  Chinese Mainland RMB1,000,000,000 - 51 - 51 Property development
Estate Co., Ltd* (Note (i)
BURAEERHERRAAN L)  TEA AE#1,000,000,0007 NRER
Nanjing Yuening Property Development - Chinese Mainland ~ RMB50,000,000 3 3 B 33 Property development
Co., Ltd.* (Note (i)
HRNEEMEREARLA M)  FEA ARH50,000,0007C nEER
Nanjing Jinhua Real Estate Development Chinese Mainland ~ RMB318,000,000 5 5 5 25 Property development
Co,, Ltd* (Note (j)
HRBEERERAA M) R ARH318,000,0007C NERE
Nanjing Yuelin Property Development Co.,Chinese Mainland ~ RMB60,000,000 2 2 2 20 Property development
Ltd* (Note (i)
ARUREMEREARL AN )  TEAL ARH60,000,0007 UES T
Chongging Wanzhao Real Chinese Mainland ~ RMB10,000,000 49 4 4 49 Property development
Estate Co. Ltd.* (Note (i)
ERERERARDAM) AR ARH10,000,0007C nEER
Foshan Merchants Shangxian Chinese Mainland ~ RMB30,000,000 40 4 4 40 Property development
Real Estate Co., Ltd.* (Note (i)
BURBHERSERRAAML))  ERE ARH30,000,0007 NRER
Foshan Merchants Puhai Real Chinese Mainland RMB3,300,000 36 36 3b 3 Property development
Estate Co., Ltd* (Note (i)
BURBZERERRAANL))  TEA AEH3,300,0007 NRER
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18 INTERESTS IN JOINT VENTURES (continued) 18 MEEDEZELR &)

Proportion of effective

Place of establishment/Registered ownership interests Proportion of
Name of companies operation share capital held by the Group voting power held Principal activity
A5EEEL
L R/ EEHE R ERERRERLA fiRZ R Al IBEH
2025 2024 2025 2004
SRCRE CTOMF CRCRE CTORA
% % % %
Nanjing Yueyi Decoration Chinese Mainland ~ RMB2,000,000 2 20 2 20 Property development
Co., Ltd.* (Note (i)
ErtiREARAR K1) REH ABR#2,000,0007 NEER
Nanjing Jinda Decoration Chinese Mainland ~ RMB2,000,000 5 % 5 25 Property development
Co,, Ltd* (Note (j)
BRRERMERARNY) RER AE&2,000,0007 NEER
Foshan Nanhai District Meijing Chinese Mainland ~ RMB2,000,000,000 5 5 5 25 Property development
Real Estate Development
Co, Ltd* (Note (j)
FUTESEXERMERSARAR  FEAL ARH2,000,000,0007 VESES
(Hetty)
Foshan Merchants Yinyue Real Estate Co., Chinese Mainland ~ RMB50,000,000 40 40 40 40 Property development
Ltd* (Note (i)
FUERRAGREARLAHE))  TERS ARH50,000,0007C nF%E
Guangzhou Suixin Real Chinese Mainland ~ RMB50,000,000 3 B 3 33 Property development
Estate Co., Ltd* (Note (i)
ENREERARAR ) e ARH50,000,0007C UES
Nanjing Shengke Real Estate Chinese Mainland ~ RMBS7,000,000 50 50 5 5 Property development
Development Co,, Ltd *
("Nanjing Shengke")
EREMFHEREERAR((EREN]) TERS ARH87,000,0007C nEER
Nanjing Jinsheng Real Estate Chinese Mainland ~ RMB20,000,000 10 - 40 - Property development
Development Co,, Ltd.
(Note (i)
ERYRRAERERRAA K HEMD A&%20,000,0007 NEER
& Unofficial English translation denotes for identification purpose only. * FEHREE  EHE2E -

230 China Merchants Land Limited Annual Report 2025



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

)

B %% ¥Rk MY RE

For the year ended 31 December 2025
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18 INTERESTS IN JOINT VENTURES (continued)

Note:

(iv)

According to the articles of associations of these companies, relevant
activities require consent of all shareholders, thus the Group is able to
jointly control with other investors on these companies respectively.
Accordingly, they are accounted for joint ventures of the Group.

The Group disposed the entire interest in Nanjing Huilong and a disposal
gain of RMB1 was recognised in 2025.

As at 31 December 2024, Foshan Baohua was 51% owned by the Group,
with the remaining 49% interest held by an independent third party,
Shenzhen Nianjin Investment Co., Ltd. (“Shenzhen Nianjin”). Foshan
Baohua was accounted for as a joint venture of the Group as its relevant
activities required unanimous consent from both shareholders. In 2024,
Foshan Baohua was primarily engaged in a land preparation project.

As the project progressed, Foshan Baohua's relevant activities shifted to
property development on those lands in 2025, with both shareholders
agreeing that having the Group, a professional property developer,
taking control of the subsequent development phase would maximise
their benefits. Correspondingly, in May 2025, the cooperation agreement
was amended by the Group and Shenzhen Nianjin that decisions on key
operating and financing activities are passed by more than half of the
voting rights in the shareholder meeting of Foshan Baochua, granting the
Group sufficient voting power to control such decisions. Accordingly, the
Group obtained control over Foshan Baohua, which became a subsidiary
of the Group, and a gain of remeasurement of previously held interest
in Foshan Baohua amounting to RMB459,924,000 was recognised. The
Group's 51% equity interest remained unchanged.

The Group elected to apply the optional concentration test in accordance
with HKFRS 3 Business Combinations and concluded that the property
under development for sale held by Foshan Baohua is considered a single
identifiable asset. The acquisition has been accounted for by the Group as
acquisition of assets.

As at 31 December 2024, Nanjing Jinsheng was a non-wholly owned
subsidiary of the Group. In December 2025, all of its non-controlling
shareholders, representing 60% of the equity interest in aggregate, sold
their entire shares in Nanjing Jinsheng to a third party. The third party
and the Group entered into an amendment to the original cooperation
agreement on the decision-making mechanism regarding key operating
and financing activities accordingly. The Group lost its unilateral control
in the Nanjing Jinsheng upon the completion of such transaction and
amendment, and accounted for its investment in Nanjing Jinsheng as an
investment in joint venture.

The joint ventures are accounted for using the equity method

in these consolidated financial statements. In the opinion of

the directors of the Company, Guangzhou Zhaoying, Foshan

Meijing, Nanjing Shengke and Chongging Hanzhi are the

material joint ventures of the Group for the years ended 31

December 2025 and 2024. Summarised financial information

of the Group’s material joint ventures are set out below,

which represented amounts shown in the respective joint

ventures' financial statements prepared in accordance with the
accounting policy of the Group.

P
o
i3

¥R E)

=
Rp

(ii)

(iii)

(iv)

Jat

REZEARWARKERZMA - AEEBREEBER
AT ELAEEEHEAMIREEHZFARERL
=] o Eit - WEURKENAEREANR o

AEBHEMRERN2EES YN _F_AFER
HEKZARBIT

REZE-WE+=A=+—H FILEELAFEEES
51% s - MBILE=7 A HFEREFRAR (DR
YIFE ) RIS BB TA9%E - ARGHILEE 2 BT
HEMSETRR—BRAE - BARINAELEBZAE
®E e —F_ME  FBIUEEFIENERLHBERFR
g e

BEBRER  HLUEEEZS T2 AREIR -
—hECEAYERE  MEFRERE  ERAEEH
REENERTE  AEEBEEHAMBRRR IR
MARERSEEME - Bt R=ZT_HFHA ' &%
B ERYI|FEEE1ERE - s REELERMEEH
ZRE BHBILBERRAG E—FULZREEB
B RAREARREEEEHERRE - Bt 0 A%
EESHRILBE 2 - ERNARARZHEBAR -
WHEHAEROILEE A A 2 S ERRSEAR
#£459,924,0007T ° A K@ 251 %R MRS TE

AEEEA(EENBRSEN) FIREHE 2R
SHEAR  MERSHILEEREZERTAHBE
MEFRE R HE—ABREE - WBEMAKREAK
SIS EEWEE -

RZTBZWE+-A=+—H BRYE/LEEFER
BWMBRA - R=ZE-RE+-F - FIAEFERERR
(ARG EREC0% ) HEE 2N AR 2 Bl
TE=H - ZE=HEAEEYREERHER L —AE
A AT B RRAEE REHE] o NIEK
BHR G R(ERTE  AEBKEERYE 2 B EEH
- UBERERYEZEEARSNAERE R

RZERAUBHRERFEBEREA
R REE_ZE_AFR_

ZMETZA=ZT—BIEFEE - EMNER
BRILEE  EREMIEEREOR/AEEZ
ERAZRE -AKEEAGELEZMKE
R EHI N T (BREARB ST RRRERZ
BRECEMBRRAZEHE)
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18 INTERESTS IN JOINT VENTURES (continued) 18 MEEDEZELR &)
J#

Guangzhou Zhaoying EMEB R
2025 2024
—E-RE —EOF
RMB’'000 RMB'000
AR¥T T AREETTT
Current assets MENEE 3,468,152 3,988,743
Non-current assets IERmEEE 1,650 1,650
Current liabilities mEAaE 2,111,126 2,353,301
Revenue Wz 869,479 370,919
Loss and other comprehensive income FAFEEREMEE NS
for the year (278,416) (138,902)

Reconciliation of the summarised financial information
presented above to the carrying amount of the interest in

Guangzhou Zhaoying was set out below:

EX 22 B AR R RN B 2 2
SEEEHERIIT -

2025 2024
b SO St S
RMB’'000 RMB'000
AR¥TT AR¥ETTT
Net assets of Guangzhou Zhaoying EMNBmZEEFE 1,358,676 1,637,092
Proportion of the Group's ownership REB PR EMBRIET 2
interest in Guangzhou Zhaoying LI 50% 50%
Carrying amount of the Group's interest in AEBFFEEMNBRERSY
Guangzhou Zhaoying BRTEE 679,338 818,546
Less: impairment loss recognised W FRNER ZRERRE
during the year 235,522 211,453
Carrying amount of the Group's interest in MR E R ZREEEE
Guangzhou Zhaoying net off impairment REEMFEMNBRER
loss recognised BEmEE 443,816 607,093
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18 INTERESTS IN JOINT VENTURES (continued) 18 MREEB X RIS &)

Foshan Meijing #RILER
2025 2024
—E_HE — T U4
RMB’'000 RMB'000
AR¥T T AREET T
Current assets RENEE 2,283,309 3,039,126
Non-current assets EmEEE 40,862 6,629
Current liabilities mEAE 159,954 850,899
Non-current liabilities EmBEE 385 10,008
Revenue s 766,771 1,470,443

(Loss)/profit and other comprehensive income SR (EE ), & &

for the year H i 2 E K (21,016) 159,136

Reconciliation of the summarised financial information

presented above to the carrying amount of the interest in EREES RSN T ¢

Foshan Meijing was set out below:

EXENZHBERMBERFILEEER L

2025 2024

—E-HE —T-NEF

RMB’000 RMB’000

ARBTT ARBTFT

Net assets of Foshan Meijing FILEBEZ EEFE 2,163,832 2,184,848
Proportion of the Group's ownership REBFTFHBILEREGRE

interest in Foshan Meijing = Endua]l 25% 25%
Carrying amount of the Group's interest REBPFHILERER 2

in Foshan Meijing BRTEE 540,958 546,212
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18 INTERESTS IN JOINT VENTURES (continued) 18 MEEDEZELR &)

Nanjing Shengke B2z
2025 2024
—E-ERF —Z O
RMB’'000 RMB'000
AR¥T T ARBET T
Current assets RENVEE 4,925,206 3,290,478
Non-current assets IEREEE 127,386 36,661
Current liabilities mEAE 4,257,812 1,300,822
Non-current liabilities EmBEE 106 1,200,461
Loss and other comprehensive income FAFEEREMEE NS
for the year (31,182) (44,090)

Reconciliation of the summarised financial information
presented above to the carrying amount of the interest in

Nanjing Shengke was set out below:

EXENNZHBERBRE
IREEH RSN

BN R B ES

2025 2024

—ECAF —ETPF

RMB’000 RMB'000

ARBTT ARETTT

Net assets of Nanjing Shengke BARERZBEFRE 794,674 825,856
Proportion of the Group’s ownership REBEPESARERNERE

interest in Nanjing Shengke LI 50% 50%
Carrying amount of the Group's interest NEBEFEERERERZ

in Nanjing Shengke BREE 397,337 412,928
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18 INTERESTS IN JOINT VENTURES (continued)

18 REBLEZET @)

Chongging Hanzhi EEBE
2025 2024
—E-RE —Z U4
RMB’'000 RMB'000
AR¥T T AREET T
Current assets MENEE 603,242 670,709
Non-current assets EmEEE 10 10
Current liabilities mEAE 32,986 95,937
Non-current liabilities ERBEGE 11,274 11,236
Revenue W s 43,884 106,961

(Loss)/profit and other comprehensive FER(ER) %5 &

income for the year Hth 2 E e (4,554) 116

Reconciliation of the summarised financial information
presented above to the carrying amount of the interest in

Chongging Hanzhi was set out below:

EXENZHBENMBZEAREEREES
FREEHRREIIOT

2025 2024

—EB-HE —T-NEF

RMB’000 RMB’000

ARBTRET ARKETT

Net assets of Chongqging Hanzhi EERECEESE 558,992 563,546
Proportion of the Group's ownership AEEfMTEEHERAE

interest in Chongging Hanzhi = Enduat]l 50% 50%
Carrying amount of the Group's interest in REBMHFEEDERRZ

Chongging Hanzhi BEmE 279,496 281,773

The aggregate information of the Group's interests in joint
ventures that are not individually material that are accounted

for using the equity method are set out below:

AEERNERNME L TEANRIZEREARZ
BECEEGCELERFIIWT

2025 2024
—E-RE e 1153
RMB'000 RMB'000
ARBFE AREFT
The Group's share of loss and total AEEDHEEREEREEEE
comprehensive income (58,645) (66,023)
Aggregate carrying amount of the Group's REBNIIEERELEDERER Y
interests in immaterial joint ventures AR E4%E 609,279 1,291,759
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19 FINANCIAL ASSET AT FVTPL 19 BAFEFAERZEHERE
The amounts represented the Group's investment in 15% B SRR A S B R — H e B A RS
equity interest in the registered capital of an unlisted company H)SE B ARG AR AR 15% BRI IRE » 5%
incorporated in Chinese Mainland, which is engaged in NAWREMHER -

property development.

During the year ended 31 December 2025, a fair value loss of BE_T_AF T _A=1t—HLEE B
RMB 142,000 (2024 fair value gain of RMB29,649,000) has been R ARK142,000c A FEEBE(ZZ M
recognised. F REEKEAREE29,649,0007T) ©

20 DEFERRED TAXATION 20 EFERIE
For the purpose of presentation in the consolidated statement HEAMBRARNZEIIME - & TEEFRIE
of financial position, certain deferred tax assets and liabilities BENBBELEE - UTRAELEHIBELER
have been offset. The following is the analysis of the deferred DITALERA B ER3R2 F9 -

tax balances for financial reporting purposes:

2025 2024
—E-RFE  —TopmF
RMB'000 RMB'000

AR®TRT ARETET

Deferred tax assets AT I & B 808,021 760,899
Deferred tax liabilities EEFIEAG (378,256) (391,988)
429,765 368,911
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20 DEFERRED TAXATION (continued) 20 REBIHE ()
The followings are the deferred tax assets/(liabilities) UTRARENERZELEHEEE,(BF) R
recognised and movements thereon during the years: A%

Temporary

Fair value Temporary  Temporary  Temporary  differences

Temporary adjustment differences ~ differences differences relatedto

differences onproperty  Dividend  relatedto relatedto  related allowance

on LAT Tax under  withholding ~ impairment- right-ofuse  tolease for expected
provision losses ~ development tax  ofinventory assets  liabilities ~ creditlosses  Others* Total

2RE

L8R B HEEWE  ERRE REGRR  RERE

B2 %z BH: EEREZ  REz ABREEZ

ERZE  HAEE NVERE RERAM  EREE  EWEE  ERER  ERER R it
RMBOOO  RMB'00  RMB'0O0  RMB'00  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'00
AR¥Tn  ARETR ARMTZ ARMTR ARMTR ARMTRL ARMTR ARRTR ARMTR  ARMTR

At 1 January 204 R=E-mE-5-R 499706 288703 (115360 (262128 - 233 (74972 125,731 (102217) 431786
(Chargel/creditto profitarloss (Note ) RER(HI) /2 A (29) (6548 (113100 - g 099 @4 0780 17 B0 (8287

At31 December 024 and 1 January 05 R-B-MET-A=1-AR
“E-RF-f-A 403,158 175603 (115360) (232304 20,979 7886 (54192 125908 (26,767) 368,911

Crealt/(charge) toprofitorloss (Note )~ R EZ3 A/ (108 )(#29) 65,056 (8,845) - 3000 (0979 (754 17,797 735 (6,196) 60,854

At 31 December 2025 WIECRETZA=t-B 468214 166,758 (115,360)  (197,264) - 50,132 (36,395 126,643 (32.903) 429,765

& Others mainly included tax effect of temporary differences arising from * HtFrEaREETRMERKIER 2 A AR AREZSEK
contract costs and deduction of construction costs of certain property NBEEZEREZBIRBETVE -

development projects.

At 31 December 2025, the Group had unused tax losses of RZZE_RAF+-R=+—H8 A5B#%HE
approximately RMB8,362,076,000 (2024: RMB7,695,033,000), ABABEBENH ARYS,362,076,0007T (=
available to offset against future profits. Deferred tax T_mF : AR¥7,695033,0007T) A f#
assets have been recognised in respect of such losses of HEE B &Ra A o B REE AR 667,032,000
RMB667,032,000 (2024: RMB702,412,000) at 31 December T(ZZEZME - AR%702,412,000T) © B
2025. No deferred tax asset has been recognised in respect RZEZRAF+-A=+—HHERBELEH
of the remaining RMB7,695,044,000 (2024: RMB6,992,621,000) THEE o AR FERIR R & A ZRRE - Bt
as at 31 December 2025 due to the unpredictability of future RZZE_AF+_RA=+—HBUEERKTA
profits streams. Included in unrecognised tax losses are R #7,695044000c (ZZ2 - : AR
losses of RMB6,473,838,000 (2024: RMB5,789,308,000) as at 6,992,621,00070 ) ERAIELEHRBEE - R_F
31 December 2025 that will expire in five years from the dates —hFE T A=+ —HRARBERNIBEEET
they were incurred. Other losses may be carried forward B8 AR #56,473,838,000C(ZF_H4F : AR
indefinitely. #5,789,308,0007T ) MR E L B HE 5T A Fi&/E

o BB IR AT B R HRAEES o
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EHE=

20

2]

EoAFFZA=1—HIFE

DEFERRED TAXATION (continued)

As at 31 December 2025, the Group had unrecognised
deductible temporary differences of RMB791,890,000 (2024:
RMB889,936,000) attributable to the capitalised interest
expenses arising from the intra-group borrowings, and
RMB2,182,768,000 (2024: RMB1,102,250,000) attributable to
the write-down of properties for sale, expected credit losses
and impairment of investments in joint ventures. No deferred
tax asset has been recognised due to the unpredictability of
future profit streams.

20 ELEFIE &)

R-ZFE-_AF+-A=+—H A&EEEXE
SRR TR R = 58 A R #791,890,0007T (=
T N4 - AR#889,936,0007T) ¢ It 55 A
REEARBMEEELEZERLFEFAS @
AR¥2,182,768,000c (=T =—WF : AR
1,102,250,000 7T ) Bl &5 A& 54 AT 4 Y & 1 35 2
W B EEBEERRAECEZEREZR
B o BN A] T8 R R 2% 7 KR - I R
BEERBEE -

PROPERTIES FOR SALE 21 AHHEYE
2025 2024
—E_REF —E
RMB’'000 RMB'000
AR®T ARBET T
Completed properties for sale B3R T Al N EYE 17,977,732 16,422,740
Properties under development for sale EREP R HEEEYE 32,252,659 42,831,935
50,230,391 59,254,675

The amount of properties under development for sale
expected to be completed and available for sale after more
than one year is RMB20,504,246,000 (2024: RMB8,841,439,000).

As at 31 December 2025, leasehold land with carrying values of
approximately RMB 11,250,767,000 (2024: RMB12,233,355,000)
have been pledged to secure bank and other borrowings
amounting to RMB1,837,989,000 (2024: RMB2,036,955,000)
granted to the Group (see note 28).
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HERAEELN A ARK11,250,767,000 7 (= F
—OE : AR#12,233,3550007T) 2 HE
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21 PROPERTIES FOR SALE (continued) 21 AEHEME )
Certain properties under development impaired in prior year FFHRBENE TERPUEERAFE R
was sold during current year, the respective impairment of % BRI EMEA R#%262,082,000T(=F
RMB262,082,000 (2024: RMB781,479,000) was written off. As —POE : AR¥781,479,0007T) c R-E_—Fh
at 31 December 2025, the carrying amounts of properties FHZA=+—H  REAMBE AT HEY
for sale amounted to approximately RMB50,230,391,000, net 7 BR T B 49 A R #50,230,391,000 7t (0 & A
of write-down of RMB1,514,534,000 (2024: carrying amounts R #1,514,534,000 7T iRk ( — = — U 4F : BR
of approximately RMB59,254,675,000, net of write-down of E{E % AR #59,254,675,0007C © Bk A RE
RMB639,566,000) in Chinese Mainland. 639,566,0007T KR ) ©
The acquisition cost of interests in leasehold land for property FAREBARED  AHUEEFZEEMERE
development for sale in the ordinary course of business are TR R A S B AR ET AR S 2 o

included in properties for sale.

RMB’000

AR¥TT
Analysis of leasehold lands: HET 2D :
As at 31 December 2025 R-ZB-RAF+=A=t+—H
Carrying amount BRE(E 44,386,051
As at 31 December 2024 R-ZB-mFE+=A=+—H
Carrying amount FREE 43,338,301
For the year ended 31 December 2025 BZE-_Z-_AF+-A=+t—HLEE
Total cash outflow for leasehold lands HE IR SR AR 6,070,882
Total carrying amount of leasehold lands acquired BARE T RREE 9,001,837
For the year ended 31 December 2024 BE-_Z-_NF+-A=+—HLEE
Total cash outflow for leasehold lands HE IR & 42 5,308,677
Total carrying amount of leasehold lands acquired BABET HEREE 3,061,017
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22 TRADE AND OTHER RECEIVABLES

22 FERRHMWEYRIR

2025 2024
—E-RE —E 4
RMB’000 RMB’000
ARBT T ARBETTT
Trade receivable (Note i) SR UG IE (H5E)
— contract with customers —HEFPHEH 9,134 9,352
— operating lease receivables — A THE R A 4,948 6,606
14,082 15,958
Other receivables H th fE W R IE
Other prepaid non-income tax H A FaR FEPRIS 1,850,859 2,052,639
Other receivables and prepayments H b fE U 5K 8 & TS FOAR
(Note vi and viii(e)) (B et viRviii(e)) 714,367 634,401
Amounts due from intermediate holding AR R 2 ONGIE
companies (Note ii and viii(a)) (K1a%ii Kviii(a)) 3,280,825 3,566,608
Amounts due from non-controlling interests JE W S 122 B e 2 0 1B
(Note v and viii(c)) (Bt atv Rviii(c)) 14,596,308 17,194,230
Amounts due from fellow subsidiaries FE U R [t B A RIFRIA
(Note ii and viii(b)) (Bt etii Rviiib)) 15,400 16,647
Amounts due from associates g NG E @
(Note iii and viii(d)) (Bff =i Kviii(d)) 4,259,104 4,791,238
Amounts due from joint ventures JEW & & EFRIA
(Note iv and viii(d)) (HtizivRviii(d)) 2,038,148 2,245,981
26,755,011 30,501,744
Less: Amounts expected to be received W TR — F R WA IR
after one year:
Amounts due from associates JE Wi B i R R FRIA
(Note iii and viii(d)) (BT aFiii R viii(d)) 4,040,600 1,852,052
Amounts due from joint ventures B A & EFKRIA
(Note iv and viii(d)) (BiaFivviii(d)) 1,783,988 1,935,122
Amounts due from non-controlling interests FEUG FEIZ AR fE 2 TR A
(Note v and viii(c)) (Wiztv Rviii(c)) 13,438,622 15,210,522
Non-current portion of other receivables H b U s B IE R BN 20 19,263,210 18,997,696
Current portion of other receivables HAth e R IE R R BN B 7,491,801 11,504,048
Current portion of trade and other receivables 275 & H b & W TH )R Eh 326 7,505,883 11,520,006
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22 TRADE AND OTHER RECEIVABLES

(continued)

Notes:

(i)

Trade receivables mainly arise from properties operation income and
rental income from the Properties Segment.

The Group's credit terms with its trade customers are generally within
30 days. The Group seeks to maintain strict control over its outstanding
receivables in order to minimise credit risk. Overdue balances are
reviewed regularly by senior management.

Considerations in respect of properties leasing are paid in accordance
with the terms of the rental agreements, normally within 30 days from the
date of invoices.

The ageing analysis of trade receivables at the end of the reporting
period, based on the invoice date, is as follows:

22 FBREMmRWEIR )

Bt -

(i)

EBEBKREIERBMED BOYELERARES
WA e

AEBEEEESEPZEEH—RB0AN - AKE
TISRERAE PR B E R IR O 2 FEGRIE - AR EREEER
o RREEARTEREMAER o

WEBEZ KERBBERRGER—RNER AR
30HAXAT °

W& RRAE ARERBEE 2 2B REFURRR
DA

2025 2024

—E-REF —ZE_MF

RMB’'000 RMB'000

AR¥F T ARBFIT

0- 180 days 0%E180H 9,926 11,770
181 — 365 days 181%365H 1,042 60
Over 1 year HBiA—F 3,114 4,128
14,082 15,958

Included in the Group's trade receivables balance are customers with
aggregate carrying amount of RMB155,000 (2024: RMB157,000) which
are aged over 30 days and past due at the end of the reporting period
for which the Group has not provided for impairment loss. The Group
assessed the credit quality of trade and other receivables based on
historical default rates and the repayment records to consider adequacy
of allowance has been made at the end of the reporting period.

The amounts are unsecured, interest-free and repayable on demand.

Included in the current receivables as at 31 December 2025, amounts of
approximately RMB100,000,000 (2024: RMB254,668,000) are unsecured,
interest-bearing at fixed rate of 2% (2024: fixed rate ranging from 2% to
6.175%) per annum and repayable on demand or within one year. The
remaining amounts of current receivables are unsecured, interest-free and
repayable on demand for both years.

Included in the non-current receivables as at 31 December 2025
and 2024, the amounts of approximately RMB1,730,532,000 (2024:
RMB1,643,804,000) are unsecured, interest-bearing at fixed rates ranging
from 2% to 8% (2024: 2% to 8%) per annum and repayable over one
year. The remaining amounts of non-current receivables are unsecured,
interest-free and repayable over one year for both years.

(i)

(iii)

7 £ (8 3 75 e WS OR A ok ) BR TET (L 48 3B A R #5155,000
T(ZZE-WF : AR¥157,0007T) @ BRécH#8iB30R -
RBERRSEAR RS - MAKE L REHRERESR
B - AREENBEZBOE RETLHFEER R
HBEREFEER  ITRRERREAREEH
TEH TN BHE -

ZEEREIER  RRWERERKER -

REZE-RAF+-A=+—HHORBEKFIER - AR
##7100,000,0007T (= Z Z M 4F : AR 254,668,000
TT) REER 2% (ZZZWmF : BEME2%ZE
6.175%) KB E FFI K5t B RBRBREELIN —FA
BE - RMEFERN - RBNERFRRN AR QIR
RERBERER -

RIB-_RAFR-T_NFT+_A=T—HNERDE
WHRIBER - ARK491,730,532,000C( ZF=M04F : A
R#1,643,804,0007T) BEEI « 2% E8%(=F =
F 1 2%Z58%)HIEE FHHRF B RN —FRER - W
BEFERN - ERBEBAIBN A BERIF - £ RN
—FREE -
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CREE & A

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

22 TRADE AND OTHER RECEIVABLES

(continued)

Notes: (continued)

(iv)

Included in the current receivables as at 31 December 2025, amounts of
approximately RMB80,000,000 (2024: RMB100,000,000) are unsecured,
interest-bearing at fixed rate of 2% (2024: 2%) per annum and repayable
on demand or within one year. The remaining amounts of current
receivables are unsecured, interest-free and repayable on demand for
both years.

The non-current receivables as at 31 December 2025, amounts of
approximately RMB889,320,000 (2024: RMB1,416,788,000) are unsecured,
interest-bearing at fixed rates ranging from 2% to 6% (2024: 2% to 7%)
per annum and repayable over one year. The remaining amounts of non-
current receivables are unsecured, interest-free and repayable over one
year for both years.

As at 31 December 2025, amounts of RMB193,621,000 (2024
RMB1,465,000) were denominated in HK$.

Included in current receivables as at 31 December 2025, amounts of
approximately RMB193,621,000 (2024: Nil) were unsecured, interest
bearing at fixed rates at 3.6% per annum and repayable on demand
or within one year. The remaining amounts of current receivables are
unsecured, interest-free and repayable on demand for both years.

The non-current receivables are unsecured, interest-free and repayable
over one year.

As at 31 December 2025, amounts of RMB160,000 (2024: RMB1,294,000)
are denominated in HK$.

Details of the expected accredit loss assessment of trade and other
receivables are set out in note 32.

(@)  Amounts due from the intermediate holding companies mainly
represented advances to such intermediate holding companies,
which may be used to settle the balance due to the other
intermediate holding companies;

(b)  Amounts due from fellow subsidiaries mainly represented advances
to such fellow subsidiaries, which may be used to settle the balance
due to other fellow subsidiaries;

(©)  Amounts due from non-controlling interests of project companies
mainly represented advance distributions of project profits, which
may be settled by dividend to be declared to such non-controlling
interests;

(d  Amounts due from associates and joint ventures mainly
represented the shareholder loans required for the development of
the projects carried out under the respective project cooperation
agreements; and

(e) Other receivables and prepayments which consisted of (i) other
receivables which, in descending order of significance of the
amount, were land completion guarantee fund, demolition and
relocation guarantee fund, and property maintenance fund etc.;
and (i) prepayment which, in descending order of significance of
the amount, were prepayment of maintenance fund, landscaping
compensation, electricity deposit, and advance payment for
construction project.
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R-ZZE-AF+=-A=+—8  AR%¥193,621,0007T
—Z—pusE : AR¥1,465,0007T) N A EEEHE -

REZZ-AF+-A=+—HORBEKRER - A
EM%’H‘?:‘I,GZ'\,OOOE(f%f@i D) REER A
36%HEEFF R B RBRERKERIN —FAE
R RMEFEAR - REBBRRANESRDEER - 2
BRERELRER -

IERBNEW B AEIER - RERR—FRIEE -
R-ZE-_RAF+=-A=+—0 ' AR¥160,0007T(=
ZPO4E : ARREE1,294,0007T ) B & RBIAE B EHE o

ESUYERI T
2o

K 2 B R R R R R IE B M T

(a) %H&Fs‘ﬂ%}?%@
2R BEARKA AL ANEERE
%"T%ﬁlﬁﬁ%ﬁ% ;

RFREBIEMZEMRERA
A At R e 4

k) BRARKBARDKAZBEAZSARKBA
ﬁ@a BT SRS AN KA R RA
BARNERSY ;

(0 EHIRE ARIZEE Hx%ﬁ?ﬁlﬁiﬁﬁlﬁ =piRl[:p]
DR - RO R R i i AR S IR
ERE IR S AN

(d) EHEERTF
RN

REELERBEREREBEFHR
FATRERAEMBENRRER &

(e) E‘r&ﬁguﬁl R RN RS ¢ () E 4R

CREEANEFHED D BB LR RER

% BREABREES  URDEREES

% RONVENFOR - MEBA/NEFHI DB

B EES  SBEXRLEE EERSRESR
HHERNHE




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2025

HE—

—AFFZA=+—HAILFE

23 CASH AND CASH EQUIVALENTS AND
OTHER CASH FLOW INFORMATION

(a)

Bank balances and cash/restricted bank deposits

Bank balances and cash include demand deposits and
short-term bank deposits amounting approximately
RMB9,292,812,000 (2024: RMB10,540,868,000) for
the purpose of meeting the Group’s short-term cash
commitments, which carry interest at market rates
ranging from 0.1% to 2.0% (2024: 0.1% to 2.1%) per
annum.

As at 31 December 2025, restricted bank deposits
held in designated bank accounts amounted to
RMB1,827,919,000 (2024: RMB2,193,581,000).
These mainly comprised RMB1,385,118,000 (2024:
RMB1,875,214,000) restricted under applicable
government regulations for designated property
development projects, and RMB430,335,000 (2024:
RMB286,370,000) restricted due to litigation.

Analysis of bank balances and cash denominated in

31@%& cRIIREEE AR AR S

/)ILE §*4

(a)

RITHEBEBR S/ ZRERITFER

RITERE R BREANREASEEH
REeFERFHENEHRAERREHARITERDHA
R #9,292,812,000t (ZE =M% : AR
#10,540,868,000 7T ) * E Ty & 1 45 F H)
BNAF01%E2.0%(ZZ =4 : 0.1% =
2.1%)5t 8 o

%:::£¢+*Hj+—5 &
BERITERPZZIMAARITERABAR
#1,827,919,000 (ZE =N F : AR
2,193,581,0007t) * E ZBFEIREE A K
R BBETHEREEE MIRA
B AR #1,385,118,0007T (=& — PU 4 :
AR #1,875,214,0007T) * LA K A FFEA M

SR HI89 A R #430,335,000t( = =/
F : AR#286,370,0007T) °

NAEBREERIGEEEAINEREHE

currencies other than the functional currency of the ZRITRARIREDITINT :
entities of the Group to which they relate:

2025 2024
fmp i ;SO — 1t
RMB'000 RMB’000
ARBTT ARBFT
Denominated in HK$ B EHE 742,329 264,330
Denominated in US$ LAZETTEHE 56,936 56,554
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

23 CASH AND CASH EQUIVALENTS AND 23 REREFRBTREUAREMRS

OTHER CASH FLOW INFORMATION REBER (#)

(continued)

(b) Reconciliation of liabilities arising from financing (b) BEEE BEHER
activities
The table below details changes in the Group's liabilities TRANAEERETH 2 AEES
arising from financing activities, including both cash BRE MRS ET) - mﬁﬁxﬁ@]@iza
and non-cash changes. Liabilities arising from financing BEINIEEREREXARKRRERENES
activities are those for which cash flows were, or RemearTHELARETHHREREL
future cash flows will be, classified in the consolidated BE-

statement of cash flows as cash flows from financing

activities.
Non-cash changes
30k L)
Non-cash

1 January Financing Exchange  Finance costs Dividend transactions 31 December

2025 cashflow  adjustment incurred declared (Note 39) 2025

R-BZRF FREEM 5835 i

-B-B HERERE ExRR AEHA  EERRE (#i#39) t=R=1-H

RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000

ARBTR  ARMTR  ARBTR  ARMTR  ARMTR  ARBTRT  ARETR

Bank and other borrowings ST REMEE 20,917,345  (1,445,189) - 1,073,544 = - 20,545,700

Lease liabilities HEaR 287,542 (38,453) - 9,564 - (58,127) 200,526
Dividend payable EMREGIARH
(included in trade REMENFR)

and other payables) 969,075 - - - 1.931,675  (1,938,642) 962,108

22,173,962 (1,483,642) - 1,083,108 1,931,675 (1,996,769 21,708,334
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

23 CASH AND CASH EQUIVALENTS AND
OTHER CASH FLOW INFORMATION

(continued)

(b) Reconciliation of liabilities arising from financing

activities (continued)

23 BEeRERBSEEUREMEBES

(b)

REER &)

Non-cash changes

BERSZARHK

FReEY
Non-cash

1 January Financing Exchange Finance Dividend  transactions 31 December

2024 cash flow adjustment  costs incurred declared (Note 39) 2024

R-B-mE FEHEA) FRERS 13

-F-B  #ERgNE B A% HERA EERRE (H#39 T=R=1-R

RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000

ARETT ARETT ARETT ARETT ARETT ARETT ARETT

Bank and other borrowings  $RITREMEE 20,203,999 (670.253) 42,540 1,341,059 - - 20917, 345

Lease liabilities HERR 369,292 (74573) - 15493 - (22,670) 27,542
Dividend payable EAREGIAEBR

(included in trade and Eb e R)
other payables) 962,031 (53,703) - - 310,988 (250,241) 969,075
21,535,322 (798529) 42540 1,356,552 310,988 29) 22,173,962
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

23 CASH AND CASH EQUIVALENTS AND

OTHER CASH FLOW INFORMATION

(continued)

() Net cash inflow/(outflow) arising from the
acquisition of subsidiaries
Foshan Merchants Baohua Real Estate Co., Ltd
("Foshan Baohua”)

Assets and liabilities recognised at the date of

23 BeREERTBAURREMRE

REER &)

(© RAWEBEHELR
) FER

BLUERRERGLERRD A

(T LB )

AzBRERA R

R ERRzEENRERE

acquisition:

RMB’'000
ARBTT
Bank balances and cash RITEBR R ® 1,119,760
Other receivables and prepayments H A R U R IE I TE A 3R 1,356,410
Prepaid income tax TR ATIS AL 90,129
Contract costs EN DTN 3,928
Deferred tax assets REHIEE E 25,445
Property under development for sale TREPAHEEE 3,118,183
Bank and other borrowing RITREMEE (598,389)
Trade and other payables 05 R E MRS B (455,576)
Contract liabilities BRBE (2,846,310)
1,813,580

Less: carrying amount of interest in joint venture of 5 : RIKEE B LEEA L ¥
Foshan Baohua as at the date of acquisition A ERMEE 465,002

Gain on remeasurement of the joint venture of ERLEESLCEZEHN 2 NS

Foshan Baohua (note 18 (iii)) (K718 (iii)) 459,924
Non-controlling interest FEFER M 2 888,654
Cash consideration paid in current period AEERNBESNRE =

Net cash inflow arising on acquisition of BRAKENBARMBEEEMELERN

assets through acquisition of subsidiary: e RAFH

Cash consideration paid in current period AEBEMNBESRE =
Less: Bank balances and cash acquired B RITREBRKRERE 1,119,760
Net cash inflow WERNFHE 1,119,760
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

23 CASH AND CASH EQUIVALENTS AND
OTHER CASH FLOW INFORMATION

(continued)

(c)

Net cash inflow/(outflow) arising from the
acquisition of subsidiaries (continued)

Xi'an China Merchants Garden City Real Estate Co.,

Ltd (“Xi'an Garden City")

Assets and liabilities recognised at the date of

23 BEeRERBSEEUREMEBES

35 B2
ILEEH

®t®)

(© REKBHBRARAZRSRA (R
) FERE)

AZAELEREERRAT

(TERIEER )

REERERRCEERERE

acquisition:

RMB’'000
ARBTT
Bank balances and cash RITHEMRRIE S 140
Other receivables and prepayments H b JiE W R TE R A 3R 0B 63,944
Prepaid income tax SEARIEE S 297
Property under development for sale ERERPAHEEYE 6,646
Trade and other payables 2% N H Ath FE A R0 (25,315)
45,712
Cash consideration paid in current period AEYPEMESNRE 45,712

Net cash outflow arising on acquisition of assets BAYENEARMEBEEEMEENR S

through acquisition of subsidiary: AR -

Cash consideration paid in current period KEBEAIRESRE (45,712)
Less: Bank balances and cash acquired B RITEREMSE S 140
Net cash outflow WL FRE (45,572)
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For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

23 CASH AND CASH EQUIVALENTS AND
OTHER CASH FLOW INFORMATION

(continued)

(d) Net cash outflow arising from the disposal of
subsidiaries

Guangzhou Junyao Real Estate Co., Ltd. (“Guangzhou
Junyao”)

The total effect of disposal of Guangzhou Junyao on the
Group's assets and liabilities is set out below:

23 BeREERTBAURREMRE

REER &)
(d) HEMBARZIE®RLFE
ENEZREHESRAT(TEMNER])

EENEREAEBEZEERAGBZAE
BREssIm

RMB’'000
AR¥TT
Bank balances and cash RITHEMR RS 9,539
Restricted deposits SR H1F R 11
Other receivables and prepayments E A & YRR IE I TR FRIE 1,597
Prepaid income tax TR AT1S AL 4,874
Property under development for sale BRPAHHEDFE 41,739
Trade and other payables 275 N H At RS F0E (12,378)
Contract liabilities BREE (36,651)
Tax payables e IR (1,018)
Non-controlling interest FEFER R (3.152)
4,561
Loss on disposal of a subsidiary (Note 37) HE—RHKE AR ZEE(ME37) (2,542)
2,019
C sl cone ereiion cashved n cuneit peied AMCYRORE 2,019
Net cash inflow arising on acquisition of BRWENE AR MEE EEMEED
assets through acquisition of subsidiary: WEMAFE
Cash consideration received in current period AHEWIRSRE 2,019
Less: Bank balances and cash divested B RITRE R IR & IR (9,539)
Net cash outflow WML FHE (7,520)
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

23 CASH AND CASH EQUIVALENTS AND 23 e REFARESBEBEUREME S
OTHER CASH FLOW INFORMATION REER &)

(continued)

(d) HEMBARIZREREFRE)

(d) Net cash outflow arising from the disposal of
subsidiaries (continued)

Nanjing Jinsheng Real Estate Co., Ltd. (“Nanjing FRYBREHERBRERAD(ERES

Jinsheng”)

The total effect of disposal of Nanjing Jinsheng on the

Group's assets and liabilities is set out below:

B 1)

ErEHssmT

HEARYBREASEZEERAGBZLE

RMB’'000
AR¥®TT
Bank balances and cash RITHEMRRIE S 3,660
Restricted deposits S EHES 658
Other receivables and prepayments H A & WK IE I TR R IE 20,750
Prepaid income tax SEANNZ IR 1,277
Property under development for sale BRBPAHELEDE 23,502
Trade and other payables 75 R H A RN A (27,764)
Contract liabilities BREE (3.399)
Non-controlling interest IR R (11,210)
7,474
Less: gain on disposal of a subsidiary (Note 37) B HE—REH B AR 2 a1 iE37) —
Carrying amount of interest in joint venture of RZB-RAF+-A+\BEERYE
Nanjing Jinsheng as at 18 Dec 2025 RECE s ERMREE 7,474
Cash consideration received in current period AREAE WIR S KRB -
Net cash inflow arising on acquisition of BRKEMNEARMBEEEMEED
assets through acquisition of subsidiary: WEMAFH
Cash consideration received in current period AHBERRSRE =
Less: Bank balances and cash divested B RITHEB RIS R (3,660)
Net cash outflow e FE (3.,660)

—ToRFEFHR HBERBMARATE 249



OTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R M

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

24 TRADE AND OTHER PAYABLES

A__\
AL

24 FERRHMEATRIR

2025 2024

—E-RE e 1153

RMB’000 RMB’000

AR¥TT ARBFT

Trade payables (Note i) R RE N RRIA (M) 7,986,829 7,807,293

Other payables H At T FRIE

Other non-income tax payables H M IEFTS R 5 E 1,967,065 2,537,579

Other payables and accrued charges (Note iv)  E#tfETE K a1 FH 7 (Kativ) 1,041,279 1,265,764
Amounts due to intermediate FEAST PRI 4R AR X B R IE (B 2 )

holding companies (Note ii) 4,889,724 4,927,084
Amounts due to non-controlling interests FEASE S5 R He o SR I (B i)

(Note iii) 2,193,984 2,172,040
Amounts due to fellow subsidiaries (Note ii) FET R R M B A R kB (K aFii) 3,263,557 3,479,599
Amounts due to joint ventures (Note ii) BT & & ERIE (K Fi) 1,648,360 1,625,492
Amounts due to associates (Note i) P B & X R RRIE (B aii) 5,618,062 3,396,020
Dividend payable e A B, 962,108 969,075

21,584,139 20,372,653
Trade and other payables 7% R E A PR IR 29,570,968 28,179,946

250 China Merchants Land Limited Annual Report 2025



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

)

B %% ¥Rk MY RE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

24 TRADE AND OTHER PAYABLES (continued)

Notes:

0]

(i)

(i)

(iv)

Trade payables arise from Properties Segment comprise construction
costs and other project-related expenses which are payable based on
project progress and the credit period of these trade payables would be
as long as one year. The Group has financial risk management policies in
place to ensure that all payables are within the credit timeframe.

The following is an aging analysis of trade payables, based on the invoice
date, at the end of the reporting period:

24 B R E MR FIR )

wi -

(i)

WIS B2 N A B IR R SR AN R E IR B AR R
Fx DIRBRBEENN  BRFEBENREAZE
BRI RE—F - AREEREMBERRERBR - A
RRAARNFIREEEERRA -

AT ARERE BRAE B RER A B EZ EBEAR
BRER T -

2025 2024

—E_-REF —E N4

RMB’000 RMB'000

AR¥T T ARBF T

Within 1 year —EUR 6,660,273 6,754,703
1to 2 years —= =4 719,283 592,331
2 to 3 years =4 230,744 208,486
Over 3 years BiB=4F 376,529 251,773
7,986,829 7,807,293

The amounts are unsecured, interest-free and repayable on demand.
Included in these amounts is an aggregate amount of RMB948,077,000
(2024: RMB981,237,000) which is related to the reverse factoring
arrangement (see note 32).

The amounts are unsecured, interest-free and repayable on demand. As
at 31 December 2025, amounts of RMB26,119,000 and RMB1,032,515,000
(2024: RMB26,707,000 and RMB1,058,584,000) are denominated in US$
and HK$ respectively.

As at 31 December 2025, amounts of RMB6,290,000 and RMB3,600,000
(2024: RMB6,436,000 and RMB3,728,000) are denominated in US$ and HK$
respectively.

(ii)

(iii)

(iv)

ZEBAEER  LEUAREREER - ZEHEFE
R R M RIE 22 B A P R 58 AR5 948,077,0007C (= F
—mE : AR¥981,237,0007s) (RKIFE32) ©

ZeBAEER  REWEBREREE RN _hH%F
+=ZA=+—8 ' ©8BAARK26119,0007T kAR
1,032,515,0007C ( = Z = [0 4 = A R#26,707,0007C &
AR#1,058,584,0007T) 7 BIASE T KA EEHE o

R-ZZE_AF+-_A=+—H 28ABAR%
6,290,0007C &2 A R#3,600,0007C (=B =4 : AR
6,436,0007T J& A R #3,728,0007T ) 75 Bl PASE 7T K A ¥ &
=
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25 LEASE LIABILITIES 25 HEAE
2025 2024
—E-FRF —E 4
RMB’'000 RMB’000
AR¥T AREETTT
Lease liabilities payable: ERNHEEEE
Within one year —ER 24,127 29,425
Within a period of more than one year BB — BB IR M E A A
but not more than two years 25,930 30,697
Within a period of more than two years B3R PR £ B N R R T F AR A
but not more than five years 25,972 27,127
Within a period of more than five years BRAFEEA 124,497 200,293
200,526 287,542
Less: Amount due for settlement with B 1218 B AR B E B IR
12 months shown under current liabilities (RNREhAaEYIR) (24,127) (29,425)
Amount due for settlement after 12 months P28 A& B RS E R FRIE
shown under non-current liabilities (RIEmEaEY =) 176,399 258,117
The weighted average incremental borrowing rates applied to HREERERBOMETHEEERFER
lease liabilities at 4.27% (2024: 4.66%). 4.27%(ZFZM4F : 4.66%) °
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26 LOANS FROM NON-CONTROLLING 26 FEREDZER
INTERESTS
Amounts represent loans from non-controlling equity holders EHESHEEARTMNB AR IFERERTE
of subsidiaries of the Company. AERK -
The maturity of the loans from non-controlling interests are 3H Hyjiﬁ mERNIBBERAERSERBZEM
based on respective loan agreements and are analysed as WZZDT :
follows:
2025 2024
—ZE-hHF —Z O
RMB’000 RMB’000
ARET T ARBTTT
Within 1 year —F LA 155,289 129,420
Between 1 and 2 years —ZERE 119,157 148,120
Over 2 years A 368 A £ 1,448,868 1,350,148
1,723,314 1,627,688
Less: Amounts due within 1 year shown B mBBEE TR —FRA
under current liabilities B HR Y 708 (155,289) (129,420)
Amounts due after 1 year shown as —F R I BIIEIERE B FEHFIE
non-current liabilities 1,568,025 1,498,268
Details of the terms of the loans are set out as below: ERIRSREFENT
Effective interest
rate per annum 2025 2024
BREFRE —E-HEF —E e
RMB’'000 RMB’000
ARBTT AREETTT
Fixed-rate loans EBEX 3.65% to 6% 154,357 464,209
(2024: 3.65% to 6%)
3.65%%6%
(ZEZMF : 3.65%F6%)
Non-interest bearing loans Tt EER = 1,568,957 1,163,479
1,723,314 1,627,688
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For the year ended 31 December 2025

EHE=

27

28

EoAFFZA=1—HIFE

LOANS FROM AN INTERMEDIATE
HOLDING COMPANY AND LOANS FROM
A FELLOW SUBSIDIARY

For the year ended 31 December 2025, the non-current
portion of loan from an intermediate holding company was
unsecured, interest-bearing at RMB Benchmark Loan Rates
offered by the People’s Bank of China or RMB Loan Prime Rate
published by the National Interbank Funding Centre (“LPR"),
and repayable in 2028 and 2029 (2024: repayable in 2026, 2027
or 2029). A loan amounting to RMB5,767,654,000 which was
due in 2026 originally, was extended to be repayable in 2029.

For the year ended 31 December 2025, loans from a fellow
subsidiary were unsecured, interest-bearing at LRP minus 130
or 160 base points (2024: LRP minus 130 or 160 base points).
The current portion amounting to RMB574,204,000 was
repayable in 2026 (2024: RMB528,409,000 was repayable in
2025).

BANK AND OTHER BORROWINGS

27 BEERATDERRERZHE QT

% %)
ﬁm

HE_Z-_AF+-_A=+—HIFE B
ERAGBERZIERBDE D BEEA - 2P EH
ARBRITIREZ ARBELEEFHF XL 2B IR
TERZEREFRLABHAREERERF X
([EFEEMEDFE  WARZZ-NEZ
ToNFEE(ZE_NE : ARZZERF -
TECAHFHR T NFEE) RERZE
ZNFRIHI A R#5,767,654,000 T E # B AT
HE-_T-NEEE -

BE_ZT-_AF+_-_A=+—HULFE " [
AZMB AR ERAEER HEREER X
1303 160EER (=T ZNE : EREZEAN
ER 130K 160EE 22 c MBBH AR
574,204,000t ER —E - AFEE(ZZE WM
4 AR¥528,409,0007TBN -~ A4F
FEE) -

28 RITRHMEE

2025 2024
—E-RE —ETME
RMB’'000 RMB’000
AR®T AR®ET T
Bank borrowings RITEE 20,342,326 19,429,337
Other loans HEER 203,374 1,214,000
20,545,700 20,643,337
Unsecured (Notes i and i) IR (2t Rii) 17,292,774 17,544,188
Secured (Note iii) BEAR(H a2iii) 3,252,926 3,099,149
20,545,700 20,643,337
Less: Amounts classified as current liabilities W AR AEEZERE (3,918,913) (4,021,610)
Amounts classified as non-current liabilities SIEAIERBBEEZESE 16,626,787 16,621,727
Carrying amount repayable:* JE(ERIREME © *

Within one year —&FR 3,918,913 4,021,610
More than one year but not more than two years 838 — 18 18 8 i 11,793,797 3,102,807
More than two years but not more than five years BB/ F1E 2101 F 3,680,530 11,509,923
More than five years BiEAF 1,152,460 2,008,997
20,545,700 20,643,337

@ The amounts due are based on scheduled repayment dates set out in the * FEBFIATIARRER B RN REER B PHRELE -

loan agreements.
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28 BANK AND OTHER BORROWINGS

(continued)

The Group's bank borrowings were subject to variable-
rate interest at RMB Benchmark Loan Rates offered by the
People’s Bank of China or Hong Kong Inter-Bank Offered Rate

("HIBOR") at the respective date of borrowings’ agreements

or fixed-rate interest stated in borrowings’ agreements. The

effective interest rates on the Group's bank borrowings ranged
from 2.14% to 3.70% (2024: 2.20% to 3.70%) per annum. The
effective interest rate on the Group’s other borrowings is
4.60% (2024 3.80% to 4.60%) per annum.

Notes:

(i)

Amounts of RMB1,763,451,000 (2024: RMB2,474,381,000) are bank
borrowings from China Merchants Bank (“CMB") which is an associate of
CMG.

As at 31 December 2025, amounts of approximately RMB203,373,000
(2024: RMB703,348,000) were guaranteed by China Merchants Shekou.

As at 31 December 2025, leasehold land with carrying values of
approximately RMB11,250,767,000 (2024: RMB12,233,355,000), investment
properties with carrying values of approximately RMB2,807,954,000 (2024:
RMB1,538,548,000), long-term investment in equity instruments with
carrying values of approximately RMB465,002,000 and trade receivables
with carrying values of nil (2024: RMB199,000) have been pledged to
secure bank and other borrowings amounting to RMB3,252,926,000 (2024:
RMB3,099,149,000) granted to the Group.

29 SHARE CAPITAL AND RESERVES

28 MITREMEE )

AEEBZRTEEERSAZEERZB BF
BEARBITRHEZ AREELEERF RS ES
IRITRIZEFRFE ([BARITRIZEFRFIE])
BERZZEERNEEREM Y EE B X
B AEEBITEEZEBRFENENT2.14%
F370%(=Z =[P4 : 220%ZE3.70%) ° A&
EEMEENEERFHNERIOB (=T =N
& 3.80%E4.60%) °

Htat -

(i) SHEARM1763451,000c (T -ME : AR
2,474,381,0007T) & B BE B & B 2 K& A R B ERT
([4BrERT ) ZRITEE -

iy RZTZRF+=ZA=+—H  HAR203,373,000
T(ZZ =4 : AR#703,348,0007T) H) & B R
$E AR o

(il RZZ-RF+-A=+—H AEECEREEE
# B ANRHK11,250,767,000c(ZFZMF - AR
12,233,355,00070) 2T E L1 - BREENAARE
2,807,954,0007T (= F = /U4 : A K% 1,538,548,000
TO)ZIEME - REEL A AR465,002,0007T 27
BETEY RBREUREAENAAREZL(=ZZ
ZNEF : ARE199,0007T) Z TS EUGRIE - ABEIR T
REEZFITREMBEE ARK3,252,926,0007T(=F
ZMOF : ARES,099,149,0007T) EH FELR -

29 BRAK e

Ordinary share capital of the Company INNE] e S5 g
Number
of shares Amount
BiEE +5
HK$'000
BT T
Ordinary share of HK$0.01 each BREEE0.01 T TiBR
Authorised: SERE -
At 1 January 2024, 31 December 2024, RZZTE_WFE—A—AH -
and 31 December 2025 —E_NE+-_A=+t—HK
—E-R&+_-_A=+—H 30,000,000,000 300,000
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29 SHARE CAPITAL AND RESERVES

(continued)

29 BRAK f#tm @)

Ordinary share capital of the Company (continued) RRAE 2 ERRIRA (&)
Number
of shares Equivalent to
R EE HER
HK$’'000 RMB’000
BETT AR%TR
Issued and fully paid: BITRAR
At 1 January 2024, RZT_MF—-—A—QH -
31 December 2024, and —EINFF+ZA=+—RHRK
31 December 2025 “E-_RF+-_A=+—H 4,905,257,860 49,053 39,132
Notes: Kzt -

(i) Included in retained profits of RMB2,039,863,000 (2024:
RMB1,856,998,000) represents statutory reserve of the subsidiaries
established in the People’s Republic of China (the “PRC"). According to
the relevant laws in the PRC, wholly foreign-owned enterprises in the PRC
are required to transfer their net profit after tax, as determined under the
PRC accounting regulations, to a non-distributable reserve fund before
the distribution of a dividend to equity owners. Such reserve fund can be
used to offset previous years' losses of the relevant subsidiary, if any, and
is non-distributable other than upon liquidation.

(ii) The other reserves comprise:

(@)  The deemed consideration from the immediate holding company
arising from the completion of restructuring in prior years;

(b)  The consideration of the sales shares arising from the restructuring
in prior years as deemed distribution to the shareholder; and

(c) The difference between (a) the consideration of the restructuring;
and (b) the paid-up capital of the entities involved in the
restructuring contributed by an intermediate holding company at
the date of restructuring, deducted by the share capital and share
premium of the Company at the date of restructuring.

(i) The equity transaction reserve represents the difference between the

proportion interests of the subsidiaries’ net assets being acquired or
disposed and the amount of the consideration paid or received.
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BB ECERAERREA ADRRER - BER
B A 18 FF 58 (GRR BRI sHR BIFTEE E ) 21 A 5 Ik 7
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30 RETIREMENT BENEFITS PLAN

(i)

(ii)

Plans for Hong Kong employees

The Group participates in the MPF Scheme for all its
qualifying employees in Hong Kong. The assets of the
MPF Scheme are held separately from those of the Group
in funds under the control of an independent trustee.
The only obligation of the Group with respect to the MPF
Scheme is to make the required contributions under the
schemes. No forfeited contribution is available to reduce
the contribution payable in the future years.

For the Group's subsidiaries operating in Hong Kong,
pursuant to the Employment Ordinance, Chapter 57, the
Group has the obligation to pay long service payment
("LSP") to qualifying employees in Hong Kong under
certain circumstances (e.g. dismissal by employers
or upon retirement), subject to a minimum of 5 years
employment period. In June 2022, the Government of
the HKSAR gazetted the Employment and Retirement
Schemes Legislation (Offsetting Arrangement)
(Amendment) Ordinance 2022, which has immaterial
impact on the Group’s LSP liability with respect to
employees that participate in MPF Scheme.

Plans for employees in Chinese Mainland

The employees employed in Chinese Mainland are
members of the state-managed retirement benefit
schemes operated by the PRC government. Subsidiaries
in Chinese Mainland are required to contribute certain
percentage of their payroll to the retirement benefit
scheme to fund the benefits. The only obligation of the
Group with respect to the retirement benefit schemes is
to make the specified contributions.

30 BIRBRIFTE

(i)

(ii)

el hEl
AEBRERBMACEREESERES
itEl - BESA B CEERBR —RBEIRE
FREAEN 2 ESBAKBMTEED AR
B AREHBBEEFEZE-—RERR
BRZETEEL R E MR - WERUW AR
AT (AR R 2R 6 2 A 13 o

RAREREELZZHBARAME @ R
BREEEO(FE57E)  AEEREERE
THERT (e X fR B RNRIRE) A&
BREREEXNERHRE 2 (T RARS
) EXZEAFEFEHRR -R_-F
—ZERA BEAFERBRFEREBHRNE =
T _FRMBRRKFTEVAD EIHE L)
(EETMED - ZIGPIBAEE 2 HgiEse
AEMEENRERESABEFETK -

B A g B 52

FEALESSETBEBTMEFEIER
EIRRENE S o B RMHE R RA
AZEREHFENEEFHETED
2R RRERIERES - A5H
HRARBHGE B 2 —BERELREHR

e
N
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31

EoAFFZA=1—HIFE

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. The Group's
overall strategy remains unchanged from prior year.

The capital structure of the Group consists of loans from non-
controlling interests and an intermediate holding company
and bank and other borrowings net of bank balances and cash
and equity, comprising share capital, share premium, various
reserves and non-controlling interests.

The directors of the Company review the capital structure
on a regular basis. As part of this review, the directors of the
Company consider the cost of capital, cost of debts, gearing
ratios and the risks associated with each class of capital. Based
on recommendations of the directors of the Company, the
Group will balance its overall capital structure through new
share issues, the payment of dividends as well as the issue of
new debts or the repayment of existing debts.

Group entities which were established in Chinese Mainland
maintained RMB denominated bank balances, the remittance
of these funds out of Chinese Mainland is subject to exchange
restrictions imposed by the PRC government.

The gearing ratio of the Group at the end of the reporting
period was as follows:

1 B2 ERERE

AREEREAS  WRRALEZ BB
LS EEE TR RE - A ERERTE
EHEBAZ BERRTAREFREAE
o AEEBEERREFRETE o

AEEZEARBREFE RS RERIER
RBEEFRARRITREMEE - EHBRITE
HNIRE A RS (BB - BiRE - 81
[t MR bR )

ARBIEEZFEHRA BERNERE o ERIRT A8
EABLEEREBEEREBIER - RBARQ
REEZHEBER  AEESHEETHR K
MREARETHENEERGER - FEHHE
BREXRGE -

KRB AR 2 AEB B RS UARES
BZRITAER - BRBERMEDZFRIARE
ST R B BR A B B 2 B S PR )

AEBERRERAFEERAZERBBLRDT ¢

2025 2024

—E_REF —E_MEF

RMB’000 RMB’000

ARET T AREFIT

Debt (Note i) & (HEi) 31,487,492 36,072,351
Bank balances and cash/restricted bank deposits $R17#582 RIS /R HIR1T1FR (11,120,731) (12,734,449)
Net debt RETS 20,366,761 23,337,902
Equity (Note ii) W (M aFii) 30,346,546 33,094,008
Net debt to equity ratio FEIGE R L 0.67 0.71

Notes:

(i) Debt is defined as loans from non-controlling interests, an intermediate
holding company and a fellow subsidiary and bank and other borrowings.

(i) Equity includes all capital and reserves of the Group and non-controlling
interests.
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32 FINANCIAL INSTRUMENTS

(a)

32 @I A

Categories of financial instruments (a) &I EAN%E
2025 2024
—E-RE —EOF
RMB’'000 RMB’000
AR¥T AREET T
Financial assets ETMEE
Financial asset at FVTPL BEAFEFABEZEHEE 121,529 121,671
Financial assets at amortised cost (including ZE# SR AT EZ S RAEE
bank balances and cash and restricted (BHEETEAERIRS AR
bank deposits) IR &ISRITIER) 36,365,036 41,213,560
Financial liabilities SEasE
Financial liabilities at amortised cost BBHEKATTECERMAE 59,291,921 62,002,260

Financial risk management objectives and policies

The Group's major financial instruments include trade
and other receivables, bank balances and cash, restricted
bank deposits, financial asset at FVTPL, loans from
non-controlling interests and an intermediate holding
company, trade and other payables, bank and other
borrowings, lease liabilities and loan from a fellow
subsidiary. Details of the financial instruments are
disclosed in respective notes.

The risks associated with these financial instruments
include market risk (currency risk and interest rate risk),
credit risk and liquidity risk. The policies on how to
mitigate these risks are set out below. The management
manages and monitors these exposures to ensure
appropriate measures are implemented on a timely and

effective manner.

(b)

s ERERE B R RBUR
AEETIZeRMTABEEBREMER
RIB - |ROTEHERE - ZRHRTHE
o BMATFEFABGSNESBEE © IFE
iR R EMEERARER - FBREM
ENZR - RITREMEBE - HERBMN
R—RRZNBRRER - MITAZF
B AERE BT AR -

ZEeR TERERREREMERAR(EE
R ENXRER)  EERREREHESRE
B o BRAMAREZEFRR BRENT
X EREERYERZFRAR - AER
KB BERERA BB
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32 FINANCIAL INSTRUMENTS (continued)

32 EmI B

(b) Financial risk management objectives and policies (b) BrEsREPREIR B RRBE (&)
(continued)
Market risk 5 E
Currency risk B m
The Group has foreign currency denominated other REE 2z Kb RIE » RITEHR KRR
receivables, bank balances and cash, bank and other & RITREMES - IEIERERZEFTIA
borrowings, loans from non-controlling interests and NEHAMEMNFRIBAINEEE » ERAEE
other payables, which expose the Group to foreign ¥ NS R B o B IR ) BE R AN R
currency risk. The management has closely monitored R R ERER S AR R B R B LR
foreign exchange exposure and will undertake necessary
procedures to mitigate the currency risk.
The carrying amounts of the Group's foreign currency REBEUIIMNEAECEREEREREE
denominated monetary assets and monetary liabilities at RpEREAE R ZREENT ¢
the end of the reporting period are as follows:
Assets Liabilities
aE afE
2025 2024 2025 2024
“E-RE T NF ZB-RHE T _OF
RMB’'000 RMB’000 RMB’'000 RMB’000
AR¥TTE AR¥TT AR¥TR AR%Trx
HK$ ik 2,001,435 1,367,769 = 5,999,276 6,239,620
US$ ETT 1,614,106 1,650,516 110,000 111,907
Inter-group balances SENFIRER
HK$ ik 4,823,567 5,108,968 3,106,797 2,825,129
US$ =TT 3,316,995 3,392,173 3,316,935 3,392,184
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32 FINANCIAL INSTRUMENTS (continued)

(b)

Financial risk management objectives and policies
(continued)

Market risk (continued)

Sensitivity analysis

The Group is mainly exposed to the currency risk from
assets and liabilities denominated in HK$ and US$.

At the end of the reporting periods, if RMB, the
functional currency of respective group entities, had been
appreciated or depreciated by 5% (2024: 5%) against US$
and HK$ which represents management's assessment of
the reasonably possible change in foreign exchange rate,
and all other variables were held constant, the loss for
the year of the Group would have decreased or increased
by approximately RMB32,436,000 (2024: loss for the year
of the Group would have decreased or increased by
approximately RMB43,813,000).

Interest rate risk

The Group is primarily exposed to cash flow interest
rate risk in relation to variable-rate interest-bearing
bank balances, bank and other borrowings and loans
from an intermediate holding company. The directors of
the Company considers that the exposure of cash flow
interest rate risk arising from variable-rate bank balances
is limited due to their short maturities.

The Group's fair value interest rate risk relates primarily to
its fixed-rate loans from lease liabilities, non-controlling
interests, amounts due from associates, amounts due
from joint ventures and bank and other borrowings.

The Group currently does not have an interest rate
hedging policy in relation to fair value interest rate risk
and cash flow interest rate risk. However, management
of the Group monitors interest rate exposure on an on-
going basis and will consider hedging significant interest
rate exposure should the need arise.

The Group's cash flow interest rate risk is mainly
concentrated on the fluctuation of RMB Benchmark Loan
Rates offered by the People’s Bank of China and HIBOR.

(b)

32 EmI B

PR EIE B AR SRR ()

iR (&)

GRRZE ST

REBFEAZUBE RETLTENEE
REEEERER

REEHEAER WARB(EESEE
BINEEE) SETRBEAAESEE
5%( =T P04 : 5%) (B IR B L IMNEE =
AR 2 AR E L) BAEME
HREFAE - BIAEEFAEEGR DK
HANH) AR #32,436,00070( —ZF P4 ¢
AEEFABEBRDHEMHOARE
43,813,0007T) °

P
AEBETREE BT B BRITHER R
TTREMBEARERZERQBTEREH
MIRERENEER - RRABEEFRRS -
FRBITHEMRB T BRRREE - KFMES 2
HAEnEMNERBRBABR -

AEEz A FENERREEEEHEE
B2ERER - FFimhuiEas - RS
BIFUR - B A E DRI RIRITR
fEEER -

AEERBUEBSEQTFEMNEARKE
EREN KRR 2 M EEIHBK o A
AEEERERBELEMNERRE - XHR
FEREEBEREAN KRR o

AEERSRENEAREIBZEPRFE
ARBRITREZ ARBEEERNXEE
BEIRITREIESF A X Z KRB AR
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32 FINANCIAL INSTRUMENTS (continued)

(b)

Financial risk management objectives and policies
(continued)

Market risk (continued)

Sensitivity analysis

The sensitivity analyses below have been prepared
assuming these financial instruments outstanding at
the end of the reporting period were outstanding for
the whole year. A 50 basis points (2024: 50 basis points)
increase or decrease is used when reporting interest
rate risk internally to key management personnel and
reasonably possible change in interest rates.

At 31 December 2025, without considering the impact
of capitalised interest, it is estimated that a general
increase/decrease of 50 basis points (2024: 50 basis
points) in interest rates, with all other variables held
constant, would have decreased/increased the group'’s
profit after tax and retained profits by approximately
RMB 18,494,000 (2024: 19,322,000).
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32 FINANCIAL INSTRUMENTS (continued)

(b)

Financial risk management objectives and policies
(continued)

Credit risk

The Group’s maximum exposure to credit risk which
will cause a financial loss to the Group due to failure to
discharge an obligation by the counterparties is arising
from:

e  the carrying amount of the respective recognised
financial assets as stated in the consolidated
statement of financial position at the end of each
reporting period; and

e  the amount of financial guarantees provided by the
Group as disclosed in note 35.

The Group has concentration of credit risk in respect
of bank balances and restricted bank deposits. At 31
December 2025, approximately 60% (2024: 56%) of
the total balances were deposited at CMB. Except for
approximately 11% (2024: 15%) of the total balances
deposited at Bank of Communications Co., Ltd., deposits
in other banks are individually less than 10% of total bank
deposits and bank balances. The credit risk of these liquid
funds is limited because the counterparties are either
state-owned banks located in Chinese Mainland or banks
with high credit ratings.

32 EmI B

(b)

PR EIE B AR SRR ()

FERR

AEERARZHFREBTHEEMSIHK
AEBELMBRRZEANEERRS

e ZREHHAERESUBHARKRA
o SERE RS REEZRA
B: R

o [MIEEISPIIEMAEE R M E
REHER -

AEBZRTERRIREBTERER
ERRBREFRBRL - R-_ZE_AF+=-A
=+—H ZHBEIZHO%(ZZ=NH
F 1 56% ) F R BRIIRIT - BREESRBEE 2
AN1% (=B P04 1 15%) TF AR BIRTT
BB ERARSN - FEREMRBITFERDR
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SHFAVATEANMBERTHES
EEFR BT BMERDESZEE
[R B2 BB °

—ToREFHR HBERBHMABRATE 263



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

n‘/T\

CREE &

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

32 FINANCIAL INSTRUMENTS (continued)

(b)

Financial risk management objectives and policies
(continued)

Credit risk (continued)

The Group has concentration of credit risk in respect
of amounts due from intermediate holding companies,
non-controlling interests, fellow subsidiaries, associates,
and joint ventures. In order to minimise the credit risk
on these amounts, the management of the Group
continuously monitors the credit quality and financial
conditions of intermediate holding companies, non-
controlling interests, fellow subsidiaries, associates and
joint ventures and the level of exposure to ensure that
follow up action is taken to recover overdue debts. Based
on the assessment on the market condition and current
budget of property development projects held by the
relevant joint ventures, associates, the directors of the
Company consider that the Group's credit risk in respect
of these balances is insignificant except for the allowance
of expected credit losses made on the amounts due
from associates and joint ventures of RMB939,263,000
at 31 December 2025 (2024: RMB870,643,000) due to a
decrease in the actual and expected selling price of the
property development projects of the associates and
joint ventures.

Trade receivables

Trade receivable consists of properties operation income
receivables from customers. The Group monitors the
outstanding balances on an ongoing basis. Credit
evaluations are performed by the management before
properties operation agreements are entered into
with counterparties. In addition, the Group performs
impairment assessment under ECL model on trade
receivables individually. In this regard, the directors of the
Company consider that the Group's credit risk on trade
receivables is insignificant.
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32 FINANCIAL INSTRUMENTS (continued)

(b)

Financial risk management objectives and policies
(continued)

Credit risk (continued)
Other receivables

In determining the credit risk on other receivables,
the directors of the Company have taken into account
the historical default experience and forward-looking
information, as appropriate. There had been no
significant increase in credit risk since initial recognition.
The Group has considered the consistently low historical
default rate in connection with payments, and concluded
that credit risk inherent in the Group's outstanding other
receivables is insignificant.

The Group provides guarantees to banks in connection
with certain customers’ borrowing of mortgage loans
to finance their purchase of the Group's properties. If
a purchaser defaults on the payment of its mortgage
during the period of guarantee, the bank holding
the mortgage may demand the Group to repay the
outstanding loan and any interest accrued thereon.
Under such circumstances, the Group is able to repossess
the properties for resale. Therefore, the management
of the Group considers it would likely recover any loss
incurred arising from the guarantee provided by the
Group. No such repossession of properties occurred
during the years ended 31 December 2025 and 2024.

The Group also provides guarantees to banks in
connection with borrowings of certain joint ventures
and associates. The maximum amount that the Group
has guaranteed under the respective contracts was
RMB1,686,605,000 (2024: RMB2,341,730,000) as at 31
December 2025. At the end of the reporting period, the
directors of the Company have performed impairment
assessment, and concluded that there has been no
significant increase in credit risk since initial recognition
of the financial guarantee contracts.

(b)

32 EmI B

PR EIE B AR SRR ()

FERRE)

E g TR
RETEHMEEFBENEERRE - A2
RAEZCERELZOLR LATEEER
(@) - BV ERRERERR I ER
EEM - ARBELEE - ERENELN
HRRBOEIER  AR/AEEEMAEEEK
FREEBNEERRETEX -

REBEGRE TR ZIRBERARITRHE
BR UREBEESTREEREAEEY
¥ - WERRERBEAAE LA FHIZ
B BEERBZBRTAERAEEEER
BEEFRREAMAGTHE - REZFBER
T REBEAENEEZSEMFIEEE -
At AEEEEERE ' AEERKA]
ge ] AR A R IR B RATE A 2
BE -BE_T-_AFER_T_NF =
A=+—RLFE TELEEHHEZ
E

AEBNTRETAECERBENR 2
ErETREER R-T_AFE+_-A
=+—B AEBERBEEBESHEERZ
Rt A ARE1,686,6050005T( ==
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32 FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies

(continued)

Credit risk (continued)

Other receivables (continued)

The Group's internal credit risk grading assessment

comprises the following categories:

Internal credit

32 €M I Aw

(b) BrEsREPREIR B RRBE (&)

FERRE)

Bt U =008 (42 )
AEER AT EERR TR HEEFEAT

Rl

Other financial assets/

rating Description Trade receivables other items
A EE R s BB LR HittemEE HibER
Low risk The counterparty has a low risk of default ~ Lifetime ECL- 12m ECL
and does not have any past-due not credit-impaired
amounts
Ve HFEHFWELRRRE  BUVEEMEORE 2HEHEESE- 12 HiafiE BB R
AEERE
Watch list Debtor frequently repays after due dates Lifetime ECL - 12m ECL
but usually settles in full not credit-impaired
BRLE EBALERIHRRETR BE EHEBGEERE- 12 AR HEEER
REER(E
Doubtful There have been significant increases Lifetime ECL- Lifetime ECL-
in credit risk since initial recognition not credit-impaired not credit-impaired
through information developed
internally
7% ABHETNERBEREERRBNREILR 2HEHEEHE- FHRBEESE -
LERdill AEERE AMEERE
Loss There is evidence indicating that Lifetime ECL- Lifetime ECL-
the asset is credit-impaired credit-impaired credit-impaired
518 BRBRAZECEERE FHRMEEEHE - FHRHEESE -
FERE EERE
Write-off There is evidence indicating that the Amount is written off Amount is written off
debtor is in severe financial difficulty
and the Group has no realistic prospect
of recovery
i gH BREBRAGBARNERENBEE  AEE HEEHEN HisHA B A

W Bl ZER A AT ST
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32 FINANCIAL INSTRUMENTS (continued)

32 EMITE e

(b) Financial risk management objectives and policies

(continued)

Credit risk (continued)

The tables below detail the credit risk exposures of
the Group's financial assets which are subject to ECL

assessment:

(b) PAERERBFENMBEE)

FERRE)

TREMAEENSREE (AR TR

FEERBRFH)NEERRKO

Internal credit  External 12-month or Gross amount as
rating credit rating  lifetime ECL at 31 December
12885
RABEETER HHEEIAR 2HEHGEEFE RT=A=+-B2&H
2025 2024
—E-RE —ZE
Note RMB'000 RMB'000
il AR¥TR ARETT
Amounts due from related parties 22 Note N/A 12m ECL 22,926,453 25,700,542
B Uk B 7 3 OE FitzE NER PEABHEESE
Amounts due from related parties 22 Loss N/A Lifetime ECL - 1,834,872 1,724,053
credit-impaired
& Lk AR 7 08 B NEA FHRBEEEE -
EERE
Bank balances 23 N/A Prime 1 - 12m ECL 11,120,731 12,734,449
Prime 2
RITHEH NERA F-EHRE 12EAABBEEEE
EZER
Other receivables 22 Note N/A 12m ECL 990,844 625,512
Hh YRR Bzt TEA AR RREERE
Trade receivables 22 Lowrisk N/A Lifetime ECL 15,728 17,465
¥BRENGR (el NiEf 2HEBEERE

Note: For the purpose of internal credit risk management, the Group uses
past due information to assess whether credit risk has increased
significantly since initial recognition. In the opinion of the directors
of the Company, there is no significant increase in credit risk of the

amounts as the amounts are not past due.

Ha AR EERBREEMS - ASBEERRDHER
AR ERE B IREREE D AR LT - &
AREFRR - BEFANEERRY AR L

Tt TYRRE BRI R
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32 FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies
(continued)
Credit risk (continued)

The following table shows the movement in lifetime ECL
that has been recognised for amounts due from joint

32 EmI B
(b) MBEEBREEEEREEE)

FERRE)
NRIVRBL IS & b EFIRFRER N 2 H
BHMEEBENED -

ventures.
Balance of
provision for
lifetime ECL
(credit-impaired)
2HEBEE
BE(EERE)
BEEs
RMB’000
ARBT T
As at 1 January 2024 RZZE_WFE—HA—H 500,419
Changes due to financial instruments recognised RIZE-MFE—H—-B#ANERHITE
as at 1 January 2024: BYMEE) :
~ Impairment loss recognised —ERREEE 333,735
As at 31 December 2024 and 1 January 2025 R-ZE-WE&E+-_A=+—HK
—E-h%¥—-A—H 834,154
Changes due to financial instruments recognised RIZ-RF-—A—HERANEMIE
as at 1 January 2025: EH AR
— Impairment loss recognised —BRREEE 65,386
As at 31 December 2025 RZEBE-_RAF+=-A=+—H 899,540

Liquidity risk

The Group's objective is to maintain a balance between
continuity of funding generated from operating activities
and the flexibility through the use of borrowings and
issue of new debts. The directors of the Company
closely monitor the liquidity position and expect to have
adequate sources of funding to finance the Group's
projects and operations.

As stated in note 24(ii), reverse factoring services are
offered to suppliers providing construction, decoration,
equipment, and other related services for the Group's
property development business. These services
are facilitated through agreements between China
Merchants Shekou and multiple financial institutions.
Qualified suppliers can apply for factoring arrangements
with these institutions, which will directly pay the
suppliers upon approval by both the financial institutions
and the Group. China Merchants Shekou then settles
the full payable with the financial institution before the
factoring due date, and the Group subsequently settles
its payable to China Merchants Shekou.

268 China Merchants Land Limited Annual Report 2025

REE S @R
AEENBERERBBEREBRREITHE
% BRKEERDELANESZHELR
BEAMEZHNTE  ARAREETIER
mBEEMRN - XTRBPKERREE R
BN AREAIRE REE -

AP EE24G) AT - RIARIERIG R4 B
AEBEMERERFRHEEE K6
REREMBBRBOHER - ZFRE
BRAEEN RS RS BEEEKNIHE
RER - HEEBOEEREA RZEERE
HERIZRH K REE RSB E
% RE#BSERAHEENR - 85
e O REENRMRIZEI M B TR & RIS 408
ERENFIA - MAKBERERAREED
RABEENRIA -



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

)

B %% ¥Rk MY RE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

32 FINANCIAL INSTRUMENTS (continued)

(b)

Financial risk management objectives and policies
(continued)

Liquidity risk (continued)

When the financial institution pays the supplier, the
Group derecognises the corresponding account payable
to the supplier and recognises a payable to China
Merchants Shekou. This liability recognition does not
involve cash inflows. When the Group repays China
Merchants Shekou, such cash outflow is classified as
operating activities in the statement of cash flow.

Under these arrangements, financial institutions pay
suppliers upon application of factoring payments. The
Group settles with China Merchants Shekou within one
year after factoring payments were made by the financial
institutions.

Banking facilities and debentures of the Group
amounting to RMB14,089,188,000 are subject to the
fulfilment of covenants relating to the Group's financial
metrics which are tested periodically, as are commonly
found in lending arrangements with financial institutions.
The metrics include assets to liability ratio and current
liability to current asset ratio. If the Company were to
breach the covenants the related loans and debentures
would become payable on demand. As of 31 December
2025, the Company did not identify any breach of such
covenants, nor any difficulties in complying with the
covenants.

The following table details the Group's expected
remaining contractual maturity for its non-derivative
financial liabilities. The table has been drawn up based on
the undiscounted cash flows of non-derivative financial
liabilities based on the earliest date on which the Group
can be required to pay. The table includes both interest
and principal cash flows. To the extent that interest flows
are floating rate, the undiscounted amount is derived
from interest rate curve at the end of the reporting
period.

32 EmI B

(b)

PR EIE B AR SRR ()

RBE SRR (E)

B REERAERNRE  AREERIE
MR B B (B R AR X - M HERR BT
BREKORE - LB EEZA T RRER
A BAEEEEBEE QAR - %
RentbERERERTHERELEED -

REZERY  SRBEEBRIZEFRIENKS
AREERNRK AEERSBBE A
RERBE - FARERFEOSE -

AEEMNRITHRERBEFAARE
14,089,188,0007T * 78 38 <7 Bd 7N £ & Bf
BIEEBENR®  mizEZEAag T A
A NRAECHEBNERTERERD
— 1 ZEEERREEABLENARD
BEERHEELER - WARAIERZ
% HEAERREFBIREREEZ - R =
TZ_HF+_A=F+—H ' AAFREH
EERZEZFHENBNR - AR EM
BITZERFNRE -

TRALAEEFTESRBEOEE
HRANIEBER - ZRBEAEETHE
RXMETEERABZRFAREAR
HoURBREBBEIAMBERDRE -
ZREFEMNERAZRERE ° EHER
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32 FINANCIAL INSTRUMENTS (continued)

32 EmI B

(b) Financial risk management objectives and policies (b) BrEsREPREIRE B R RBE (&)
(continued)
Liquidity risk (continued) REBESER(E)
Weighted
average  On demand Total
interest or within 61to 181to Over undiscounted  Carrying
rate  60days  180days  365days 1-2years 2-3years 3years cashflows  amount
nE  EERS AERRE
TAE  Re0BR  61Z180R 1812365A 15828 253% i3 hERE Rak
RMB'0O0  RMB'0O0  RMB'O00  RMB'000  RMB'O00  RMB'O00  RMB'000  RMB'000
AE¥TR ARBTR ARETR ARMTR ARMTR ARMTR  ARETR ARETR
At 31 December 2025 it a3
t-A=1-A
Trade and other payables  EBREMEMNFE - 27,603,903 - - - - - 27603903 27,603,903
Lease liabilities HEaR 4.68% 5,491 10,981 16472 33,700 32,704 151,064 250,412 200,526
Loans from non-controlling ~ FHERERES
interests
- interest-bearing -8 4.18% 156,349 2121 32N 119,157 1,673 38,005 320,576 309,646
-nonnterest bearing -Rit8 - - - - - 1,413,608 - 1413668 1,413,668
Loans from an intermecliate  —FERERADER
holding company
- Interest-oearing il 4.24% 58,393 116,786 180,045 810741 1902435 6379921 9448321 8,259,928
- non-interest bearing -Tit8 - - - - 79,143 - 39,286 118,429 118,429
Loans from a fellow subsidiary  ~FFZHBATER 2.27% 3,201 12156 581,630 121458 141959 - Be0404 840,121
Bankand other borrowings T REM(EE
- fixed rate -8 3.35% 72935 1,522,728 1,134,298 10,760,207 2,544,126 220,492 16,254,786 15,613 941
- variable rate -%8 2.55% 18,858 3176 1,635,809 1,305,143 950,028 1422433 5369987 4931759
21919130 1702488 3551525 13229549 6986593 8,251,201 61,640,486 59,291,921
Financial quarantee contracts IS ERAY 4,084,475 - - - - - 4,084,475 -
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32 FINANCIAL INSTRUMENTS (continued)

32 EMITE e

(b) Financial risk management objectives and policies (b) MBERERBFERBEE)
(continued)
Liquidity risk (continued) REBESER(E)
Weighted ~ On demand Total
average  orwithin b1to 181t Over undiscounted ~ Carrying
interest rate 00days  180days  30days  1-2years  2-3years 3years  cashflows amount
mE B ARRE
TfE  ReOER GIEIR0A  181Z365H 1B R BBE iBEE L
RMBOO0 ~ RMB'000  RMBO00  RMBOO0  RMBOO0  RMB'000  RMB'OO0  RMBI000
ARETL  ARBTT  ARETR  ARETR  ARETR  ARMTR  ARBTR  ARETR
At 31 December 2024 RZE-mE
t2A=1-A
Trade and other payables B REMENTE - B3 - - = - - BRI B
Lease liabilities HEak 4.66% 9489 18978 28467 22 37,640 20,168 356,964 287542
Loans from non-controlling 2 MRERE!
interests
- interest-bearing —i8 399% 3042 6,084 22,165 164205 303,621 - 49117 464,209
- non-interest bearing -Tit8 - - - 116,620 - 104689 - 1163479 1163479
Loans from an intermediate ~ ~FEEARATER
holding company 310% 64714 129428 19953 8005126 4337502 139833 13476131 1269218
Loans from a fellow subsilary  —ERZHBAFER 225% 4068 31,19 183,825 581,074 - - 1130086 1102108
Bankandotherborrowings ~ HIREMEE
- fixed ate -EE 350% 71396 2180219 85605  24931% 10259519 826545 16658960 15490829
- variable rate -28 286% 1477 569,832 94805 1119545 917860 2182936 57945 5152508
BH903 325660 2361021 1240538 16903001 3969482 6472355 62002260
Financial quarantee contracts B ERA%) 5400816 = = = - - 5400816 -
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32 FINANCIAL INSTRUMENTS (continued)

(b)

Financial risk management objectives and policies
(continued)

Liquidity risk (continued)

The amounts included above for financial guarantee
contracts are the maximum amounts the Group could
be required to settle under the arrangement for the
full guaranteed amount if that amount is claimed by
the counterparty to the guarantors. Based on the
expectations at the end of the reporting period, the
Group considers that it is more likely than not that no
amount will be payable under the arrangement. However,
this estimate is subject to change depending on the
probability of the counterparty claiming under the
guarantee, which is a function of the likelihood that the
financial receivables held by the counterparties that are
guaranteed by the Group suffer any credit losses.

The amounts included above for variable interest rate
instruments for non-derivative financial liabilities are
subject to change if changes in variable interest rates
differ to those estimates of interest rates determined at
the end of the reporting period.
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32 FINANCIAL INSTRUMENTS (continued)

(c)

Fair value

The directors of the Company consider that the carrying
amounts of financial assets and financial liabilities as at 31
December 2025 and 2024 recorded at amortised costs in
the consolidated financial statements approximate their

fair values.

The below tables summarised the financial instruments
measured at fair value:

32 EmI B

(c)

Fair value as Fair value
Financial instrument at 31 December hierarchy
SRIA RT=ZA=+—HZA¥E -2AFEER
2025 2024

—E_RE T4
RMB’000 RMB’000
ARETT ARETT

AFE
ARAAEFRAR R-FT-_AFK=F
SMETZAST—A - REARBER
REERANEZ SRAERSRARKY
FEEREATEES -

TRBMIR A FEFEN SR ITA

Valuation techniques and
significant key or unobservable inputs

METERERZERFTEERAZE

Financial asset at FVTPL 121,529 121,671  Level 3
BEAFEFFABREZ F=H

Note: A slight increase/decrease in the market prices used in valuation
would not result in a significant change in the fair value of the
financial asset at FVTPL.

There were no transfers into or out of Level 3 during the
years ended 31 December 2025 and 2024.

Market approach. The key unobservable
input is market prices of comparable
residential units. (Note)

Wik o FE ARG AR BRI LLRE
EEMHTISEE o (f:)

Miat © EEER TS RN EE TR e SRR
AT EHABENERAENAFEABLD -

HE-_T-_AFEK-_Z_WWF+=A
=+—HIFE  WEEASLENE=FR -
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32 FINANCIAL INSTRUMENTS (continued)

(c) Fair value (continued)

Reconciliation of Level 3 fair value measurement of

financial asset

32 EmI B
() RFEE
BATESE-HRHBHNLREEYE

RMB'000
AR¥TT
Balance at 1 January 2024 R-ZE_NE— A —BH4%E 92,022
Unrealised fair value change recognised RERERNRERA 115?@
in profit or loss 29,649
Balance at 31 December 2024 and 1 January 2025 W-_Z-_ME&E+-_HA=+—HK
—E-AF-A—BM&HK 121,671
Unrealised fair value change recognised RIESERANRER A TES
in profit or loss (142)
Balance at 31 December 2025 R-ZE-_RF+-A=+—HBWHEH 121,529

Valuation processes

Financial asset at FVTPL is measured at fair value for
financial reporting purposes. The appropriate valuation
techniques and inputs for fair value measurement are
determined by the directors of the Company.

In estimating the fair value of an asset, the Group uses
market-observable data to the extent it is available.
Where Level 1 inputs are not available, the Group
engages independent qualified valuers to perform the
valuation when considered necessary. The directors of
the Company work closely with the independent qualified
valuers to establish the appropriate valuation techniques
and inputs to the model. The directors of the Company
review the cause of fluctuations in fair value of the assets
and liabilities semi-annually.
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33 OPERATING LEASES
The Group as a lessor

A number of the investment properties held have committed
tenants for the next one to eleven years.

Minimum lease payments receivable on leases are as follows:

33 KREHE
AEBEAEEA
Ay 2 EREYEMEERERT 4%
+—FHIRMAA -

KRB ENREREFENT

2025 2024
—E_RE —E-mFE
RMB’000 RMB’000

ARBTT ARBTT

Minimum lease payments receivable on leases  EWBENRIEREFIEMN T :

are as follows:

Within one year —FE R 201,142 164,352
In the second year F-FERN 173,040 158,176
In the third year F=FN 130,443 131,369
In the fourth year FOMER 82,397 104,853
In the fifth year EFRFNA 49,437 75,669
After five years AF% 85,776 115,999

722,235 750,418

34 COMMITMENTS

At the end of the reporting period, the Group had the
following commitments contracted for but not provided in the
consolidated financial statements in respect of:

34 EE

RBEREEER  AEEEHATEEEA]
AEI RNERE M MR BB AEWT

2025 2024
—E-RHE —ECpOE
RMB’'000 RMB’000

ARBTR AR®BTE

Construction of properties under BEERPIHEEME

development for sale

7,269,216 8,865,265
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35 FINANCIAL GUARANTEE CONTRACTS

35 BBERELN

2025 2024
—E-FE =cafes
RMB’'000 RMB'000
AR¥TT ARETET
Guarantee given to banks in connection with RERTEFZRMEMSG TRITZ
facilities granted to customers (Note i) BR(HTEE) 2,397,870 3,059,086
Guarantee given to banks in connection with RETFTEELERBERRZHME
facilities granted to joint ventures and i #a T 8R17 2 TR (A 5tii)
associates (Note ii) 1,686,605 2,341,730

Notes:

(i) The Group acted as the guarantor to the mortgage loans granted to
certain purchasers of the Group's properties and agreed to repay the
outstanding loan and interest accrual thereon, if the purchasers default
the repayment of loan before the issue of the property certificate. The
directors of the Company consider that the fair value of the financial
guarantee contracts at initial recognition is not significant.

(ii) The directors of the Company consider that the fair value of the financial
guarantee at the initial date of providing this guarantee is insignificant.
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36 RELATED PARTY DISCLOSURES

(a)

Related party transactions

Other than as disclosed elsewhere in the consolidated
financial statements, the Group had the following

transactions with related parties:

36 B A IE

(a) BEBET X5

BRREM B RREMEAREEI -

AREBHEBEBOBEEUNTRS ¢

2025 2024
“Z-RE e Salif2
Related parties )b Nature of transaction REHE RMB’000 RMB'000
ARBTT ARETT
An associate of an REERARZ Asset management service ~ BEEERK 12,881 17,422
intermediate i A ]
holding company
Fellow subsidiaries R ZMHEBAA] Property management METEERY 148,461 181,326
fee expenses
Shared service fee HEREER 20,970 25,549
Property intelligent systems ~ #)%2aE X4 R E A 68,857 52,461
and other construction TRIRSER
service fee
Properties sales service M FEHE IR 199,171 =
expenses FZ
Carpark space sales service  FEZHERKHT 2,362 57,834
expense
Interest expenses FIEFX 14,286 29,649
Consult and operation BN EETIE 1,329 3,408
management income YA
Other income E bl A 7,632 3,233
Repayment of lease liabilities EEHEEE 8,455 8,875
Interest expenses arising HEBREELZ 4,451 4,988
from lease liabilities FERAY
Rental income AEWA 4,202 2,682
Operational support BEIFRBBA = 249
service income
Main operating costs FELERR = 1,085
Other expenses Hit & 13,767 13,903
An associate of the — HARIERAFZ Total borrowing costs BIEERA 66,283 104,873
ultimate holding G UNG| Bank interest income HRITH BHA 46,605 41,893
company Rental income el 1,088 833

—ToREFR HBERBMAERAR 277



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e B R R MR

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

36 RELATED PARTY DISCLOSURES (continued) 36 BB IEE (&)

(b) Related party balances (b) FEESET 48R

Details of the Group's balances with related parties are
disclosed in notes 22, 24, 26, 27 and 28.

As at 31 December 2025, bank balances and restricted
bank deposits of approximately RMB6,215,185,000 (2024:
RMB6,150,105,000) were deposited at CMB, an associate
of the ultimate holding company. During the year ended
31 December 2025, the Group received proceeds of bank
loans from CMB of RMB295,115,000 and repaid to CMB
bank loans of RMB1,006,044,000.

As at 31 December 2025, right-of-use assets and
lease liabilities of approximately RMB79,980,000
and RMB95,821,000(2024: RMB85,342,000 and
RMB99,826,000) was arisen from the lease agreement
with a fellow subsidiary of the Group.

(c) Related party cash flows (c)
Other than as disclosed elsewhere in the consolidated
financial statements, the Group had the following fund
flows with related parties:

ANEEHEBAE L 2 ERFBRERME
2224262728 -

RZZ_RF+ZA=+—0 ' RITEH
RZHRERITERLOAR6,215,185,000
TL(ZTZIMF ¢ AEMéBOWS%Wﬂ
TR EEZER AR E QR BER
FT-BE_TE-_RAF+_-_A=1+—HI*=F
B AEEEERERITNRITERAE

FRIE AR #295,115,0007T @ WIEEHBEE

ITRIERTTE A R 1,006,044,0007T °

R_ZE-_RF+_-_A=+—8 FAEE
ERFAEAENHARET9,980,0007T & A
R #95821,000(—ZE—HF : AR
85,342,0007T M A R #99 826,0007T ) R B
HAEE —RRARWBARRTOHEER

=
A °

BB IRERE
BEEMBHRAEMIAOMBEEN K
SEEBHOINESERDT ¢

2025 2024
—E-HF a5 S
RMB'000 RMB'000

ARBTT ARBT T

Advances to other related parties [F) L fth B B 77 A 5K
Repayment from other related parties H {ih BAESE 77 12 K
Advances from intermediate holding companies E# A% A 712K
Repayment to intermediate holding companies [\ FE#EIZR A F]E K

(1,602,110) (4,839,054)
4,862,672 5,648,112
3,275,040 8,171,503

(7,599,189) (11,049,790)

Advances from fellow subsidiaries EEINIENGEEA 472,953 2,426,550
Repayment to fellow subsidiaries m[E R B R RIER (912,985) (1,167,880)
(d) Asat 31 December 2025, bank and other borrowings of (d RZBE-—RE+=—A=+—8B ' HAR

approximately RMB203,373,000 (2024: RMB700,000,000)
were guaranteed by China Merchants Shekou.
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)

B %% ¥Rk MY RE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

(e)

36 RELATED PARTY DISCLOSURES (continued) 36 BB G E (#)
Compensation of key management personnel (e) EEBBRABZHE
2025 2024
—E-RF ZE U
RMB’000 RMB’000
ARBT T ARBFT
Short-term employee benefits 72 ER{E B & A 9,281 10,167
Post-employment benefits RIKIEF 831 676
10,112 10,843

Transactions with other government-related entities
in the PRC

The Group itself is part of a larger group of companies
under CMG which is controlled by the PRC government.
Thus, the directors of the Company consider that the
Group is ultimately controlled by the PRC government.
In addition, the Group operates in an economic
environment currently pre-denominated by entities
controlled, jointly controlled or significantly influenced
by the PRC government (“PRC government-related
entities”). Apart from the transactions with the related
parties as set out in (a) and (b) above, the Group also
conducts businesses with other PRC government-
related entities in the ordinary course of business. The
Group's bank deposits and bank and other borrowings
are entered into with certain banks which are PRC
government-related entities in its ordinary course of
business. In addition, the Group entered into various
transactions, including purchases of land use rights,
construction of properties and other operating expenses
with other PRC government-related entities in the
ordinary course of business. In view of the nature of
those transactions, the directors of the Company are
of the opinion that separate disclosures would not be
meaningful.

Management services

The Group's activities were planned, directed and
controlled by the management of China Merchants
Shekou, which did not charge any fee for services
rendered during both years.

HEEMPERFERER RS

AEESHETERFZH 2 BERSEE
THREBRKEERRZ—&5 o Bt - &
RAEERA - AEEFZ P BEBTHEE
Bl o BESN  AREEAKERERERE R
PREIBFMES - ARZEHIREFRAE

TENZER((TEBRNEKER])
T8 o B EX(a) R (b) TEL B BB 7 2 &2
258 REBTR AR ERBIETEEM
HERFERERETER -  AEE 2R
TERRBITREMEETIR AT ERKB
RREBTEBNREEER S TR
Moo s AEEBFYEZERS B
REERBBES HE M B BTREEE
BRELHERE ZEVEREGBEER
X - BZERGUEER  NARES

B AR

AEE 2 EHREEEAEEERE - =
B  RWEFEARDE DY ER
PR 2 RIS W ERE & -
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REUBRRNE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

37 PARTICULARS OF SUBSIDIARIES OF 37 ARAEIM B AR ZFFE
THE COMPANY
Particulars of the Company’s principal subsidiaries as at 31 R-E-_RAFN_—"ZT-_WNF+-_A=+—HXK
December 2025 and 2024 are as follows: REEENBRARZFBUT :
Place of Issued and fully Proportion effective
incorporation/ paid share capital/ ownership interest
Name of subsidiaries establishment  registered capital held by the Company Principal activities
ML, BRTRBARE/ AR R FEER
HEARAER B3t B A RA FrE R LBl TEXK
2025 2024
“E-RfE  —Z-NF
% %

Directly owned

ERER

Champion Apex Limited Hong Kong HKD10,000 100 100 Investment holding
EEERAA EE 10,0007 REZR

Cosmos Boom Investment Limited The BVI US$100 100 100 Investment holding
AEREBRAF EBEREE  100ET REER

Harvest Allied Investments Limited Hong Kong HK$10,000 100 100 Investment holding
ERREBRAF & 7#%10,0007T REZR

Indirectly owned

BEER

Nanjing Jiangzhou Shengrui Real Chinese RMB1,200,000,000 51 51 Property development
Estate Co., Ltd.* (Note iii) Mainland

AR INEREZERAR (M) — PEAL AR #1,200,000,0007C NRER

Nanjing Xuansheng Real Estate Chinese RMB6,800,000,000 100 100 Property development
Development Co., Ltd. * (Note i) Mainland

ARZRAFERERZBRAR(ME)  FEAL AR #6,800,000,0007C B

Xi'an Zhaoxi Yunyue Real Estate Chinese RMB14,280,000 70 70 Property development
Co., Ltd. * (Note iii) Mainland

AL REEHFEHMEBRAR (Mii) FEAL AR #14,280,0007 MERER

Nanjing Yaosheng Real Estate Chinese RMB20,000,000 100 100 Property development
Development Co., Ltd. * (Note iii) Mainland

ARRREHERZBRARAMZi)  TERY AR #20,000,0007 NRER
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REUB®RRWNE

For the year ended 31 December 2025
BE_T_hF+-HA=1—HIFE

37 PARTICULARS OF SUBSIDIARIES OF 37 X EIf B AR 25 B &)
THE COMPANY (continued)

Place of Issued and fully Proportion effective
incorporation/ paid share capital/ ownership interest
Name of subsidiaries establishment  registered capital held by the Company Principal activities
SR,/  ERTRESRES/ EREMEER
) GRS B2 3t B BTN gL 1 5-3:20] TEEH
2025 2024
“E-HEE —Z-MAF
% %
Indirectly owned (continued)
BEREE(Z)
Xi'an Zhaoguang Co., Ltd. * (Note iii) Chinese RMB400,000,000 51 51 Property development
Mainland

BEREEHERRA (M) RE A AE400,000,0007T

Nanjing Zhaorui Real Estate Chinese RMB900,000,000
Development Co., Ltd.* (Note iii) Mainland
HRBREHERERRDA (M) PR AR #900,000,0007T

Xi'an Shanglin Huayuan Real Estate Chinese RMB1,000,000,000
Co., Ltd. * (Note iii) Mainland

AR RMEBEMEERAR (Mtii) FERM AE¥1,000,000,0007C

Xi'an Zhaoxi Jiuyue Real Estate Chinese RMB14,280,000
Co., Ltd. * (Note iii) Mainland
ALBERBENEERAR(MLi) FEAM AR#14,280,0007C

China Merchants Land (Shenzhen)* Chinese RMB1,000,000
(Note i) Mainland
RrEREw ORI BR AR (Hati) HE A AR #1,000,0007C

China West Premier Housing Chinese US$533,960,015
Development Co., Ltd.* (Notes i and iv) ~ Mainland
EEREEMREBRAR(NHikiv) FERNH 533,960,015 7T

Chongaing Central Park Company Chinese HK$4,640,000,000
Limited (Note i and iv) Mainland

ERRERBEHEREERAR B 7514,640,000,0007T
(Krzikiv)

100

99

70

100

50

50

100

99

70

100

50

50

UE

Property development

NEERR

Property development

NEER

Property development

NEER

Investment holding
RERK

Property development

NEER

Property development

NEER

“ERFEFR HBEREMARAR
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e B R R MR

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

37 PARTICULARS OF SUBSIDIARIES OF
THE COMPANY (continued)

37 AR EIM B AR ZFEE &)

Place of Issued and fully Proportion effective
incorporation/ paid share capital/ ownership interest
Name of subsidiaries establishment  registered capital held by the Company Principal activities
gAY EROREERE ARAREER
WEAREHE B3t B EEN FiE LBl TEXK
2025 2024
“ECHFE —Z-NF
% %
Indirectly owned (continued)
BEEE(£)
Guangzhou Zhaosheng Real Estate Chinese RMB 10,000,000 100 100 Property development
Co., Ltd. * (Note iii) Mainland
BEMNRREOEBRAR (Hatii) R, AR #10,000,00070 NEER
Chongging China Merchants Yi Yun Chinese MB20,000,000 100 100  Property development
Property Co., Ltd.* (Note iii) Mainland
EERBRERRERRDRAMN L) TERNKL AR #20,000,0007 MERER
Chongaing Merchants Yi Cheng Chinese RMB759,000,000 100 100 Property development
Property Development Co., Ltd.* Mainland
(Note iii)
ERAEKHEHEREBRAT] FEIA AR#759,000,0007C NEER
(Hiitiii)
Chongaing Yizhi Business Management ~ Chinese US$200,000 50 50  Property development
Co., Ltd.* (Notes i and iv) Mainland
ERREREERARAR (ML) HEAN 200,000% 7T NEER
Coming Wealth Limited (Note i) Hong Kong HK$2 100 100 Property investment
EREZERAA (M) i BT NERE
Chongaing Merchants Jinshan Yi Ku Chinese RMB10,000,000 40 40 Property development
Business Management Co., Ltd.* Mainland
(Notes ii and iv)
EERECLBEREERARAR  hERKM AR #10,000,0007 B

(BietiiRiv)
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For the year ended 31 December 2025
BE_T_hF+-HA=1—HIFE

37 PARTICULARS OF SUBSIDIARIES OF 37 AAFIMB AR 2R
THE COMPANY (continued)
Place of Issued and fully Proportion effective
incorporation/ paid share capital/ ownership interest
Name of subsidiaries establishment  registered capital held by the Company Principal activities
EMAL BROIRESRE/ EREMEER
WEAREH B2 3t 2 EEN FrARRER LB TEXK
2025 2024
“E-RE T -oQNF
% %
Indirectly owned (continued)
MEREE(E)
Chongging Merchants Yi Gang Property ~ Chinese RMB1,050,000,000 100 100  Property development
Development Co., Ltd.* (Note iii) Mainland
ERRBKERMEREBRARF hERL AR #1,050,000,0007C MEER
(Hiatiii)
Converge Holdings Limited The BVI Us$10 100 100 Investment holding
EXZBAR DA RERAME 10ET REER
Cosmo City Limited (Note iv) Hong Kong HK$4,640,010,000 50 50  Investment holding
BUERRA(Hztiv) BB 78#4,640,010,0007T REER
Xixian New Area Zhaocheng Yongsheng  Chinese RMB459,000,000 100 100  Property development
Real Estate Co., Ltd. * (Note iii) Mainland
PR HTE Rk RELERRAA PEA AR #459,000,0007C MEER
(Hi&tiii)
Foshan Yi Yun Property Development Chinese RMB3,640,000,000 50 50  Property development
Co., Ltd.* (Notes iii and iv) Mainland
HILEEEREERAR(MZikv)  TERNKL AR #3,640,000,0007C nEER
Foshan Merchants Baohua Real Estate  Chinese RMB1,000,000,000 51 51 Property development
Co., Ltd (Note iii and Note18) Mainland
FILEEEERERRAR R AR #1,000,000,0007C NEER
(Hiatii R Hizt18)
Nanjing Shengxiangyuan Real Estate Chinese RMB4,227,500,000 52 52 Property development
Development Co., Ltd.* (Note iii) Mainland
HRAREREHERERRAA HE R, AE#4,227,500,0007 NEER

(Biaziii)
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37 PARTICULARS OF SUBSIDIARIES OF
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THE COMPANY (continued)

Place of

incorporation/

Name of subsidiaries

establishment

Issued and fully
paid share capital/

registered capital

37 ARBIMB AR ZFE &)

Proportion effective
ownership interest

held by the Company Principal activities

ZMRY,  ERTRESRES ARAREER
WEAREHE B L 3t 2 EEN FrERRR LBl FEXH
2025 2024
—EC-ERE —E-E
% %
Indirectly owned (continued)
BEEE(£)
Foshan Yi Yun Shang Yuan Property Chinese RMB 10,500,000 50 50  Property development
Development Co., Ltd.* (Notes iii and iv)  Mainland
RIS FRFBERRAF FEA AR 10,500,007 VB
(HiztiiiRiv)
Foshan Merchants Luhu Property Chinese RMB948,030,000 90 90  Property development
Development Co., Ltd.* (Notes iii and iv) Mainland
HILRERRERERR DR A LiZiv) F BN AR #948,030,0007C B
Foshan Merchants Hanlin Property Chinese RMB192,000,000 100 100 Property development
Development Co., Limited* (Note iii) Mainland
HILRERRERERRDRA(M i)  TENL AR #192,000,0007C NEER
Foshan Merchants Zhonghuan Property  Chinese RMB1,614,000,000 50 50  Property development
Development Co., Ltd.* (Notes iii and iv)  Mainland
FILEETRENERRAR B R AR¥1,614,000,0007C NEER
(KraiiiRiv)
Foshan Merchants Guolin Property Chinese RMBS50,000,000 60 60  Property development
Development Co., Ltd.* (Note iii) Mainland
HILRBREEREARDRAA L)  FERL AR #50,000,0007 B
Foshan Merchants Brilliant Property Chinese RMB2,016,000,000 50 50  Property development
Development Co., Ltd.* (Notes iii and iv) ~Mainland
BIAE L EFMERRAF FEIAL AR#2,016,000,0007C B
(Hiatii&iv)
Xi'an Yongjingjiajing Real Estate Chinese RMB10,000,000 100 100 Property development
Co., Ltd. (Note i) Mainland
REESERRRERRDA FEIR AR #10,000,0007 nEER

(Hiti)
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For the year ended 31 December 2025
BE_T_hF+-HA=1—HIFE

37 PARTICULARS OF SUBSIDIARIES OF 37 X EIf B AR 25 B &)

THE COMPANY (continued)

Name of subsidiaries

Place of
incorporation/

establishment

Issued and fully
paid share capital/

registered capital

Proportion effective
ownership interest

held by the Company Principal activities

AR, BROIREBRE EREMEER
WEARAH BT 3t 3 EREN E=L: 4 53aa0] TEXH
2025 2024
“R-HE TR
% %
Indirectly owned (continued)
BERE (&)
Guangzhou Yi Yun Property Chinese RMB 100,000,000 100 100  Property development
Development Co., Ltd.* (Note iii) Mainland
BMNEKEREBRAR (Hatii) R AR #100,000,0007 NEER
Xi'an Zhaoxing Yongsheng Real Estate ~ Chinese RMB510,000,000 100 100  Property development
Co., Ltd.* (Note iii) Mainland
AEREKBERERRDAA i)  FERL AR#510,000,0007C MEER
Harpen Company Limited (Notes iv) Hong Kong HK$10,000 50 50  Investment holding
SEFHELRBR AR (M) BB 75 110,0007T REER
Merchants Nanjing Real Estate Co., Ltd.*  Chinese RMB148,380,817 51 51 Property development
("Merchants Nanjing"”) (Note i) Mainland
mREREER)ERAR(EEER]) TEAL AR#148,380,8177C NEER
(Hitii)
Merchants Property Development Chinese RMB200,000,000 100 100  Property development
(Guangzhou) Limited* (Note i) Mainland
BMABAEEMERRA R (M i) hERL AR #200,000,0007C MEER
Nanjing Shengtong Property Chinese RMB1,500,000,000 51 51 Property development
Development Co., Ltd.* (Note i) Mainland
ARRBEUERRBRARMZ)  TERNL AR#1,500,000,0007C B
Nanjing Chuangma* (Note iii) Chinese RMB 100,000,000 60 60  Property development
Mainland
HREISRARRERAR (ML) HE R, AR #100,000,0007 NEER
Nanjing DJZ Trading* (Notes iii and iv) ~ Chinese RMBB891,000,000 60 60 Property development
Mainland
AR T RERERRAR (MEik)  FERL AR #891,000,0007T MEER
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BE—F_AFT-A=+—HALFE

37 PARTICULARS OF SUBSIDIARIES OF
THE COMPANY (continued)

37 ARBIMB AR ZFE &)

Place of Issued and fully Proportion effective
incorporation/ paid share capital/ ownership interest
Name of subsidiaries establishment  registered capital held by the Company Principal activities
ZMRY,  ERTRESRES ARAREER
WEAREHE B L 3t 2 EEN FrERRR LBl FEXH
2025 2024
“ECHFE —Z-NF
% %
Indirectly owned (continued)
BEEE(£)
Nanjing Zhaorong Property Chinese RMB1,200,000,000 51 51 Property development
Development Co., Ltd.* (Note iii) Mainland
HRABREHEREARDR (M)  PERL AR#1,200,000,0007T NEER
Pride Qasis Limited (“Pride Qasis") The BVI US$599,095,420 50 50  Investment holding
(Notes iv)
ARBRAR(TAR)) (Hitiv) RBRAEE  599,095,420% 7 RERR
Nanjing Xuansheng Commercial Chinese RMB1,000,000 85.4 85.4  Property development
Management Co., Ltd.* (Note iii) Mainland
MRZEBFERERAR (ML)  PERL AR#1,000,0007C B
Sino Action Investments Limited Hong Kong HK$500 100 100 Investment holding
EHREBRAH BB 55007 RERK
Tian Jiao (Guangzhou) Property Chinese RMB500,000,000 60 60  Property development
Development Co., Limited* (Note i) Mainland
AE(EM)BHEREBRAR(HE) TERN AR #500,000,0007C NEER
Xi'an Mao On Property Development Chinese US$172,000,000 100 100 Property development
Company Limited* (Note i) Mainland
ALK ZEHEBRAR (i) B R 172,000,000% 7T NEER
Zhenjiang Torch Zhidi Property Chinese US$29,900,000 100 100 Property development
Development Co., Ltd.* (Note i) Mainland
BIAEEMERERAR (M) FERL 29,900,000% 7T B
Xi'an Zhaohua Yongsheng Real Estate Chinese RMB400,000,000 100 100  Property development
Co., Ltd.* (Note iii) Mainland
AZREXBERERRDRAM i)  TENL AR #400,000,0007C nEER
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For the year ended 31 December 2025
BE_T_hF+-HA=1—HIFE

37 PARTICULARS OF SUBSIDIARIES OF 37 AAFIMB AR 2R
THE COMPANY (continued)
Place of Issued and fully Proportion effective
incorporation/ paid share capital/ ownership interest
Name of subsidiaries establishment  registered capital held by the Company Principal activities
ML, BROIREBRE EREMEER
WEARAH vt EREN L=t ¥ $+3eat] TEXK
2025 2024
—EC-RE —E-E
% %
Indirectly owned (continued)
BERE (&)
Xi'an Zhao Ping Property Chinese RMB1,860,800,000 51 51 Property development
Development Co., Ltd.* (Note iii) Mainland
AR T EIHEBR AR (Hatii) HE R, AR #1,860,800,0007C NEER
Xi'an China Merchants Garden City Real ~ Chinese RMB407,060,000.00 100 - Property development
Estate Co., Ltd (Note iii and v) Mainland
AEREERREERRAF] PEIRL AR #407,060,000.0070 MEER
(Hiatii&v)
Xi'an China Merchants Jiashi Property Chinese RMB980,392,157 100 51 Property development
Development Co., Ltd.* (Note iii) Mainland
mLRARBEREBRAR(MZi) TERY AR 980,392,157 nEER
Chongging Zhaoke Zhiye Co., Ltd.* Chinese RMB10,000,000 51 51 Property development
(Note iii) Mainland
EERMEXRRAR (M i) HEI A AE#10,000,0007T NEER
Shanghai Bangxin Enterprise Chinese US$100,000 100 100  Property management
Management Consulting Co., Ltd.* Mainland
(Note iii)
LEAMCXERFABRAR(Hatii) PEAL 100,000 7T NEER
Guangzhou Baosu Real Estate Co., Ltd. *  Chinese RMB4,000,000 50 50  Property management
("Guangzhou Baosu") (Notes iiiand iv) ~ Mainland
EMREEEERAF(EMRE]) HEIR A #4,000,0007C NEERE
(Hiazii&iv)
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37 PARTICULARS OF SUBSIDIARIES OF
THE COMPANY (continued)

37 ARBIMB AR ZFE &)

Place of Issued and fully Proportion effective

incorporation/ paid share capital/ ownership interest

Name of subsidiaries establishment  registered capital held by the Company Principal activities

ZMRY,  ERTRESRES ARAREER
WEAREHE B L 3t 2 EEN FrERRR LBl FEXH
2025 2024
“ECHFE —Z-NF
% %
Indirectly owned (continued)
BERE (&)
Guangzhou Yueshang Real Estate Chinese RMB1,000,000 50 50  Property management
Development Co., Ltd.* (Notes iii and iv)  Mainland
BT R ERE AR AR R, AK#1,000,0007T NEER
(KraiiiRiv)
Xi'an Zhaolin Real Estate Co., Ltd.* Chinese RMB260,000,000 100 100  Property development
(Note iii) Mainland
AR R REBR AR (ML) FEAL AR #260,000,0007C B
Xi'an Zhaoli Yunshu Real Estate Co., Ltd.* Chinese RMB10,000,000 100 100  Property development
(Note iii) Mainland
BRRREFEWEBRARA(MZi) TERY AR #10,000,0007 ESE
Xi'an Shengxi Decoration Chinese RMB2,000,000 100 100 Property development
Engineering Co., Ltd.* (Note iii) Mainland
AREEEH TR A (H7ii) 3 AER#2,000,0007T NEER
Chongging Merchants Qisheng Real Chinese RMB540,600,000 100 100  Property development
Estate Development Co., Ltd.* (Note iii) ~ Mainland
ERRBMBRRMEREBRARF hER AR #540,600,0007C B
(Hiatiii)
Chongging Merchants Zhiyuan Real Chinese RMB 152,000,000 100 100  Property development
Estate Development Co., Ltd.* (Note iii) ~ Mainland
EERRIERRERERNARAR  TEMML AR #152,000,0007C NEREE
(Hiitiii)
Nanjing Shengxi Investment Co., Ltd Chinese RMB3,500,000,000 51 51 Property development
(Note iii) Mainland
HRBREREERAR FEIR AR #3,500,000,0007C ES
(Hiatiii)
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For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

37 PARTICULARS OF SUBSIDIARIES OF
THE COMPANY (continued)

Place of Issued and fully

incorporation/ paid share capital/

Name of subsidiaries establishment  registered capital

37 ARBIMBRB Z5F1E &)

Proportion effective

ownership interest

held by the Company

Principal activities

ML, BROIREBRE EREMEER
WEARAH vt EREN L=t ¥ $+3eat] TEXH
2025 2024
“E-HFE —ZOMAF
% %
Indirectly owned (continued)
BEEE(£)
Nanjing Merchants Qisheng Property Chinese US$205,000,000 51 51 Property development
Development Limited* (Note i) Mainland
BRBERAEHEER AR ME)  PENM 205,000,000%7C NEER
Torch Investment Company (Note i) Hong Kong HK$10,000 100 100  Property development
KEREBRAR(MZ) &g 75%10,0007 nEER
& The English name is for identification only. The official name of the entity & EXABEHES - BRZIEABBAPX -

is in Chinese.

Note i: The entities are wholly foreign-owned enterprises.

Note ii: The entities are sino-foreign joint ventures.

Note iii: ~ The entities are wholly domestic-owned enterprises.

Note iv:  The entity is considered to be a subsidiary of the Company despite
the Company holds directly and indirectly not more than half of the
equity interest therein as the Company has the power to cast the
majority of votes at meetings of the board of directors of this entity,
which has power to affect the returns of this entity.

Note v: On 5 September 2025, Xi'an Mao'an Real Estate Co., Ltd. (“Xi'an

Mao‘an”), an indirectly wholly-owned subsidiary of the Company,
entered into a purchase agreement with China Merchants Shekou,
the sole shareholder of Xi'an Garden City, to purchase all the equity
interest in Xi'an Garden City. Upon the completion of the purchase,
Xi'an Garden City became a subsidiary of the Group.

Xi'an Garden City is principally engaged in property development
business in the PRC. The Group concluded that the asset held by
Xi'an Garden City is considered a single identifiable asset. The
acquisition has been accounted for by the Group as acquisition of
assets.

Bitati
Bt atii -
Bt atiii -

Hiativ «

Hiatv -

BERRINEBERE -
BERRTFINERE -
BERREANEDLE -

ZERBBERARAZMBRA  #RARFE
EREEFARERTZR —+ K - BEARA
REZERBZEFTEAHARSUERTR - Y
ZEBZORATES -

R-Z-_RFNARH  ARAIZHERZENRE
ARARXRFEHEARAR ([ARKE ) LR
ZIEEW 2 —RRBEE QORI LB E HE - A
BEARCEREAEE - TRBER - AXE
BERARRAEBZHBAT o

ARERREZETENEFHUEREEE - K
KEZERAARCRAUSEZEE  REARE
—ARBIEE - AEEBKBAEERBAK -
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BE—F_AFT-A=+—HALFE

37 PARTICULARS OF SUBSIDIARIES OF
THE COMPANY (continued)

At the end of the reporting period, the Company has other
subsidiaries that are not material to the Group. A majority of
these subsidiaries operate in Chinese Mainland. The principal
activities of these subsidiaries are summarised as follows:

37 AREMB AR 2B

(4%)

RBERR - AARAEMBEAKEN S TE

ERNMBLRAE - ZEWMBERQ

AAHH R E

MIEE - ZEMBRRNTREBHRANT

Principal activities Principal place of business Number of subsidiaries
FEXK FEEEMH M AR #E
2025 2024
“BoAHF =22 mfes
Property development Chinese Mainland 16 14
MEER R [ A3
Hong Kong 1 2
BB
Property management Chinese Mainland 4 4
WEER A
Hong Kong = _
B
Investment holding Chinese Mainland 1 1
KB H B A3,
Hong Kong 8 7
B
The BVI 1 1
KBRS
31 29

None of the subsidiaries had any debt securities outstanding
as at the end of the year or at any time during the year which is
held by the Group.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

I8 EBEAFERERZAEBHE
PGS

38 DETAILS OF NON-WHOLLY OWNED
SUBSIDIARIES OF THE GROUP THAT
HAVE MATERIAL NON-CONTROLLING
INTERESTS

The table below shows details of non-wholly owned

TREBVNEBE R ERZAKEIFEE

subsidiaries of the Group that have material non-controlling (I PNCIES
interests:

Place of

incorporation/

establishment and

principal place

Voting rights held by

profit/(Loss) allocated to

Accumulated

Name of entities of business non-controlling interests non-controlling interests non-controlling interests
ARAL/ KL% PEFFERER
REEE REBEXBE FERERAFRER wH/ (58) it FERER
2025 2024 2025 2024 2025 2024
“E-REE C“ECEE ZECRf “E-RE ZE-EF CECOMA
RMB'000 RMB'000 RMB'000 RMB'000
ARBTR ARETT ARETR ARETR
Guangzhou Baosui Chinese Mainland 50% 50% 12,405 (6.277) 2,010,494 1,998,089
BMRIE RE A,
Pride Oasis The BVI 50% 50% 43,585 182,601 5,627,560 5713190
Merchants Nanjing Chinese Mainland 51% 51% (182,875) (42921) 8,236,860 7,141,997
TEER R
Individually immaterial subsidiaries
with non-controlling interests 200,157 26722 8735148 10,218,869
BAERER 5 TBEARB AT
73,272 161,125 24,610,062 25072145
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

nVT\

& B 7% Rk MY EE

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

38 DETAILS OF NON-WHOLLY OWNED
SUBSIDIARIES OF THE GROUP THAT

HAVE MATERIAL NON-CONTROLLING

INTERESTS (continued)

Summarised consolidated financial information in respect of
each of the Group's entities that has material non-controlling
interests is set out below. The summarised consolidated

financial information below represents amounts before intra-

group eliminations.

HRERBEBEE AR 2 AEE
EUBERBMBHENTX - TXHAUBEH
BRIEREANIH HAI 2 S5

IS EBEAFERERZAEBHFE
EMBARFES @

= [
B 4

Notes: B sE -
2025 2024
—E_REF —E P
RMB’000 RMB’000
AR¥T T ARBFT
Guangzhou Baosui BMNRTE
Non-current assets ERBEE = 3,633
Current assets TRENVEE 9,454,556 11,088,531
Current liabilities mEBE 5,429,079 7,095,987
Non-current liabilities ERE B E 4,489 =
Equity attributable to owners of the Company RABGEE AEIE R 2,010,494 1,998,089
Non-controlling interests e AR =S 2,010,494 1,998,089
Profit/(Loss) and total comprehensive income attributable to AR TG A DA, (BE) R 2 kL5
owners of the Company 12,405 (5,277)
Profit/(Loss) and total comprehensive income attributable to  JF#RRE#E RS D (A, (BB ) B 2w W a5 4458
non-controlling interests 12,405 (5,277)
Profit/(Loss) and total comprehensive income for the year REERF(BR)RE2EWSEE 24,810 (10,554)
Net cash outflow from operating activities R 7 \E R RE (1,310,761) (395,852)
Net cash inflow/(outflow) from financing activities BMEEBRIHERA R ) F58 1,140,200 (150,194)
Net cash outflow Re R FE (170,561) (546,046)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

38 DETAILS OF NON-WHOLLY OWNED IS HEEAREEREZZAEBIES
SUBSIDIARIES OF THE GROUP THAT = AEPNGEICIC )

HAVE MATERIAL NON-CONTROLLING
INTERESTS (continued)

Notes: (continued) MsE : (48)
2025 2024
—E-RE —ZTF
RMB’000 RMB’000
ARBT R AREFT
Pride Oasis (=R
Non-current assets JEREEE 3,026,503 1,092,610
Current assets TRENVEE 14,923,981 16,957,001
Current liabilities mE AR 4,644,670 4,427,889
Non-current liabilities R EE 2,050,694 2,195,342
Equity attributable to owners of the Company RNRAHER AR 5,627,560 5,713,190
Non-controlling interests JEEARAE 25 5,627,560 5,713,190
Revenue g 2,099,513 2,204,731
Profit and total comprehensive income attributable to RAREA AR R E RS
owners of the Company 43,585 182,601
Profit and total comprehensive income attributable to FEPERRME 2 G A R 2 E WS 42 58
non-controlling interests 43,585 182,601
Profit and total comprehensive income for the year REFHN R 2EksE5 87,170 365,202
Net cash inflow from operating activities KEEBZRLRANFE 988,531 412,548
Net cash inflow/(outflow) from investing activities BEEBZRERA/ (FRd)F58 664,826 (287)
Net cash (outflow)/inflow from financing activities MEEBK2BE(RE)/AAFE (1,725,016) 409,723
Net cash (outflow)/inflow ReORd),/MmAFHE (71,659) 821,984
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

R BTSRRI R

For the year ended 31 December 2025
BE—F_AFT-A=+—HALFE

38 DETAILS OF NON-WHOLLY OWNED 38 iﬁﬁik#ﬁﬂﬁifg¥22ﬁ;‘%#é
SUBSIDIARIES OF THE GROUP THAT EMEB R RS ®)

HAVE MATERIAL NON-CONTROLLING
INTERESTS (continued)

Notes: (continued) MisE : (48)
2025 2024
ZEC-HE TP
RMB’000 RMB’000
AR¥TT AREFT
Merchants Nanjing BEER
Non-current assets FERBEE 9,029,248 8,934,341
Current assets TRENVEE 13,162,069 12,648,965
Current liabilities mENBE 4,649,478 5,081,021
Non-current liabilities ErRBasE 3,663,086 3,489,200
Equity attributable to owners of the Company NRAER AR 5,641,893 5,871,088
Non-controlling interests e AR 2 8,236,860 7,141,997
Revenue W zs 1,077,171 5,074,743
Loss and total comprehensive income attributable to ARABER AP GBEREE R EETE
owners of the Company (234,059) (173,848)
Loss and total comprehensive income attributable to JEERER S MEEEREEKERE
non-controlling interests (182,875) (42,921)
Loss and total comprehensive income for the year AEEEBEEREERRERE (416,934) (216,769)
Dividends paid to non-controlling interests [EARE Zediig gl oy = 20,000
Net cash (outflow)/inflow from operating activities RSB ORE) /RAER (4,161,277) 1,046,764
Net cash inflow from investing activities REXEBZHSRNFR 621,178 1,100,212
Net cash inflow/(outflow) from financing activities BMBEK2BERA/ CRl)FE 3,220,765 (2,776,251)
Net cash outflow BembEsE (319,334) (629,275)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

?FT/_\

B %% ¥Rk MY RE

For the year ended 31 December 2025

Az —

39

—AFFZA=+—HAILFE

MAJOR NON-CASH TRANSACTIONS

During the year ended 31 December 2025, right-of-use
assets amounted to RMB8,249,000 (2024: RMB1,692,000),
investment properties amounted to RMB37,705,000 (2024:
RMB10,668,000) and lease liabilities of RMB58,138,000 (2024:
RMB15,154,000) were disposed due to the early termination of
lease during the year. Accordingly, there was no contractual
cash outflow to the Group.

During the year ended 31 December 2025, dividend declared
from associates of RMB62,448,000 (2024: RMB19,600,000)
have been settled through offsetting against amounts due
to the associates. Also, capital injection to associates of
RMB566,577,000 (2024: nil) and capital deduction of associates
amounted to RMB313,008,000 (2024: RMB825,230,000) has
been settled by amount due to the associates.

During the year ended 31 December 2025, dividend declared
from joint ventures of RMB68,490,000 (2024: RMB33,546,000)
have been settled through offsetting against amounts due
to joint ventures. Also, capital injection to joint ventures of
RMB43,238,000 (2024: RMB16,500,000) and capital reduction
of joint ventures amounted to RMB134,440,000 (2024:
RMB1,042,218,000) has been settled by amount due from the
joint ventures.

During the year ended 31 December 2025, dividend declared
to non-controlling interests amounted to RMB1,938,642,000
(2024: RMB85,613,000) have been settled through offsetting
against amounts due from the non-controlling interests.

During the year ended 31 December 2025, capital injection
from non-controlling interests amounted to RMB53,286,000
(2024: nil) have been settled through offsetting against
amounts due to the non-controlling interests.

39 EAFRERS

HE_T-_RAF+_A=+—HLFE " £H
BEEARES249,000T(ZE—MF : AR
#1,692,0007T ) ~ & ¥ % A R # 37,705,000
T(ZZEZHF : AR¥10,668,0007T) RHHE
BB ARKS8,138,000( — T —MF : AR
15,154,0007T ) A 7 6 W12 A 42 LE 78 40 M 4% 2
BBt TEAORSREALE -

%zi “THEFTZA=T—BIEFEE  BE

G gJEEHX,%J\EM&,M&OOOTE(:2?:@
i : AR #19,600,0007T ) B 75 38 1K 55 FE {5 B &
NEFRIBAE ° o - MEERAREEARKE
566,577,0007C (ZE U4 : ) REEE QT E
AN B3R A R # 313,008,000 (Z = PO4F A
R #825,230,0007T ) £ 3% 18 FE 1 B & A 7] 50
KA -
BE-_Z-_RAFE+-_FA=1t—HItEE &%
PETIRK B AR%68,490,0007T (Z & =1
4 AR%33,546,0007T) BB BIEHEEN S &
ERBLES - I MEECETEARE
43,238,000t (= ZF =4 : AR# 16,500,000

TL) ke & B EEARNERA R 134,440,000 7T
(ZE_4F : AR¥1,042,218,0007T) EE B
JEUR & & ERIBAE ©

HE-_T-_RAF+-A=+—HIFE [AF
T*Hﬂr@éﬁﬁam B ARE1,938,642,0007T( ==
— P4 AR#85,613,0007T) B 5 B K 8 e IR
eI AR RS IR LS o

BEZZ-_hAFT-A=+—RHILFE ' FE
Hﬁtﬁ%m&é/\ﬁﬁ%% 286,000 0 ( =T Z P94 :
E)E B REIERMNIEERERFIRELS -
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CREE & A

For the year ended 31 December 2025

EHE=

EoAFFZA=1—HIFE

40 INFORMATION ABOUT THE STATEMENT 40 EBA QA BBz 2 ERE
OF FINANCIAL POSITION OF THE

COMPANY
2025 2024
—E_RE —E 4
RMB'000 RMB’000
AR®T T AREET T
Non-current assets ERBEE
Property, plant and equipment M - BE KR 75 51
Investments in subsidiaries RBREIZKE 2,458,487 1,996,636
Amounts due from subsidiaries eI B A B R IE 14,238,456 16,333,065
16,697,018 18,329,752
Current assets REEE
Prepayments, deposits and other receivables FENRE - e MEMmERTE 36 1,047
Amounts due from subsidiaries A NG B 2,944,473 2,876,933
Amount due from intermediate holding company f& U &3 122 i% A 715008 2,908,615 2,297,909
Amounts due from fellow subsidiaries AEES S NG B 1,084,105 1,111,450
Bank balances and cash RITEHR KRS 795,772 304,033
7,733,001 6,591,372
Current liabilities REBEE
Other payables and accruals H At T RIE K T E A 90,794 77,296
Amounts due to subsidiaries FEAT B A R kI8 1,167,296 2,446,195
Amount due to intermediate holding company R R A &) 5%08 3,849,194 3,861,108
Amounts due to fellow subsidiaries FER R ZMTB A T IE 3,236,426 3,448,507
Bank and other borrowings RITREMEE 2,253,750 2,070,000
10,597,460 11,903,106
Net current liabilities REBEEREE (2,864,459) (5,311,734)
Total assets less current liabilities EEABERABERE 13,832,559 13,018,018
Non-current liability FREEE
Bank and other borrowings RITREMEE 13,071,337 11,802,587
Net assets EERE 761,222 1,215,431
Capital and reserves EXR#E
Share capital N 39,132 39,132
Reserves (Note i) (A i) 722,090 1,176,299
Total equity k) 761,222 1,215,431
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
REUB®RRWNE

For the year ended 31 December 2025
BE—F_HFT-A=+—HALFE

40 INFORMATION ABOUT THE STATEMENT 40 BBZAQA A BR AT 2ER (2)
OF FINANCIAL POSITION OF THE

COMPANY (continued)

Note i: Reserves

Btsti - f#E
Share Translation  Contributed Accumulated
premium reserve reserves losses Total reserve
igvili=yi-] B S f# BARE Rt HEAE
RMB'000 RMB’000 RMB'000 RMB’000 RMB’000
AREFTT AR¥EFTT ARETT AR¥EFTT AREFTT
At 1 January 2024 R-Z-_mME—AF—H 3,879,555 8,076 46,004 (2,232,672) 1,700,963
Loss and total comprehensive &R 518K 2 E S L%
income for the year - - - (470,961) (470,961)
Dividend declared EEIRRE (53,703) - - - (53,703)
At 31 December 2024 and i mE+=A=+—H
1 January 2025 rZFTEhF—H—H 3,825,852 8,076 46,004 (2,703,633) 1,176,299
Loss and total comprehensive & RAEE K2 EWN A
income for the year - - - (454,209) (454,209)
At 31 December 2025 R=ZZT-_RAF+=-A=+—H 3,825,852 8,076 46,004 (3,157,842) 722,090
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FIVE-YEAR FINANCIAL SUMMARY

TFHBERBE

A summary of the results and of the assets and liabilities of the
Group for the last five financial years, as extracted from the
published audited financial statements for the year ended 31

December 2021, 2022, 2023, 2024 and 2025 as below.

NTHIASERBEARAETRFEEZEEUAREER
BEHME ITREEEE S —_—F T _—
R ZERECNFR-FRF A=+ —
BIEFE 2 BT &R RE ©

RESULTS E3 Year ended 31 December
BZE+-A=t—-HLEE
2025 2024 2023 2022 2021
ZE-RF —EoNE —E-=F —EoCF T —F
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETRT ARETT ARETTT ARETTT ARETT
REVENUE Wz 26,250,540 20,661,233 28,800,845 29,871,347 25,921,416
(LOSS)/PROFIT BEFORE TAX  B®iaT(B58) /%F (444,085) (1,165,461) 2,691,070 2,980,643 3,530,869
Income tax expenses PSR 2 (1,683,720) (524,169) (1,439,255) (1,250,617) (1,948,003)
(LOSS)/PROFIT FOR THE YEAR AFEE (F58) /%F (2,127,805) (1,689,630) 1,251,815 1,730,026 1,582,866
ASSETS AND LIABILITIES EERER As at 31 December
R+=BR=t+-8
2025 2024 2023 2022 2021
—ECRE —E-EF —E-=fF i “E-—F
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETT ARETTT ARETTT ARETTT ARETF T
TOTAL ASSETS BEEMAE 112,292,351 124,744,030 132,670,547 130,868,300 138,727,655
TOTAL LIABILITIES BE4E 81,945,805 91,650,022 97,545,558 98,142,035 104,877,058
Net assets BESE 30,346,546 33,094,008 35,124,989 32,726,265 33,850,597
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