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Chairman’s Statement

TERESE

Dear Shareholders,

On behalf of the board (the “Board”) of directors (the
"Directors”), | am pleased to present the annual report
of China Sandi Holdings Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”) for the
year ended 31 December 2025 (the “reporting period” or
the “Year” or “2025").

RESULTS

For the Year, the Group recorded a total revenue of
approximately RMB1,267.9 million, representing a decrease
of approximately 39.0% as compared with the year ended
31 December 2024 (the “previous reporting period” or
the “Previous Year” or “2024"). The gross profit for the
Year was approximately RMB246.5 million, representing
an increase of approximately 80.6% as compared with
the Previous Year. The loss attributable to the owners of
the Company for the Year amounted to approximately
RMB542.1 million. Basic loss per share was RMB10.65
cents (2024: basic loss per share of RMB79.63 cents). The
contracted property sales of the Group for the Year were
approximately RMB107.2 million with a contracted gross
floor area (“GFA") of approximately 20,625 square meters
("sg. m."), representing a decrease of approximately 35.8%
in contracted sales and an increase of approximately 45.9%
in contracted GFA as compared with the Previous Year.

REVIEW OF THE REPORTING PERIOD

In 2025, the global political and economic environment
remained challenging, with the real estate market continuing
to undergo adjustment amid these conditions. By the end of
the year, the floor space of commercial buildings available
for sale in China reached approximately 766.3 million sg. m.,
representing a year-on-year increase of approximately 1.6%,
with the residential portion increasing by approximately
2.8%. As a pillar industry of the national economy, the
real estate market experienced significant cooling during
the Year, intensifying the pressures of market adjustment.
Overall, the property sector has faced volatile adjustments
and unprecedented difficulties in recent years, resulting in
tight liquidity conditions due to subdued sales and financing
constraints. Under these circumstances, the Group adhered
to the development keynote of seeking progress in a stable
manner, ensuring project development and delivery, prudent
cash flow management, asset revitalisation and strengthened
risk control measures to navigate liquidity pressures and
maintain operational resilience.
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PROSPECTS

Looking ahead to 2026, the Group will continue to closely
monitor market developments and policy initiatives in the
real estate sector. We will adhere firmly to prudent financial
policies, strengthen risk control measures, intensify efforts
to revitalise under-performing assets, and implement
comprehensive debt management strategies. At the same
time, we will accelerate pre-sales and sales activities, enhance
cash collections, and pursue cost optimisation initiatives
to improve liquidity and operational efficiency. These
measures are designed to address periodic challenges and
lay a solid foundation for the Group's long-term sustainable
development, creating greater value for our shareholders.

APPRECIATION

On behalf of the Board, | would like to thank our valued
customers, suppliers and business associates for their
invaluable contributions and support. | also want to express
my gratitude to our management team and all staff of the
Group for their hard work during the Year. Last but not least,
I am most grateful to our shareholders for their continuous
support and confidence.

Guo Jiadi
Chairman
Hong Kong, 31 March 2026
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Management Discussion and Analysis
BEENR®RR DN

SANDI IN CHINA =BEHE
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Management Discussion and Analysis

FINANCIAL HIGHLIGHTS

Total revenue for the reporting period was
approximately RMB1,267.9 million, representing a
decrease of approximately 39.0% as compared with
approximately RMB2,078.1 million for the year ended
31 December 2024.

Gross profit for the reporting period was approximately
RMB246.5 million, representing an increase of
approximately 80.6% as compared with approximately
RMB136.5 million for the year ended 31 December
2024.

Loss for the reporting period was approximately
RMB575.3 million, as compared to loss for the year
ended 31 December 2024 of approximately RMB4,055.0
million.

Loss attributable to owners of the Company for the
reporting period was approximately RMB542.1 million
as compared to loss attributable to owners of the
Company for the year ended 31 December 2024 of
approximately RMB4,051.7 million.

Basic loss per share was RMB10.65 cents (2024: basic
loss per share of RMB79.63 cents).

Contracted sales amount of the Group for the reporting
period amounted to approximately RMB107.2 million,
representing a decrease of approximately 35.8% as
compared with approximately RMB167.0 million for the
year ended 31 December 2024.

Contracted gross floor area (“GFA") was approximately
20,625 square meters (“sg.m.”) for the reporting
period, representing an increase of approximately
45.9% as compared with approximately 14,140 sg.m.
for the year ended 31 December 2024.
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Management Discussion and Analysis

BEEEN®R DN

DIVIDEND

The Board does not recommend the payment of any final
dividend for the reporting period (2024: nil).

BUSINESS REVIEW
The Group is principally engaged in property development,
and holding of property for investment and rental purpose.

Property development

As at 31 December 2025, the Group had 9 property projects
under development which are situated in different cities in
the PRC. Key cities include Shanghai, Fuzhou, Xi‘an, and
Baoji. The Group primarily focuses on the development of
residential properties, as well as residential and commercial
complex properties, product types including apartments,
offices, retail shops, villas, etc.

Contracted property sales

During the reporting period, the Group achieved contracted
sales of approximately RMB107.2 million with contracted
GFA of approximately 20,625 sg.m., representing a
decrease of approximately 35.8% in contracted sales and
an increase of approximately 45.9% in contracted GFA as
compared with the year ended 31 December 2024. The
increase in contracted GFA was primarily attributable to
higher contracted sales volume in second-tier cities during
2025. However, as the average selling price of properties
in second-tier cities is lower than that in first-tier cities,
the total contracted sales amount for 2025 decreased as
compared with 2024.
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Management Discussion and Analysis

The table below illustrates the contracted sales (stated before
the deduction of applicable taxes) achieved by the Group for
the reporting period:

EEEBNWR DM

TRITAGEEREHAZANHEESR
(FBR @A TIERAD)

Average Percentage

price of of total
Contracted Contracted contracted contracted Group
Property projects Type sales amount sales area sales  sales amount interest

AREE ANHER BHHE

MEEE LFid) BHNEESHE miE THYERE #LFEIL FEEESR
RMB000 5g.m. RMBIsq.m. % %

ANREFT ik NREFHHK % %

Shanghai

L

Sandi Manhattan Commercial 19,870 1,042 19,069 18.5 100

ZHRERE ES

Shaanxi Province

BEE

Sandi Bahe Yihao Residential 14,350 969 14,809 134 70

“HEIEH €

Sandi Jinyufu Residential 10,959 1,485 7,380 10.2 51

—HRERN €

Fujian Province

BEE

Sandi Jiangshan Waterfront Residential 49,602 15,488 3,203 46.3 100

Z@ITIkE =z

Others Residential/Commercial 12,413 1,641 7,564 116

LR FE/m%

Total 107,194 20,625 5,197 100.0

@it

Attributable to the Group 97,520 19,607

REBER

Notes: Bt -

(@) Contracted sales and the calculation of average selling price
are based on the sales revenue before the deduction of
business/value-added tax and other surcharges/taxes.

(b) Contracted sales and GFA attributable to the car parking
spaces are excluded in the contracted GFA and average selling
price calculation.

(@) AWNHEBRRTHEENTEILERNK
MR EBBER R E MW MFEIEZ
HEKRBEEAE -

b) BEBREECHAHHEEREEER
MR BEEANHERREERRTY
CLHE LR
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Management Discussion and Analysis

== = =A aN
B £¥4ﬁgrﬁfnm BZ,U *ﬁ
Property under development BREPYE
The table below summaries the major property development TEREBMIARNEEBEANA _ZE_RHF+ A
projects of the Group as at 31 December 2025: St—BZEFEWERERIER -
Completed
BRI
Expected Saleable GFA GFA GFA  Planned GFA
completion delivered/ available under for future Group's
Property projects dates Site area pre-sold for sale development development interest
BRf/ ARER
st BRETHE AHLE BR® it 8 rEE
NXER ZIAH tHER AREARE ARFER ALREER LREER i
sg.m. sq.m. sq.m. sq.m. sg.m. %
FIK FI A FIK FHK TR %
Shaanxi Province
REE
Sandi Century New City 2027 169,923 1,109,414 66,506 62,659 - 100
Spt e ke 2
Sandi Jinyu Gaoxin 2027 65,157 95,708 1,642 105,114 - 100
= Eact=Fil it Sl o2
Sandi Yunding Fengdan 2026 52,870 75,749 - 53,734 - 100
SHERA R —EIRE
Sandi Bahe Yihao 2027 77,018 - - 235,433 - 70
SHEEIER I a2
Sandi Jinyunfu 2026 40,592 - - 77,331 - 51
CHERER —ToRE
Fujian Province
BRE
Sandi Jiangshan Waterfront 2027 310,176 10,525 - 255,096 - 100
=#TIKE It Sl o5
Sandi Xishanyuan 2027 177,010 - - 96,449 - 100
ZHEWRE it Sl 2
Sandi Jinyu Yunyue 2026 17,386 - - 15,383 - 100
SHRHEN I S
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Management Discussion and Analysis

EEEBNWR DM

The table above includes properties for which the Group has
obtained the relevant land use rights certificate(s) but has
not obtained the requisite construction permits or the Group
has received the confirmation letter(s) on bidding of granting
land use rights but is in progress to obtain the land use
right certificate(s). The figures for “GFA available for sale”,
“GFA under development” and “Planned GFA for future
development” are based on figures provided in the relevant
governmental documents, such as the property ownership
certificates, the construction work planning permits, the
pre-sale permits, the construction land planning permits or the
land use rights certificate. The categories of information are
based on our internal records.

The figures of “Saleable GFA pre-sold” and “GFA available for
sale” include saleable GFA of car parks spaces; while figures
of “GFA under development” and “Planned GFA for future
development” also include non-saleable GFA such as ancillary
area.

“GFA available for sale”, “GFA under development” and
“Planned GFA for future development” are derived from the
Group's internal records and estimates.

Completed
3
Expected Saleable GFA GFA GFA  Planned GFA
completion delivered/ available under for future Group's
Property projects dates Site area pre-sold for sale development development interest
2Rt/ ARBR
Bat RETHE AHHE BEH B | S 1]
VESEE! ZTIAH IHER AREER AREER AREER 4REER B
sg.m. sq.m. sq.m. sq.m. sg.m. %
FoK FHK FoK FHK FIK %
Shanghai
ts
Sandi Manhattan 2027 104,251 156,170 55,457 120,280 - 100
CHERE ke 2
Total 1,014,383 1,447,066 123,605 1,021,479 -
@t
Attributable to the Group 971,338 1,447,066 123,605 912,956 -
AEEELR
Notes: B -

LRBEASED RS HRE L BEAE
FERARESUENEIFAEZME
FAEED W BBEE T L EREN
ISR K - B IEAEBUS L AR -
(At EREEmEl  (BRPHEZ
KEEIRIRKRERTHBREEEE]
ZBFEBBBRXHZH8T MEE
& ERTRBRBFAE  BEFAUE
AR BRI E R L REE -
EREREZERRMOAIFLE -

[EEEAHEAZEEBE] R #H
CHELEEBIZHRFREFESHNA
CREERE [BRTALEZEEE] R
[(REBRFASRELEAE] 2HFTE
BATAHENBEZERTE - BRI -

Mt tEREEmEl (BRPERZ
KEEIRIRKERFTIBEETE]
BB AREBE AN R AE -
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Management Discussion and Analysis

BEEEN®R DN

The following section provides further details of major
ongoing projects of the Group.

Shaanxi Province

Sandi Bahe Yihao

AT /AEEETRHERIAR 2515

Bt &

= e HASH

Sandi Bahe Yihao (“Bahe Yihao") project is located in Bagiao
District, Xian, north of Xiangyun Road and east of Ba Liu
Yi Road. The project is adjacent to the Ba River Ecological
Wetland Park, occupies the rare river view resources of the
Bahe River, and has an excellent ecological environment in
Xian.

Bahe Yihao is comparable to New York’s ONE and London’s
One Hyde Park, and is a top-level project built by China
Sandi in accordance with the concept of “international vision
and quality home building”. The project occupies an area
of about 19 acres, with a total GFA of 235,433 sq.m., a
floor area ratio of 2.21, and a green area ratio of 35%. The
project makes full use of the landscape of the Bahe River
to create a high-end improvement quality development in
the Bahe River New Area. The project plans five high-rise
buildings (24-25 floors), five small high-rise buildings (15-
16 floors) and eight multi-storey buildings (5-9 floors) along
the Ba River, covering a full range of dwelling choices such
as pied-a-terre, houses, and large bungalows, making the
project the only high-end quality architectural complex with
a full range of dwelling choices along the Ba River. Pre-sale
of the project commenced in 2022. During the reporting
period, contracted sales amounted to approximately RMB14.4
million.

1 2 China Sandi Holdings Limited Annual Report 2025
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Management Discussion and Analysis

Shanghai

Sandi Manhattan

Shanghai Sandi Manhattan project (“Sandi Manhattan”) is
a major project of the Group in Shanghai. It is situated in
the prime location of Shanghai Songjiang District, Songjiang
New Town International Ecology Business District with a site
area of approximately 104,251 sq.m.. Sandi Manhattan is a
mixed-use development complex, including offices, shopping
malls and hotels. Hyatt Regency Shanghai Songjiang (“Hyatt
Regency”) and Shanghai Sandi Xintiandi (“Sandi Xintiandi”),
the projects of Sandi Manhattan, opened in July and
December 2021, respectively. Hyatt Regency, an international
5-star hotel, belongs to one of the major investment
properties of the Group in Sandi Manhattan. Hyatt Regency is
located at the core area of Songjiang New Town International
Ecology Business District and provides privileged services to
guests. It provides multi-functional spaces of approximately
1,900 sq.m. and 256 guestrooms, including 18 suites, with
floor-to-ceiling views of Wulong Lake, gardens or Ecology
Business District skyline. Sandi Xintiandi is also located at
the core area of Songjiang New Town International Ecology
Business District. It is the first ecology semi-open commercial
complex project, with approximately 170,000 sg.m. GFA.
During the reporting period, contracted sales amounted to
approximately RMB19.9 million.

EEEBNWR DM
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Management Discussion and Analysis

BEEEN®R DN

Land bank replenishment

The Group's strategy is to maintain the sufficiency of land
bank portfolio to support the Group’s own development
pipeline for the next few years. As at 31 December 2025,
the Group had a quality land bank amounting to a total GFA
of approximately 1,619,000 sg.m., of which approximately
1,444,000 sgq.m. were attributable to the owners of the
Company.

The table below summarises the landbank by location as at
31 December 2025:

THBEFT

AEBENEBEARIUNIFELAEE
ARBEBRR 2 TR HEHE - RN _-ZT
—ThHFE+ZRAR=+—H AEEHEL
FREMIE4)1,619,000F H AR EE L+t
- Hth 491,444,000 5 K 53 B 7 AR
NS F DN

TEEER -—_E-_FE+-_HA=+—8
R LR &l D A b R

Total GFA Attributable GFA

Land bank by location Rib BB oW L bR REEHEE EiEBEEEEE

(‘000 sq.m.) (000 sq.m.)

(FFHK) (FFHK)

Shaanxi i) 712 594

Fujian |z 728 671

Shanghai = 179 179

Total #BEt 1,619 1,444
Property Investment MERE

During the reporting period, the Group recognised rental
income and property management and related fee income
of approximately RMB109.6 million (2024: approximately
RMB109.1 million), which was mainly generated by two
furniture malls situated in Fuzhou and Baoji. The Group's
investment properties also include hotels, kindergarten,
commercial and office premises, all of which are all located
in the PRC and generated a stable income stream to the
Group.
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Management Discussion and Analysis
EEENWRRE DN

Set out below are the major investment properties held by TREIWAEBR _ZE_RHF+=A

the Group as at 31 December 2025:

ST BERBZIEREME:

Existing/  Approximate Group’s

Location Intended use(s) GFA interest
RnE/ B4
uE BERR REZER AEEED
sg.m. %
FI K %
Completed investment properties
ERIREME
Fujian Province
BEH
Sandi Furniture Plaza, No. 173 Gongye Road, Yizhou Street, Shopping Mall 113,252 100
Taijiang District, Fuzhou City
BNTEIBENEBEIERITIR-BREES BYHES
Various blocks, Sandi Kaixuan Fengdan, No. 202 Minjiang Commercial/ Hotel 13,477 100
Avenue, Cangshan District, Fuzhou City
BT A LR AB2025 = @l e A5 TiE EEYVE
Shaanxi Province
REE
Red Star Macalline, Block 196, No. 8 Bao Guo Road, Shopping Mall 63,643 100
Jin Tai District, Baoji City
BEEMe A RERIKSHIT 196124 2 55l 5E BYR5
Sandi Plaza, Block 186, No. 8 Bao Guo Road, Jin Tai District, Shopping Mall 63,125 100
Baoji City
EEMELaRERKSTIL1861E = MES BWE%
Ramada Hotel Block No. 184, No. 8 Bao Guo Road, Jintai District, Hotel 15,181 100
Baoji City
EEMerRERRSKITISABERERE BIE
Pesht Boutique, Block No. 25, No. 8 Bao Guo Road, Jintai Hotel 12,248 100
District, Baoji City
BAEME A RE R8T 250 M HT B IS B
Jinjiang Inn, Block No. 18, No. 8 Bao Guo Road, Jintai District, Hotel 7,094 100
Baoji City
EEMEAaRERKSHII8IERT 2 2F/E B
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Existing/  Approximate Group's
Location Intended use(s) GFA interest
RnE/ B4
(VA= BERR REEEE AEEEDR
sg.m. %
FHR %
Shanghai
&
Lot N5, No. 11 Zhongshan Street Neighbourhood, Songjiang Commercial/Hotel 59,701 100
District
MOT [ 1L BT 11 BT EANG 3 35 HE/BE
Lot N11, No. 11 Zhongshan Street Neighbourhood, Hotel Commercial 26,071 100
IIESILEBVIEIN R [GES
Zhejiang Province
)
Northwest of Weiliu Road and Jingwu Road, Qiantang New Residential 16,356 100
District, Hangzhou City
MMNTmEERTRENEELARIX ARG A F=
Northeast of Jingsi Road and Changfeng Road, Qiantang Residential 8,204 100
New District, Hangzhou City
M TS ER R AL MK R R AR X R AR A F=E
Investment properties under construction
EEREWE
Fujian Province
BEH
Tang Kou, Xi Nan Village, Ge Ling Town, Yongtai County, Hotel 89,668 100
Fuzhou City
BN ARFZEEBEREN SO G
Shanghai
LiE
Lot N6, No. 11 Zhongshan Street Neighbourhood, Commercial/Hotel 122,749 100

Songjiang District
TR A LB 81 15T NG R
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Management Discussion and Analysis

OUTLOOK

In 2025, the global political and economic environment
remained challenging.

The real estate market continues to be in a period of
adjustment. At the end of 2025, the floor space of
commercial buildings available for sale in China stood
at approximately 766.3 million sq.m., representing a
year-on-year increase of approximately 1.6%. Specifically,
the floor space of residential buildings available for sale
increased by approximately 2.8%. As a pillar industry of
the national economy, the real estate market experienced a
significant cooling during the year, which further intensified
market adjustment pressures.

Overall, China’s property sector has experienced volatile
adjustments and encountered unprecedented difficulties in
recent years. The Group’s liquidity is under unprecedented
pressure amid the dual tightening of sales and financing.
The Group will adhere to prudent financial policies and
strengthen its risk control measures in response to new
challenges. The Group will continue to ensure the sufficiency
of cash flow, intensify efforts to revitalise under-performing
assets and taking various debt management measures to
overcome periodic liquidity pressures.

The Group faced a significant decline in property sales in
2025, reflecting the broader challenges confronting the real
estate market in China. As an industry participant, the Group
has also been affected by these market conditions. Looking
ahead to 2026, the Group will continue to closely monitor
market developments and respond proactively to the cyclical
nature of the industry in order to adapt to evolving market
conditions and implement necessary adjustments.

EEEBNWR DM
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Management Discussion and Analysis
BEENW®RR DN

OPERATING RESULTS AND FINANCIAL REVIEW BEEERMKEOE

Revenue I'@N

The Group's revenue is primarily derived from property sales, NREBZWMATFEFERAYENEE (5K
which contributed approximately 91.4% of the revenue LSHI 2 UM A4991.4% o NREIIZFARE
for the reporting period. The table below sets forth the EoEE s ANEBEW AR :
breakdown of the Group’s revenue by operating segment as

indicated:
For the year ended For the year ended
31 December 2025 31 December 2024
BE-ZT-I1F BE_ZT_MF
TZA=+—BLFE +ZA=+—HILFE
RMB’000 % RMB’000 %
ARETF T % ARETFIT %
Property development ¥ %3 E 1,158,243 91.4 1,969,010 94.7
Property investment YR E 109,609 8.6 109,110 5.3
1,267,852 100 2,078,120 100
Revenue from property sales LEX - -2/ PN

The Group’s revenue from property sales decreased to MEBHALAEBRMEHEWAR LD ZEZY
approximately RMB1,158.2 million for the reporting period AFE#1,158,200,000c (ZE = =4F : 4
(2024: approximately RMB1,969.0 million). AEK#1,969,000,0007T) °
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EEENWRRE DN

The table below summarises the revenue from property sales

for the reporting period:

TERBARERRZWEHERA

Average Percentage
Sales selling of total
Property projects Type revenue GFA price amount
HRSH
NxER i HEWA BEEEE FHER AR
RMB’000 5q.m. RMB/sq.m. %
AEBETT FHK AER %
F K
Zhejiang Province
WL
Sandi Yasong Meizhu Residential 6,113.4 5,058 12,122 5.5
THEEESE Fx
Fujian Province
BEE
Sandi Yungu Fengdan Residential/Commercial 62,528 6,597 9,479 5.6
ZHEAERN FE/ %
Sandi Yasong Fengdan Residential 165,383 9,221 17,936 14.7
=B Fx
Sandi Fengdan Yazhu Residential 562,365 39,895 14,096 50.0
=B RE Fx
Shanghai
o<}
Sandi Manhattan Commercial 141,433 4,737 29,857 12.6
“HERE EES
Others 129,919 15,581 8,338 11.6
Hith
Total 1,122,942 81,089 13,848 100.0
# st

PEZAZRARALT
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BEEEN®R DN

Notes:

Sales revenue amount and the calculation of average price are
based on the sales revenue after the deduction of business/
value-added tax and other surcharges/taxes.

ii. GFA and sales revenue attributable to the car parking spaces
are excluded in the GFA sold and the average selling price
calculation.

Revenue from property investment

Revenue from property investment including rental income
and property management and related fee income amounted
to approximately RMB109.6 million for the reporting period
(2024: approximately RMB109.1 million), which was derived
from the Group’'s investment properties situated in the
PRC, including shopping malls, commercial buildings and
kindergartens.

Cost of properties sales

The Group’'s cost of properties sales decreased to
approximately RMB1,021.4 million for the reporting period
(2024: approximately RMB1,934.3 million). The decrease
was primarily attributable to the lower revenue recognised
from property development during the reporting period as
compared with 2024.

Write-down of inventories of properties

For the year ended 31 December 2025, write-down of
completed properties held for sale to net realisable value of
approximately RMB79.7 million (2024: nil) was recognised
in the consolidated statement of profit or loss and other
comprehensive income.

For the year ended 31 December 2025, write-down of
properties under development for sale to net realisable value
of approximately RMB28.0 million (2024: approximately
RMB586.6 million) was recognised in the consolidated
statement of profit or loss and other comprehensive income.

These write-down of properties were due to the impact
of the mainland real estate market, which resulted in the
expected net realizable value being lower than the carrying
value.

20 China Sandi Holdings Limited Annual Report 2025
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Management Discussion and Analysis

Change in fair value on investment properties and
upon transfer to investment properties

For the reporting period, the Group recognised a net
fair value loss of approximately RMB305.5 million on its
investment properties (2024: approximately RMB3,870.5
million). The significant decrease in fair value loss on the
Group’s investment properties was mainly due to the fact
that the rental market environment in the PRC has shown
signs of recovery in 2025.

Change in fair value of derivative component of
convertible bonds

During the reporting period, the Group recognised a
fair value loss of approximately RMB13.6 million (2024:
approximately RMB10.0 million) on the derivative
components of the convertible bonds.

Other gains/losses, net

The Group recognised net other losses of approximately
RMB5.3 million for the reporting period (2024: net other
gains of approximately RMB44.2 million), which was mainly
attributed to impairment loss on trade and other receivables.

Selling and marketing expenses

The Group’'s selling and marketing expenses decreased
by approximately RMB16.1 million from approximately
RMB51.1 million for the year ended 31 December 2024 to
approximately RMB35.0 million for the reporting period.
Such change was due to less agent fees were incurred as a
result of decrease in contract sales.

Administrative expenses

The Group's administrative expenses decreased by
approximately RMB23.5 million from approximately
RMB47.0 million for the year ended 31 December 2024 to
approximately RMB23.5 million for the reporting period.
Such change was due to a decrease in salary expenses as a
result of reduced number of employees.

EEEBNWR DM
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Management Discussion and Analysis

BEEEN®R DN

Finance costs

Finance costs consist of interest expenses on banks and
other borrowings, convertible bonds, promissory note,
contract liabilities, amount due to a related company and
lease liabilities. The finance costs amounted to approximately
RMB420.3 million (2024: approximately RMB403.6 million)
for the reporting period. The increase in finance cost was
attributable to the increase of interest rate of loans.

Income tax credit

Income tax credit mainly comprises the PRC enterprise income
tax and land appreciation tax amounted to approximately
RMB61.1 million for the reporting period (2024: income tax
credit of approximately RMB786.2 million).

LIQUIDITY AND FINANCIAL RESOURCES

As at 31 December 2025, the Group had bank and
other borrowings of approximately RMB5,553.1 million
denominated in RMB (31 December 2024: approximately
RMB5,833.1 million denominated in RMB) and other
debts comprising convertible bonds, promissory note and
amounts due to related companies in total amount to
approximately RMB1,044.9 million denominate in HK$ and
RMB (31 December 2024: approximately RMB1,040.5 million
denominated in HK$ and RMB). As at 31 December 2025 and
2024, all bank and other borrowings were secured with fixed
interest rate. The bank and other borrowings with maturities
falling due within one year, in the second year, in the third
to the fifth year, over five years amounted to approximately
RMB5,553.1 million, nil, nil and nil, respectively (31
December 2024: approximately RMB5,833.1 million, nil, nil
and nil, respectively). Further details of the bank and other
borrowings, are set out in note 23 to the consolidated
financial statements in this report.

As at 31 December 2025, the Group had cash and cash
equivalents of approximately RMB40.5 million (31 December
2024: approximately RMB100.4 million) which were mainly
denominated in HK$ and RMB.
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Management Discussion and Analysis

As at 31 December 2025, the gearing ratio for the Group
was approximately 20,859.7% (31 December 2024:
approximately 1,241.7%), calculated based on the net debts
(comprising bank and other borrowings and other debts
comprising convertible bonds, promissory note and amounts
due to related companies less cash and cash equivalent)
of approximately RMB6,598.0 million (31 December 2024:
approximately RMB6,773.2 million ) over the total equity
of approximately RMB31.4 million (31 December 2024:
approximately RMB545.5 million). The debt ratio was
approximately 99.8% (31 December 2024: approximately
96.8%), calculated as total liabilities over total assets of the
Group.

The Group's current available liquidity resources are sufficient
to meet its capital commitments. As at 31 December 2025,
the Group’s net current liabilities amounted to approximately
RMB5,415.8 million (31 December 2024: net current
liabilities of approximately RMB5,170.8 million). The Group’s
current ratio, being percentage of its current assets and its
current liabilities, amounted to approximately 62.1% (31
December 2024: approximately 67.6%).

The Group continued to adopt a prudent funding and
treasury policy to manage its liquidity needs. The objective is
to maintain adequate funds for financing working capital and
capture investment opportunities as and when they become
available. In order to maintain or adjust the capital structure,
the Group may issue new shares or sell assets to reduce
debt.
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BEEEN®R DN

CAPITAL STRUCTURE

The capital structure of the Group and fund raising activities
during the reporting period are summarised as follows:

(i) Bank and other borrowings

As at 31 December 2025, the Group had bank and
other borrowings of approximately RMB5,553.1 million
(31 December 2024: approximately RMB5,833.1
million), of which approximately RMB5,553.1 million
are repayable within one year. The Group’s bank and
other borrowings bear interest rates ranging from
approximately 2.8% to 10.0% per annum. All the bank
and other borrowings were denominated in RMB. As
at 31 December 2025, borrowings of approximately
RMB1,803.4 million and certain interest payable that
were not repaid according to their respective repayment
schedules, might be demanded for early repayment. As
at the date of this report, bank and other borrowings
of approximately RMB1,803.6 million and certain
interest payable were not repaid in accordance with
their respective repayment schedules pursuant to their
respective loan agreements. The Group is actively
communicating with banks on the extension of existing

loans.

(ii) Promissory note

As at 31 December 2025, the Company had a
promissory note (the “Promissory Note”) with principal
of HK$800 million issued to Mr. Guo, the chairman
of the Board and an executive Director, with current
interest rate of 6% per annum payable annually in
arrears and the principal will be repaid when the
Promissory Note falls due on 30 January 2029. The
Promissory Note is denominated in HK$. There was no
early redemption of the Promissory Note requested by
the Company or Mr. Guo during the reporting period.
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(iii) Convertible bonds (iii) TERKRESH
As at 31 December 2025, the Company had convertible RZE-_AF+-_A=+—H K
bonds (the “CBs”) with principal amount of HK$300 NAIMA R ES ([ ES])
million with interest of 2% per annum payable annually K4 %8 /300,000,000/8 7T © & F &
in arrears and carrying a conversion price of HK$0.09 NEFERE2% K ERERGRER
per conversion Share, with conversion rights to convert A% 170.0978 JT » BT & 82 A 48 82 i %
into a maximum of 3,333,333,333 Shares. The principal %3,333,333,3331 ik - R =&
will be repaid when the CBs fall due on 30 January “HFE—HA=1TH3Z A mE R
2029 if no conversion happened on or before 30 Al RN BaRESERN _E_h
January 2029. The CBs are denominated in HK$. There F—RA=4+HIHEEERE B
was no early redemption of the CBs requested by the BHEUBTHAE REBERSEH AR
Company or the CB holder during the reporting period. oo IEE AT A A K EKIR

2D A AL E % -

SIGNIFICANT INVESTMENTS HELD, FrIFEARKRE EAXNEBERLEE
MATERIAL ACQUISITIONS AND DISPOSALS MEBATG  HBMEATNRESELE
OF SUBSIDIARIES, ASSOCIATES AND JOINT

VENTURES

Except for investment in subsidiaries, there were no BRIAMB AR ZIEEIN  REBR_-Z
significant investments held by the Group as at 31 December —FH®+_-_A=+—HBEBFEEMAE
2025. RIRE -
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SIGNIFICANT EVENTS AFTER THE REPORTING
PERIOD

Mr. Poon Wai Kong (“Mr. Poon”) has been appointed as the
company secretary of the Company under Rule 3.28 of the
Listing Rules, with effect from 11 March 2026 to fill in the
vacancy after the resignation of Ms. Ho Wing Tsz, Wendy on
16 April 2025. Following the appointment of Mr. Poon as the
company secretary of the Company, the Company has been
in compliance with the requirements under Rule 3.28 of the
Listing Rules. For details, please refer to the announcement
of the Company dated 11 March 2026.

Save as disclosed herein, there were no material subsequent
events undertaken by the Company or by the Group after
the reporting period and up to the date of this report.
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Management Discussion and Analysis

CHARGE ON THE GROUP’S ASSETS

As at 31 December 2025, the Group had pledged certain
investment properties, properties under development,
land use rights and certain inventories of properties of an
aggregate carrying value of approximately RMB8,931.0
million (31 December 2024: approximately RMB9,360.0
million) together with certain rental proceeds over investment
properties, and shares of certain subsidiaries of the Group to
secure the bank and other facilities granted to the Group.

CONTINGENT LIABILITIES

The Group had entered into agreements with certain banks
to provide guarantees in respect of mortgage facilities
granted to purchasers of the Group’s properties. As at
31 December 2025, the Group provided guarantees for
mortgage loans in an amount of approximately RMB1,644.6
million (31 December 2024: approximately RMB2,083.2
million) to banks in respect of such agreements. In addition,
certain subsidiaries of the Group had also provided corporate
guarantees amounting to approximately RMB55.9 million (31
December 2024: approximately RMB123.7 million) to certain
financial institutions in respect of loan facilities granted to
certain independent third parties during the reporting period.

COMMITMENTS

As at 31 December 2025, the Group had capital
commitments in respect of investment properties, properties
under development and property, plant and equipment
amounted to approximately RMB284.8 million (31 December
2024: approximately RMB311.1 million).
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Management Discussion and Analysis
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FOREIGN EXCHANGE EXPOSURE

The Group has transactional currency exposures. Such
exposures arise from the business operations in the PRC and
Hong Kong denominated in RMB and HK$, respectively. As
at 31 December 2025, the Group did not have a foreign
currency hedging policy in respect of its foreign currency
assets and liabilities. The Group will closely monitor its
foreign currency exposure and will consider using hedging
instruments in respect of significant foreign currency
exposure as and when appropriate. As at 31 December
2025, the Group had no investment in any financial
derivatives, foreign exchange contracts, interest or currency
swaps, hedging or other financial arrangements for
hedging purposes to reduce any currency risk nor made any
over-the-counter contingent forward transactions.

EMPLOYEES

As at 31 December 2025, the Group employed a total of
133 employees (31 December 2024: 163 employees) of
which 131 employees (31 December 2024: 161 employees)
were hired in the PRC and 2 employees (31 December
2024: 2 employees) in Hong Kong. Total remuneration
paid to the employees for the reporting period amounted
to approximately RMB19.5 million (2024: approximately
RMB36.2 million). In addition to competitive remuneration
packages offered to the employees, the Group also provides
other benefits including contributions to mandatory provident
fund, as well as group medical and accident insurance.
On-going training sessions were also conducted to enhance
the competitiveness of the Group’s human assets.
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Management Discussion and Analysis

PROPERTY VALUATION

Property valuation on the Group’s investment properties
located in the PRC as at 31 December 2025 had been carried
out by an independent qualified professional valuer, Ravia
Global Appraisal Advisory Limited. The property valuation
was used in preparing the annual results. The valuation was
based on income capitalization approach by making reference
to comparable market information as available in the relevant
markets. For investment properties under development, the
valuation has also taken into account the construction costs
expended and to be expended to complete the development.
The Group’s investment properties were valued at
approximately RMB5,700.0 million as at 31 December 2025
(31 December 2024: approximately RMB6,005.5 million). A
net fair value loss of approximately RMB305.5 million (2024:
net fair value loss of approximately RMB3,870.5 million) was
recognised to the consolidated statement of profit or loss for
the reporting period.

MODEL CODE FOR SECURITIES
TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model
Code") as set out in Appendix C3 to the Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong
Limited (the “Listing Rules”) as its code of conduct in respect
of the securities dealing by the Directors. The Company
has made specific enquiry to all Directors in respect of the
securities dealing by the Directors and all Directors confirmed
that they have complied with the Model Code during the
reporting period.

PURCHASE, REDEMPTION OR SALE OF LISTED
SECURITIES

During the reporting period, neither the Company nor any of
its subsidiaries has purchased, sold or redeemed any of the
Company'’s listed securities.
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CORPORATE GOVERNANCE

The corporate governance principles of the Company
emphasise an effective Board, sound internal control,
appropriate independence policy, transparency and
accountability so as to safeguard the interests of the
shareholders of the Company (the “Shareholders”).

The Board is committed to comply with the code provisions
(the “Code Provisions”) as set out in the Corporate
Governance Code (the “"CG Code”) under Appendix C1 to
the Listing Rules to the extent that the Directors consider
it to be practical and applicable to the Company. During
the reporting period and up to the date of this report, the
Company has complied with the CG Code except for the
following deviation:

Code Provision C.2.1

The roles of the chairman and the chief executive officer
should be segregated and not be exercised by the same
individual. The chairman is responsible for the corporate
strategic planning and formulation of corporate policies for
the Group, while the chief executive officer is responsible for
overseeing day-to-day management of the Group’s business.

Mr. Guo currently serves as the chairman of the Board (the
“Chairman™).

Up to date of this report, no individual was appointed as
the chief executive officer of the Company (the “CEQ"). The
day-to-day management of the Group’s business is monitored
by the executive Directors and senior management. Given
the size of the Group, the current business operations
and administration have been stable, the Board is of the
view that the current management structure is able to
effectively discharge the duties of both positions. However,
going forward, the Board will review from time to time
and separate the roles of the Chairman and the CEO when
necessary.
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Corporate Governance Report

The Company has applied the principles of the CG Code to
its corporate governance structure and practices as described
in this report. The Company considers that sufficient
measures have been taken to ensure the Company’s
corporate governance practices are no less exacting than
those in the CG Code. The Board will continue to monitor
and review the Company’s corporate governance practices
in order to ensure that such practices may meet the general
rules and standards as required by the Listing Rules. The
Board believes that sound and reasonable corporate
governance practices are essential for sustainable growth of
the Group and for benefit of the Group and the Shareholders
as a whole.

The Company was not able to timely comply with the
financial reporting provisions under the Listing Rules in (i)
announcing the annual results for the financial year ended
31 December 2024; (ii) publishing the annual report for
the year ended 31 December 2024; (iii) announcing the
interim results for the six months ended 30 June 2025; (ii)
publishing the interim report for the six months ended 30
June 2025. Such delay was due to additional time required
to finalise the annual results for the financial year ended 31
December 2024 and the interim results for the six months
ended 30 June 2025 and has constituted non-compliance
with Rules 13.46(2)(a), 13.48(1), 13.49(1), 13.49(2) and
13.49(6) of the Listing Rules. The Company had published (i)
its annual results announcement and annual report for the
financial year ended 31 December 2024 on 28 January 2026
and 2 March 2026, respectively; and (ii) its interim results
announcement for the six months ended 30 June 2025 on 6
March 2026.
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RESPONSIBILITIES OF THE BOARD

The Board’s primary responsibilities include the formulation
of long-term corporate strategies, policy decisions and
overseeing the management of the Group’s operations.
In addition, the Board evaluates the performance of the
Group and assesses the achievement of targets periodically
set by the Board. In carrying out its duties and projects,
the Board delegates certain specific considerations to
designated board committees and management task forces.
The daily management, administration and operations of
the Company are delegated to the executive Directors and
senior management and divisional heads. The delegated
functions and work tasks are periodically reviewed by
the Board. Approval has to be obtained from the Board
prior to any significant transactions entered into by the
abovementioned officers. All Directors have full and timely
access to all relevant information in discharging their duties,
and in appropriate circumstances are normally granted rights
to seek independent professional advices at the Company's
expense.

COMPOSITION OF THE BOARD

The composition of the Board reflects the necessary
balance of skills and experience for effective leadership
and independence in decision making. As at the date
of this report, the Board comprises six Directors, whose
biographical details and their relationships are set out in
the “Biographical Details of the Directors of the Company”
on pages 63 to 66 to this report. There are two executive
Directors, namely Mr. Guo Jiadi and Mr. Wang Chao, one
non-executive Director, namely Ms. Amika Lan E Guo, and
three independent non-executive Directors, namely Ms. Yu
Huaxiu, Mr. Liao Yiyi and Ms. Zhang Jianchan. Mr. Guo lJiadi
serves as the Chairman. Ms. Amika Lan E Guo is a daughter
of Mr. Guo Jiadi. The Company has complied with Rules
3.10(1) and (2), and 3.10A of the Listing Rules relating to
the appointment of a sufficient number of independent
non-executive Directors and at least one of the independent
non-executive Directors has appropriate professional
qualifications or accounting or related financial management
expertise throughout the reporting period. The Company
has received annual confirmations from all independent
non-executive Directors that they did not have any businesses
or financial interests with the Group and were independent
in accordance with Rule 3.13 of the Listing Rules.
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The Company has established mechanisms to ensure that
independent views and input are available to the Board, a
summary of which is set out as follows:

1.

In terms of composition of the Board, (i) at least
one-third of its members are independent non-executive
Directors; (ii) the Company would receive independence
confirmations from its independent non-executive
Directors annually pursuant to Rule 3.13 of the
Listing Rules; and (iii) the Board composition and
the independence of the independent non-executive
Directors are reviewed by the nomination committee
(the “Nomination Committee”) of the Company
on an annual basis (in particular, for independent
non-executive Directors who have served for more than
nine years).

In terms of conduct of Board proceedings, (i) all
Directors (including independent non-executive
Directors) are provided with regular updates of the
Group’s performance, position and prospects to enable
them to make informed decision; (ii) all members of
the Board may seek independent professional advice
when necessary to perform their responsibilities; (iii) the
Directors shall not vote or be counted in the quorum
on any Board resolution approving any contract,
arrangement or any other proposal concerning a matter
that is significant to the Company’s business in which
such Director or any of his/her close associates has a
material interest, save as otherwise permitted under the
Listing Rules; and (iv) the chairman of the Board shall
meet the independent non-executive Directors at least
once annually.

The Board reviews the implementation and effectiveness of
the above mechanisms on an annual basis.
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APPOINTMENT AND SUCCESSION PLANNING
OF DIRECTORS

The Board as a whole is responsible for reviewing its
composition, developing and formulating the relevant
procedures for the nomination and appointment of Directors;
and monitoring their succession. The Board’s established
policies include procedures for the appointment of Directors
nominated by the Shareholders. The existing Bye-laws of
the Company empower the Board to appoint any person as
Director either as an additional member or to fill a casual
vacancy.

The term of office for each of the executive Directors and the
independent non-executive Directors is 3 years. The existing
Bye-laws of the Company provide that at each annual general
meeting, one-third of the Directors for the time being, or,
if their number is not 3 or a multiple of 3, then the number
nearest to but not less than one-third, shall retire from office
by rotation provided that every Director shall be subject to
retirement at least once every 3 years. A retiring Director
shall be eligible for re-election. The Company at the general
meeting at which a Director retire may fill the vacated office.
In addition, all Directors appointed to fill a casual vacancy
or as an additional Director shall retire in the next annual
general meeting but eligible for re-election.
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MODEL CODE FOR SECURITIES
TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code as set out in
Appendix C3 of the Listing Rules as its code of conduct
in respect of the securities dealing by the Directors. The
Company has made specific enquiry to all Directors in respect
of the securities dealing by the Directors and all Directors
confirmed that they have complied with the Model Code
during the reporting period.

BOARD COMMITTEES

The Company has established 3 Board committees, namely
the Audit Committee, the Nomination Committee and the
Remuneration Committee, each of which is delegated with
specific roles and responsibilities by the Board. All the Board
committees follow the same principles and procedures as
those of the Board. The Board receives the minutes of each
committee on a regular basis, including their decision and
recommendations.

AUDIT COMMITTEE

The Company has established an audit committee (the “Audit
Committee”). The Audit Committee currently comprises the
following independent non-executive Directors:

Ms. Yu Huaxiu (Chairman)
Mr. Liao Yiyi
Ms. Zhang Jianchan

The chairman of the Audit Committee possesses the
appropriate professional qualification or accounting or
related financial management expertise and members of the
Audit Committee comply with the requirements under Rule
3.21 of the Listing Rules. None of the members of the Audit
Committee is a former partner of the Company’s existing
external auditors. The primary responsibilities of the Audit
Committee include the followings:

(@) to review the Company’s financial information
including annual report and half-yearly report and the
appropriateness of any significant financial reporting
judgments contained therein;
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to review the relationship with the external auditors
by reference to the work performed by the auditors,
their fees and terms of engagement, and make
recommendation to the Board on the appointment,
re-appointment and removal of external auditors; and

to review the adequacy and effectiveness of the
Company’s financial reporting system, internal control
system and risk management system and associated
procedures. Further information is disclosed in the
section titled “Risk Management and Internal Controls”
below.

by 2ERHMzIHERR BEZ2K
B N B 50T AR & B 51 BS A 2R
ZBEFE ARREE BRELER
SNEZBEINEESREERER
K

(0 MAARRAMBEEMSE - AFLEE
THIE AR EIREHE RIEERER
EERAMBHR - —FERFEE
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The Company’s results for the reporting period and interim ERLEESDNREREZTSHNEMNAR
results for the six months ended 30 June 2025 have been AMEFAZEERBE_ZE_AF A~
reviewed by the Audit Committee before the submission to ~ A=+ HIFAEA 2R HI%4E -

the Board.

During the reporting period, two meetings had been held
by the Audit Committee. Attendance of each member at the

E

BEHANEZZEGERTMAEE -
EXNERERZESERZZIHERILE

Audit Committee meeting is set out in the table under the HRTH L BEBERL] 25K -
section headed “Meeting Attendance” below.
Summary of work in 2025 “E-RAFEIHEBE

For the reporting period, the Audit Committee has performed
the following:

reviewed the financial statements for the year ended
31 December 2024 and the related documents, made
recommendations to the Board for approval and
discussed with the management and the external
auditor the accounting policies and practices which
may affect the Group, the report prepared by the
external auditor covering major findings in the course
of the audit and the accounting and financial reporting
matters;

reviewed the interim financial statements for the
six months ended 30 June 2025 and the related
documents, and made recommendations to the Board
for approval;

3 6 China Sandi Holdings Limited Annual Report 2025

RBEHAN - BERREGERBITATRE :

. RN EE T _NF+_A=+—
HIEFERY B HRE RAEBE Xt
WREESELHBERARIOE -
I 68 & 12 8 K H1EE i B A AT a1 BE
FEAEENSHBEEEER I
EZEMARENRE (ERREER
EZBEPHERER) AR K
MR REE

° B EE T _AFNA=1THB1E
~E A E’J@ﬂﬁﬁﬁ‘“#ﬁi‘%&*ﬁﬁaiﬁ
WREESELHERREZ AL



Corporate Governance Report

reviewed and monitored the Company’s financial
reporting procedures, the effectiveness of the Group’s
risk management and internal control systems as well as
the Group's internal audit function;

reviewed the re-appointment, remuneration and
engagement letter of the Company’s external auditors,
its independence and objectivity, and the effectiveness
of the audit process;

reviewed the appointment of the internal control
consultant;

reviewed the Audit Committee’s independence and
effectiveness in discharging its role and responsibilities,
and its terms of reference; and
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Auditors’ Remuneration

The Audit Committee has reviewed the remuneration paid/
payable to CCTH CPA Limited (“CCTH"), the external auditor
of the Company, for the following services provided for the
reporting period.

Remuneration

Nature of services Paid/Payable

PR M= B LS

RMB’'000
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Audit service EIZRE 800

Non-audit services IEEZ R
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financial statements 100
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The Audit Committee has expressed its views to the Board
that the level of fees paid/payable to the Company’s external
auditor is reasonable. There has been no major disagreement
between the external auditor and the management of the
Company for the reporting period.

NOMINATION COMMITTEE

The Company has established the Nomination Committee.
The Nomination Committee currently comprises the following
independent non-executive Directors:

Ms. Zhang Jianchan (Chairman)
Mr. Liao Yiyi
Ms. Yu Huaxiu

The Nomination Committee is responsible for all matters
relating to the appointment of Directors either to fill a casual
vacancy or as an addition to the existing Board. Any Director
appointed to fill a casual vacancy or as an addition to the
existing Board shall hold office only until the next annual
general meeting and shall be eligible for re-election at such
meeting. Every Director shall be subject to retirement by
rotation at least once every 3 years and shall be eligible for
re-election in accordance with the Bye-laws of the Company.

The Nomination Committee is responsible for identifying
suitable qualified candidates and making recommendations
to the Board for consideration. The process of selecting
and recommending candidates for directorship includes the
consideration of referrals and the engagement of external
recruitment professionals. The selection criteria is based
mainly on the assessment of their professional qualifications
and experience relevant to the Company’s businesses.

The Nomination Committee held two meetings during
the reporting period. Attendance of each member at the
Nomination Committee meeting is set out in the table under
the section headed “Meeting Attendance” below.
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Summary of work in 2025

For the reporting period, the Nomination Committee has
performed the following:

reviewed the structure, size and composition (including
the skills, knowledge and experience) of the Board;

reviewed the implementation with measurable targets,
progress and effectiveness of the Company’s policy on
board diversity (the “Board Diversity Policy”);

assessed the independence of the independent
non-executive Directors;

reviewed appointments or re-appointments of the
Directors;

reviewed succession planning for Directors;

nominated Board candidates for election/re-election by
Shareholders at the annual general meeting; and

reviewed the time required by the Directors and the
evaluation of whether the Directors have devoted
enough time to fulfill their responsibilities.

The terms of reference of the Nomination Committee are
available for inspection on the Company’s website and the
Stock Exchange’s website.

Board Diversity Policy

The Board Diversity Policy aims to set out the approach to
achieve diversity on the Company’s Board. The Company
recognises and embraces the benefits of having a diverse
Board to enhance the quality of its performance.
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With a view to achieving a sustainable and balanced
development, the Company sees increasing diversity at
the Board level as an essential element in supporting the
attainment of its strategic objectives and its sustainable
development. In designing the Board’s composition, Board
diversity has been considered from a number of aspects.
All Board appointments will be based on meritocracy, and
candidates will be considered against objective criteria,
having due regard for the benefits of diversity of the Board.

Selection of candidates will be based on a range of diversity
perspectives, including but not limited to gender, age,
cultural and educational background, ethnicity, professional
experience, skills knowledge and length of service. The
ultimate decision will be based on merit and contribution
that the selected candidates will bring to the Board. The
Board’'s composition has been disclosed in the Report of the
Directors.

The Board aims to have at least one member of the Board to
be female. As the Board currently has three members who
are female, the Board considers that the objective for gender
diversity has been achieved.

To develop a pipeline of potential successors to the Board
to achieve gender diversity, the Company has adopted
relevant hiring policies for considering candidates of senior
management positions which would take into account
diversity perspectives including gender diversity.

As at 31 December 2025, the percentage of male and
female in the workforce (including the senior management)
is 52.4% and 47.6%, respectively. The Company’s
workforce (including its senior management) has achieved
gender diversity between males and females. The Company
will continue to take into account diversity perspectives
including gender diversity in its future hiring to maintain
gender diversity across its workforce (including its senior
management).
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Workforce Diversity Policy

The Group recognises the value of workforce diversity
(including senior management) and has adopted a workforce
diversity policy (the “Workforce Diversity Policy”) applicable
to the Group. The Workforce Diversity Policy sets out the
Group’'s commitment to fostering a fair, inclusive and
supportive working environment in which all employees
are treated with respect and provided equal opportunities
regardless of gender, age, family status, race, ethnicity,
religion, sexual orientation, gender identity, disability or
other characteristics protected by applicable laws.

All employment-related decisions, including recruitment,
compensation, development and promotion, are made on a
merit basis, taking into account qualifications, experience,
skills, potential and performance. The Group maintains
zero tolerance for discrimination, harassment or workplace
violence in any work-related context.

The Group places particular emphasis on gender diversity
across different levels of the workforce (including senior
management). The Human Resources Department monitors
gender diversity metrics on an ongoing basis and reports
annually to the executive Directors. The executive Directors
review the workforce diversity profile with reference to
the Group’s business model, operational needs and market
benchmarks, and, where considered appropriate, may set
measurable objectives (including numerical targets and
timelines) to enhance gender diversity.

The Group will continue to review its workforce diversity
profile and implement initiatives, where necessary, to further
promote diversity in alignment with its business development
and strategic plans. The Workforce Diversity Policy is
reviewed periodically.
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Monitoring and review

The Nomination Committee has monitored the
implementation of the Board Diversity Policy and the
Workforce Diversity Policy and there is no derivation from
these policies for the reporting period. The Nomination
Committee will keep on reviewing the Board Diversity
Policy and the Workforce Diversity Policy, as appropriate, to
ensure the effectiveness of these policies. The Nomination
Committee will discuss any revisions that may be required,
and recommend any such revisions to the Board for
consideration and approval.

NOMINATION POLICY

A nomination policy (the “Nomination Policy”) sets out the
selection criteria, procedures and process of appointing
and reappointing a Director. The selection criteria used in
assessing the suitability of a candidate include, inter alia, his/
her academic background and professional qualifications,
relevant experience in the industry, character and integrity
and whether he/she can contribute to the diversity of the
Board as detailed in the Policy. The procedures and process
of appointing and reappointing a Director are summarised as
follows:

- nomination and invitation of suitable candidates by any
member of the Nomination Committee or the Board;

—  evaluation of the candidate by the Board based on all
selection criteria as set out in the Nomination Policy;

- performing due diligence in respect of each candidate
and making recommendation for the Board’s
consideration and approval;

- in case of nomination of an independent non-executive
Director, assessing the candidate’s independence under
the relevant Code Provisions and the Listing Rules;

— where nominating an independent non-executive
Director for election at general meetings, having due
consideration of matters under Code Provision B.3.4;
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— in the context of re-appointment of retiring Directors,
reviewing the candidate’s overall contribution and
performance and making recommendations to the
Board and/or the Shareholders for consideration in
connection with his/her re-election at general meetings;
and

— convening a meeting of the Board to consider the
appointment or re-appointment of the candidate as a
Director.

REMUNERATION COMMITTEE

The Company has established a remuneration committee (the
“Remuneration Committee”). The Remuneration Committee
currently comprises the following independent non-executive
Directors:

Mr. Liao Yiyi (Chairman)
Ms. Yu Huaxiu
Ms. Zhang Jianchan

The principal responsibilities of the Remuneration Committee
include making recommendation on the policy and structure
for the remuneration of Directors and senior management of
the Company, the establishment of a formal and transparent
procedure for developing such policy, and the review of
specific remuneration packages of all executive Directors
and senior management of the Company by reference to
corporate goals and objective resolved by the Board from
time to time. The Remuneration Committee will review and
make recommendations to the Board on the remuneration
packages of individual executive Directors and senior
management.

The principal elements of the executive Directors’
remuneration package include basic salary, benefits in
kind, discretionary bonus and retirement benefits. The
remuneration packages of the executive Directors will be
proposed by the Chairman of the Group annually for the
review by the Remuneration Committee based on the
following factors:

(a) the executive Director’s responsibilities and contribution;
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(b) the executive Director’s individual performance; and

() performance of the business unit(s) headed by the
executive Director.

The non-executive Director’s and independent non-executive
Directors’ remuneration includes Directors’ fee, and
subject to annual assessment and recommendation by the
Remuneration Committee. The term of appointment of the
non-executive Director and the independent non-executive
Directors is three years. Other detailed terms of appointment
have been disclosed in the Report of the Directors and the
consolidated financial statements. The Board’s authority to
fix Directors’ remuneration was granted by the Shareholders
at the annual general meeting.

The Remuneration Committee held one meeting during
the reporting period. Attendance of each member at the
Remuneration Committee meeting is set out in the table
under the section headed “Meeting Attendance” below.

Summary of work in 2025

For the reporting period, the Remuneration Committee has
performed the following:

o reviewed and made recommendations to the Board on
the Company’s policy and structure for all Directors’
and senior management remuneration and on the
procedure for developing remuneration policy;

o reviewed the remuneration package of the executive
Directors and senior management;

o reviewed the remuneration of the independent
non-executive Directors; and

o assessed the performance of the Directors.

The Remuneration Committee adopted the model under
Code Provision E.1.2(c)(ii) and make recommendations to the
Board for approving in relation to remuneration packages of
individual executive Directors and senior management.
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The term of reference of the Remuneration Committee are
available for inspection on the Company’s website and the
Stock Exchange’s website.

Details of the remuneration of each Director for the reporting
period are set out in the note 12 to the consolidated
financial statements.

MEETING ATTENDANCE

The Board meets at least four times each year and as business
need arises. The Company’s memorandum of association and
Bye-laws provide for participation at meetings via telephone
and other electronic means. The Directors have full access
to information on the Group and independent professional
advice at all times whenever deemed necessary by the
Directors.

During the reporting period, four board meetings had been
held for reviewing business performance, considering and
approving the overall strategies and policies of the Company,
and other business matters. Attendance of each member at
the board meetings, board committee meetings and general
meetings of the Company, on a named basis, during the
reporting period is set out in the table below.

TRERRSE

FNEBE e s B E R R AR A R
Ko B 32 P b B B o

BEEERNBEIAZFHAFRARNEA
MEsmERMEI2

ERLEER
EEeEFRIBTOREH LHE
XGBEMBIER AR ZABE
BABMLEARANAERER N EAM
EfhA2igm EFWTEHBA
AASE2ER YHEEER/EFE
RAETMRENSEIZEXRER

BEPARRRERITORESTSSH
NEBZRBRANALE BRI ERR A
CEEBEBREBEE  UREBHEMER -
ERERBEMALFEARREEES
% EEZEECHRMBERRGZBER
REZEEHFNTR

Number of meetings attended/

Number of meetings held during the reporting period

FEANERESNY/ EONEERY

Remuneration Nomination Audit
Board Committee Committee Committee General
Meetings Meeting Meeting Meetings Meeting

iMzEe b E 3 H ENZEE
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CORPORATE GOVERNANCE FUNCTIONS EEERRBAE

The Board is responsible for performing the corporate EEeREETTRETAKEXEA2.1E
governance duties as set out in the terms of reference HlEBESEMSTEE ARG -
equivalent to Code Provision A.2.1.

Summary of work relating to corporate governance in 2025: TE_hEBCEETRNITERE

reviewed the Company’s policies and practices on
corporate governance and made recommendations to
the Board;

reviewed and monitored the training and continuous
professional development of Directors and senior
management;

reviewed and monitored the Company’s policies and
practices on compliance with legal and regulatory

requirements;

reviewed and monitored the code of conduct and
compliance manual of the employees and Directors;

reviewed the Company’s compliance with the CG Code;
and

endorsed the annual corporate governance report.
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DIRECTORS’ AND OFFICERS’ LIABILITIES

The Company has arranged for appropriate insurance
covering the liabilities of the Directors and officers that may
arise out the corporate activities which has been complied
with the CG Code. The insurance coverage is reviewed on an
annual basis.
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ACCOUNTABILITY AND AUDIT

The Board acknowledges its responsibility to prepare financial
statements for each financial period/year which give a true
and fair view of the state of affairs of the Group.

As a result of the section headed “Basis for Disclaimer of
Opinion — Material Uncertainties Relating to Going Concern”
in the “Independent Auditor’'s Report” on pages 86 to 87 of
this report, the Company’s external auditor did not express
an opinion on the consolidated financial statements of the
Group for the year ended 31 December 2025.

The Directors have reviewed the Group's cash flow
projections prepared by the management of the Group which
cover a period of not less than 18 months from 31 December
2025 and have given due consideration to the matters that
give rise to material uncertainties as to its ability to continue
as a going concern. In addition, the Directors have also
considered as to whether the Group will be able to achieve
the plans and measures as mentioned in Note 3.1 to the
consolidated financial statements for the financial year ended
31 December 2025 in this report.

The Directors consider that, assuming the success of all
assumptions, plans and measures, mentioned in Note 3.1
to the consolidated financial statements for the financial
year ended 31 December 2025 in this report, the Group will
have sufficient working capital to finance its operations and
meet its obligations as and when they fall due for at least 18
months from 31 December 2025. Accordingly, the Directors
are of the opinion that it is appropriate to prepare the
consolidated financial statements on a going concern basis.

The Audit Committee has reviewed the facts and
circumstances leading to the disclaimer of opinion,
considered management’s views on the matter, and
examined the plans and measures that the Group has
implemented (and continues to focus on) to support
the going concern assumption adopted in preparing the
consolidated financial statements.
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The Audit Committee has discussed the going concern issue
with the Board and the Group’s management, including the
orderly implementation of the Group’s plans and measures in
relation to, among others, bank loan renewals and financing
arrangements. The Audit Committee confirmed that it had
no objection to the basis upon which management assessed
and formed its view regarding the adoption of the going
concern assumption in the preparation of the consolidated
financial statements.

The Audit Committee also discussed and understood the
concerns of the Auditor that uncertainties exist as to whether
the Group’s management will be able to achieve its plans
and measures. There is no disagreement by the Board, the
Group’s management nor the Audit Committee with the
position taken by the Auditor regarding the going concern
issue.

Further details on the material uncertainties relating to the
Group’s going concern, certain plans and measures are set
out in Note 3.1 to the consolidated financial statements for
the financial year ended 31 December 2025 in this report.

Save as disclosed herein, the Board is not aware of any
material uncertainties relating to events or condition that
might cast significant doubt upon the Company’s ability to
continue in business. Accordingly, the Board has prepared
the financial statements of the Company on a going concern
basis. The Board also acknowledges its responsibility to
present a balanced, clear and understandable assessment
in the Company’s annual and interim reports, other
price-sensitive announcements and other financial disclosures
required under the Listing Rules, and reports to the
regulators as well as to information required to be disclosed
pursuant to statutory requirements.
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The above statements, which should be read in conjunction
with the independent auditor’s report set out from pages
85 to 89 of this annual report, are made with a view to
distinguishing for Shareholders how the responsibilities of
the Directors differ from those of the auditor in relation
to the Group’s consolidated financial statements. Having
made appropriate enquiries and examined major areas
which could give rise to significant financial exposures, the
Directors have a reasonable expectation that the Company
has adequate resources to continue in operational existence
for the foreseeable future. For this reason, they continue
to adopt the going concern basis in preparing the Group’s
consolidated financial statements for the reporting period,
the Directors considered the Group has applied appropriate
accounting policies consistently, made judgments and
estimates that are prudent and reasonable in accordance
with applicable accounting standards. The interim and annual
results and reports were published within the time limits as
required under the Listing Rules after the end of the relevant
periods to provide stakeholders with transparent and timely
financial information.

CONTINUOUS PROFESSIONAL DEVELOPMENT
OF DIRECTORS

Every newly appointed Director will receive formal,
comprehensive and tailored induction on the first occasion
of his/her appointment to ensure appropriate understanding
of the business and operations of the Company and full
awareness of Director’s responsibilities and obligations under
the Listing Rules and relevant statutory requirements.
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Directors are continually updated on developments in
the statutory and regulatory regime and the business
environment to facilitate the discharge of their
responsibilities. In compliance with Code Provision C.1.4
of the CG Code, continuing briefing and professional
development for Directors will be arranged at the expenses
of the Company where necessary. During the reporting
period, each of the Directors has participated in continuous
professional development by attending seminars and/
or studying materials relevant to Director’s duties and
responsibility. Their training records have been provided to
the Company.
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Attended training
courses/Reviewed
training materials

HEEIIRRE

Directors BEE FRE MR
Mr. Guo Jiadi 20 03k 7 & 4
Mr. Wang Chao FHEEAE 4
Ms. Amika Lan E Guo Amika Lan E Guo# £+ v
Mr. Liao Yiyi BmELE v
Ms. Yu Huaxiu REFLL v
Ms. Zhang Jianchan BERELL 4

RISK MANAGEMENT AND INTERNAL
CONTROLS

The Board acknowledges its responsibility for the risk
management and internal control systems and reviewing their
effectiveness at least annually. Such systems are designed to
manage rather than eliminate the risk of failure to achieve
business objectives, and can only provide reasonable and not
absolute assurance against material misstatement or loss.

The Board has the overall responsibility for evaluating and
determining the nature and extent of the risks it is willing
to take in achieving the Company’s strategic objectives, and
establishing and maintaining appropriate and effective risk
management and internal control systems.
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The Audit Committee assists the Board in leading the
management and overseeing their design, implementation
and monitoring of the risk management and internal control
systems. The Company has developed and adopted various
risk management procedures and guidelines with defined
authority for implementation by key business processes and
office functions. The Audit Committee has reviewed the
effectiveness of the Group’s risk management and internal
control systems. For details of work performed by the Audit
Committee during the reporting period, please refer to the
section on the summary of work performed by the Audit
Committee above.

The Company has developed and adopted various risk
management procedures and guidelines in relation to,
among others, corporate governance, risk evaluation
and management, anti-corruption, disclosure of insider
information, confidentiality and financial reporting in
order to achieve effective and efficient operations, reliable
financial reporting and compliance with applicable laws and
regulations.

All divisions/departments conducted internal control
assessment regularly to identify risks that potentially impact
the business of the Group and various aspects including key
operational and financial processes, regulatory compliance
and information security. Self-evaluation has been conducted
annually to confirm that control policies are properly
complied with by each division/department.

During the reporting period, the Group engaged an
independent professional consultancy firm for performing
independent review of the adequacy and effectiveness of
the internal control systems. Key issues in relation to the
accounting practices and all material controls are examined
and the independent professional consultancy firm provided
its findings and recommendations for improvement to the
Audit Committee.

The Board, as supported by the Audit Committee as well
as the management report and the internal audit findings,
reviewed the risk management and internal control systems,
including the financial, operational and compliance controls,
for the reporting period, and considered that such systems
are effective and adequate. The annual review also covered
the financial reporting and internal audit function and staff
qualifications, experiences and relevant resources.
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With reference to the Internal Audit Manual of the Group,
the Group’s internal audit function has been established
to provide risk-based and objective assurance, advice and
insight to the Board through the Audit Committee. The risk
management and internal control systems are reviewed and
assessed on a continuous basis by the Audit Committee and
the executive Directors, and will be further reviewed and
assessed at least once per year by the Board. These systems
were considered effective and adequate.

The Board has implemented procedures and internal controls
for handling and dissemination of inside information. Since
shares of the Company listed on the Main Board of the Stock
Exchange, the Company has adopted a policy which aims
to set out guidelines to the Group’s directors, officers and
all relevant employees to ensure inside information of the
Company is to be disseminated to the public in equal and
timely manner in accordance with the Securities and Futures
Ordinance and the Listing Rules.

COMPANY SECRETARY

The Company Secretary, is responsible to the Board for
ensuring that the Board procedures are followed and the
Board activities are efficiently and effectively conducted.
He/she is also responsible for ensuring that the Board is
fully appraised of the relevant legislative, regulatory and
corporate governance developments relating to the Group
and facilitating the induction and professional development
of Directors.

During the reporting period, Ms. Ho Wing Tsz, Wendy has
attended relevant professional seminars to update her skills
and knowledge. She met the training requirement set out in
Rule 3.29 of the Listing Rules.

All Directors have access to the advice and services of the
company secretary on corporate governance and board
practices and matters. Ms. Amika Lan E Guo, a non-executive
Director, has been designated as the primary contact person
at the Company which would work and communicate
with the Company Secretary on the Company’s corporate
governance and secretarial and administrative matters.

On 11 March 2026, Mr. Poon Wai Kong has been appointed
as the Company Secretary under Rule 3.28 of the Listing
Rules with immediate effect.
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CHANGE OF AUDITORS IN PRECEDING 3
YEARS

Moore CPA Limited has resigned as the auditor of the
Company with effect from 4 December 2024 and CCTH CPA
Limited has been appointed as the auditor of the Company
with effect from 27 June 2025. For details, please refer to
the announcements of the Company dated 4 December 2024
and 27 June 2025.

DIVIDEND POLICY

The Board has approved and adopted a dividend policy on
21 March 2019 (the “Dividend Policy”) in order to provide
return to the Shareholders.

Under the Dividend Policy, provided that the Group is
profitable and without affecting the normal operations
of the Group, the Company may consider to declare and
pay dividends to the Shareholders. In deciding whether to
propose a dividend and in determining the dividend amount,
the Board shall take into account, among others, the Group’s
actual and expected financial performance, retained earnings
and distributable reserves, working capital requirements,
capital expenditure requirements and future expansion plans,
liquidity position, Shareholders’ interests, general economic
conditions, business cycle of the Group's business and other
internal or external factors that may have an impact on the
business or financial performance and position of the Group
and other factors that the Board deems appropriate.

Declaration and payment of dividend shall remain to be
determined at the sole discretion of the Board and subject
to the Laws of Bermuda, the Bye-Laws of the Company and
any applicable laws, rules and regulations. The Company will
continually review the Dividend Policy and reserves the right
in its sole and absolute discretion to update, amend and/or
modify the Dividend Policy at any time. The Dividend Policy
shall in no way constitute a legally binding commitment by
the Company that dividends will be paid in any particular
amount and/or in no way obligate the Company to declare a
dividend at any time or from time to time.
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During the reporting period, the Board resolved not to
declare any dividend. The decision was made after careful
consideration of the Group’s financial performance, cash
flow position, capital requirements and future business
development needs, and was in accordance with the
Dividend Policy.

In order to enhance long-term shareholder value, the Group
will continue to focus on strengthening its core business,
improving operational efficiency, enhancing profitability and
cash flow generation, exercising prudent capital management
and optimising resource allocation. The Board will review the
Dividend Policy from time to time and will consider dividend
distribution as and when appropriate, having regard to the
Group’s financial performance and funding requirements.

SHAREHOLDERS’ RIGHTS

() How Shareholders Can Convene A Special
General Meeting And Putting Forward Proposals
at Shareholders’ Meeting

The Directors may, whenever they think fit, convene a
special general meeting, and special general meetings
shall also be convened on requisition, as provided by
the Companies Act, and, if default, may be convened
by the requisitionists. On the requisition of members
of the Company holding at the date of the deposit of
the requisition not less than one-tenth of such of the
paid-up capital of the Company as at the date of the
deposit carries the right of voting at general meetings
of the Company, the Directors forthwith proceed duly
to convene a special general meeting of the Company.
If the Directors do not within twenty-one days from
the date of the deposit of the requisition proceed
duly to convene a meeting, the requisitionists, or any
of them representing more than one half of the total
voting rights of all of them, may themselves convene a
meeting, but any meeting so convened shall not be held
after the expiration of three months from the said date.

() Procedures by which enquiries may be put to
the Board

Enquiries of the Shareholders can be sent to the
Company either by email at info@chinasandi.com.
cn or by post to the Company’s Hong Kong head
office at Unit G, 1/F, Fook Moon Building, 56-72 Third
Street, Sai Ying Pun, Hong Kong. Shareholders can also
make enquiries with the Board directly at the general
meetings.
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INVESTOR RELATIONS AND COMMUNICATION
WITH SHAREHOLDERS

The Company recognises the importance of the
communication with the Shareholders. In order to maintain
and further enhance the investors’ relationship with the
Shareholders, the Company established various channels of
communication with the Shareholders:

o The annual general meeting provides a platform for the
Shareholders to exchange views with the Board. The
members of the Board and external auditors will attend
the meeting. The Group encourages all Shareholders to
attend and raise any comment on the performance of
the Group. The Board welcomes to exchange views with
the Shareholders at the meeting.

e  The Company has regularly met with financial analysts,
fund managers and potential investors during the
reporting period, in order to enhance the understanding
the Group’s operations and developments.

o Information relating to the Company’s financial
information is provided through publications of annual/
interim reports, announcements, circulars and press
release.

o The Company has established a corporate website
which provides regularly updated Company financial
information and other corporate information.

The Board reviewed the shareholders’ communication policy
for the reporting period and found that the shareholders’
communication policy is both effective and adequate as the
Board was able to solicit the Shareholders’ concerns in an
efficient manner.

CONSTITUTIONAL DOCUMENTS

During the reporting period, there was no change in the
Company’s constitutional documents.
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Report of the Directors

EEEHES

The Board herein submit their report together with the
audited consolidated financial statements of the Group for
the reporting period.

PRINCIPAL ACTIVITIES

The principal activity of the Company is investment holding.
Details of the principal activities of the principal subsidiaries
are set out in note 37 to the consolidated financial
statements.

SEGMENTAL INFORMATION

An analysis of the performance of the Group by operating
segments for the reporting period is set out in note 6 to the
consolidated financial statements.

RESULTS AND APPROPRIATIONS

The results of the Group for the reporting period and the
financial performance of the Company and the Group as at
31 December 2025 are set out in the consolidated financial
statements on pages 90 to 248.

The Board has resolved not to recommend the payment of
any dividend for the reporting period.

BUSINESS REVIEW AND COMMENTARY
Financial Results

The financial results and business review of the Group for
the reporting period are set out in this annual report and
particulars in the section headed “Management Discussion
and Analysis” from pages 6 to 29.

Environmental measure and performance

The Group is committed to contributing to the sustainability
of the environment and maintaining a high standard
of corporate social governance essential for creating a
framework for motivating staff, and contributes to the
community in which we conduct our businesses and creating
a sustainable return to the Group.

Details of which are disclosed in our Environmental, Social
and Governance report, which will be issued separately by
the Company.

5 6 China Sandi Holdings Limited Annual Report 2025

EFEQENREZEREEERAEER
THAZBREREAYBRE

FEEK

KRBz EBEBAREER Ex &
WEBAR T ZXKHBINGEETK
HARMTFEIT o

7 &R &
BREPNAEKBEED B2 RADNK
PR E B IS WK 56 -

EBERDIK

AREBREHRNZEEAN AR LA
EER_ZE-_RAF+_A=+—H2ZH
BRIVENFIOE248E 7 5 A B HRE -

EEERARTEBMRE RN ERAKRE -

E ARV

E L
REEREHR PG EERELEEE
WA FRRECE29E [ERE 7 &
S — B -

BRREERERER

AEBERNRERRAFBELERS
BRELCEHGRE HDEVHBET
ERAUHEN  WERMARER 24
BIEHEBMEAAEEEERTHER R -

HABERERARAK ST HENRE
HekERRE -



COMPLIANCE WITH THE RELEVANT LAWS
AND REGULATIONS

Save as disclosed in “Corporate Governance Report”, the
Group has strictly complied with the relevant laws and
regulations and as far as the Board and the management of
the Group are aware, there was no material breach of laws
and regulations by the Group during the reporting period.

RELATIONSHIPS WITH SUPPLIERS,
CUSTOMERS AND OTHER STAKEHOLDERS

The Group understands the importance of maintaining a
good relationship with its suppliers and customers to meet its
immediate and long-term goals. We enjoy good relationships
with suppliers and customers with mutual trust. Accordingly,
our management have kept good communications, promptly
exchanged ideas and shared business updates with them
when appropriate. During the reporting period, there were
no material and significant dispute between the Group and
its suppliers and/or customers.

Employees are valuable assets of the Group. The Group
strives to motivate its employees with a clear career path
and improvement of their skills by encouraging them to take
part in external training courses, professional seminars and
examinations and support them by sponsoring. The Group
puts efforts into providing staff with a harmonious, positive
and inspiring working environment. The Group always
adheres to its people-oriented concept, values and maintains
their employees’ legitimate rights and interests.

By providing employees with a good working environment
and competitive trainings, employees’ productivities and their
performances are greatly improved.

ANNUAL GENERAL MEETING

The annual general meeting (the “"AGM") of the Company
will be held on a date to be determined. A notice convening
the AGM will be issued and sent to the Shareholders in due
course.
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KEY RISKS AND UNCERTAINTIES

The Group’s financial conditions, results of operations,
businesses prospects would be affected by a number of
risks and uncertainties directly or indirectly pertaining to our
Group's businesses which including business risk, policy and
market risk, operational risk and financial management risk.

Business Risk

Performance of our Group's core business will be affected
by various factors, including but not limited to economic
conditions such as performance of regional property markets,
which would hardly be mitigated even with careful and
prudent investment strategy and strict procedure.

Policy and Market Risk

As a key economic pillar industry for the PRC’s development,
the property sector is more susceptible to the impact
of macro-economic and industrial policies. Our Group's
performance may be adversely affected by changes of the
political, social and economic conditions in the PRC if we are
unable to respond to the ever-changing market conditions in
a timely manner.

58 China Sandi Holdings Limited Annual Report 2025

TERBRIAEERSR
AEEHBRR CEEEREBANR
$9 ) A B B B O (W) 5 75 B 4 R
BRZETRABRRTREAERNTE
ERBELBHRR  BRRDS  2ER,
% R B 15 E IR o

EXERE
AEBEZLOEBZRABRISERER
TE BREMRREENR - &Ry
EmBRE - HEARAERS NOEEZ
RE R M ERF TR EAZMR -

BER TS RR

ERTEERNEZLEIREER &
WETEXESRXZBEBERITERRD
& o WA B M B @ ' T # L B
MHRR AEENREAEXEH
BUB - g REBERRBEENTRFZE -



Operational Risk

Operational risk is the risk of loss resulting from inadequate
or failed internal processes, people and systems or from
external events. Responsibility for managing operational
risks basically rests with every function at the divisional and
departmental levels. Key functions in our Group are guided
by their standard operating procedures, limit of authority
and reporting framework. Our management will identify and
assess key operational exposures regularly so that appropriate
risk responses can be taken.

Financial management risk

The main financial management risk and the Group's
financial management measures are shown in note 30 to the
consolidated financial statements.

There may be other risks and uncertainties in addition to
those mentioned above which are not known to the Group
or which may not be material now but could turn out to be
material in the future.

SUMMARY OF FINANCIAL INFORMATION

A summary of the consolidated results and assets, liabilities
and non-controlling interests of the Group for the last
five financial years, as extracted from the published
audited consolidated financial statements and restated as
appropriate, is set out below. The summary does not form
part of the consolidated financial statements.
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Year ended 31 December

BZ+-A=t-HLEE
2025 2024 2023 2022 2021
“EZRfFE —“ZomE —E-o=fF 0 -2 —E--
RMB'000 RMB’000 RMB’000 RMB’000 RMB’000
AR®TR ANEETT AEETT AEEFT ARKTIL
(note i) (note i) (note i) (note i) (note i)
(Hiti) (W) (Hiiti) (Hi#ti) (i)
Revenue g 1,267,852 2,078,120 3,302,775 3,448,968 2,927,554
(Loss)/profit for the year/period ALAFHEEAEEE,/
attributable to the owners of B (B8 /&7
the Company (542,088)  (4,051,720) (464,567) 42,103 169,707
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Assets, liabilities and non-controlling interest

BE

CEBERFERES

At 31 December

R+=B=1+-H
2025 2024 2023 2022 2021
“BE-_RE ZE-mE ZBE-=f B Z—%E=--
RMB'000 RMB'000 RMB’000 RMB'000 RMB'000
ARETL AREFT AREFT AREFT AREFI
(note i) (note i) (note i) (note i) (note i)
(Hii) (Hriti) (Hi#ti) (Hrstii) (W)
Assets and liabilities EERER
Non-current assets FREEE 5,747,768 6,065,951 10,438,766 10,866,575 10,683,219
Current assets TEEE 8,883,285 10,791,969 12,968,261 15,254,762 19,305,479
Total assets BEE 14,631,053 16,857,920 23,407,027 26,121,337 29,988,698
Current liabilities nEEE 14,299,115 15,962,762 14,235,493 13,712,319 15,740,603
Non-current liabilities E¥RBAER 300,502 349,689 4,562,162 7,334,677 9,142,434
Total liabilities BEfF 14,599,617 16,312,451 18,797,655 21,046,996 24,883,037
Total equity g 31,436 545469 4609372 5074341 5105661
Attributable to: WTETER -
Owners of the Company AARBEA (174,815) 331,627 4,392,297 4,881,630 4,836,052
Non-controlling interests AR ER 206,251 213,842 217,075 192,711 269,609
Notes: B -
(i) These financial information were extracted from the audited () ZEVHERBESE AHREFE0E248

consolidated financial statements as set out on page 90 to
248 in this report.

(i) The financial information for the years ended 31 December
2021, 2022, 2023 and 2024 were extracted from the
Company’s 2021 annual report, 2022 annual report, 2023
annual report and 2024 annual report.
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PRINCIPAL PROPERTIES

Details of the principal properties held for investment
purposes are set out in note 16 to the consolidated financial
statements.

PROPERTY, PLANT AND EQUIPMENT

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

SHARE CAPITAL AND SHARE OPTIONS

Details of movements in the Company’'s share capital
during the reporting period are set out in note 24 to the
consolidated financial statements.

Details of movements in the Company’'s share options
during the reporting period are set out in note 25 to the
consolidated financial statements.

DEBENTURES

The Company did not issue any debenture during the
reporting period.

RESERVES

Details of movements in the reserves of the Group and the
Company during the reporting period are set out in the
consolidated statement of changes in equity on pages 94 and
95 of this annual report and in note 38 to the consolidated
financial statements, respectively.

DISTRIBUTABLE RESERVES

The Company's reserves available for distribution
amounted to approximately RMB1,042,596,000 as at
31 December 2025 (31 December 2024: approximately
RMB1,042,596,000).

MAJOR CUSTOMERS AND SUPPLIERS

During the reporting period, less than 10% of the Group’s
sale were attributable to the Group's largest customer and
five largest customers respectively.

In addition, the five largest suppliers of the Group together
accounted for approximately 41% of the Group’s total
purchases during the reporting period, with the largest
supplier accounted for approximately 16%.
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None of the Directors, any of their close associates or any
substantial Shareholders (which, to the best knowledge of
the Directors, own more than 5% of the Company's issued
share capital) had any beneficial interest in the Group’s five
largest customers and suppliers during the Year.

CHARITABLE CONTRIBUTIONS

During the reporting period, the Group did not make any
charitable contributions to charitable organisations (2024:
nil).

DIRECTORS

The Directors during the Year and up to the date of this
report are as follows:

EXECUTIVE DIRECTORS

Mr. Guo Jiadi (Chairman)
Mr. Wang Chao

NON-EXECUTIVE DIRECTOR
Ms. Amika Lan E Guo

INDEPENDENT NON-EXECUTIVE DIRECTORS

Mr. Liao Yiyi
Ms. Yu Huaxiu
Ms. Zhang Jianchan

In accordance with the Bye-laws 111(A), 111(B) and 115 of
the Bye-laws of the Company, Mr. Guo Jiadi and Mr. Wang
Chao shall retire from their offices at the forthcoming annual
general meeting of the Company and Mr. Guo Jiadi and
Mr. Wang Chao, being eligible, will offer themselves for
re-election at the said meeting.

UPDATES ON DIRECTORS’ INFORMATION

There is no change in the Directors’ information required to
be disclosed pursuant to Rule 13.51B(1) of the Listing Rules.

62 China Sandi Holdings Limited Annual Report 2025

ARAEE RETMEZBEALX
ETAEEER(BEEMRA BHELARQ

AIE B 17 IR A% M L &) 4 74 A A
S RAE S R A T 2
A3 -
BEAN

B9 4 B P9 - A 3 oK ) 2 AR A 4
AR (T : ) -

=
AERANBEANHRERHRHZESTHT

HITES
S0 00380 8 £ ()
TH%E

EBTES

Amika Lan E Guo& +

BYFHITES
REFZL
ERELL

BEARRG 2 ARMMAZEIT1(A) ~ 111(B)
NIVSIEIRTE BNt ERTBEER
RARBEERRBFERE LRE M
FMBEERTBEEFTEAERLEE
REle FERET-

EEEHNERMN
BWERE FTE EIJ%13.51B(1)1|%2E%?&
BEERENE



BIOGRAPHICAL DETAILS OF THE DIRECTORS
OF THE COMPANY

Executive Directors

Mr. Guo Jiadi (“Mr. Guo”), aged 67, is a merchant and was
appointed as the Chairman and an executive Director with
effect from 12 December 2014. Mr. Guo is also a director of
certain subsidiaries of the Company, incorporated in Hong
Kong and the British Virgin Islands (the “BVI") respectively
engaged in investment holding and also a director and
legal representative of certain operating subsidiaries of the
Company in the PRC. Mr. Guo is also an ultimate beneficial
owner of a substantial shareholder of the Company.
Mr. Guo started his business in international trading and,
in 30 years, diversified into businesses including footwear
manufacturing, chemical technology, mining, real estate
development and hotel investment with presence throughout
Europe, the United States, Hong Kong, Shanghai, Fujian,
Shaanxi and Jilin. Mr. Guo has over 35 years of experience
in trading business and over 25 years of experience in
property development. Mr. Guo entered into the property
market in the PRC by establishing Fuzhou Gaojia Real Estate
Development Co., Ltd. (“Fuzhou Gaojia”) and has since acted
as its chairman. Fuzhou Gaojia has obtained (Qualification
Certificate (Class 1) for Real Estate Development Enterprise
in the PRC*) from the Department of Housing and Urban
and Rural Development of the PRC*. Fuzhou Gaojia has
completed certain real estate projects in Fuzhou, Putian,
Baoji and Shanghai. Mr. Guo is the father of Ms. Amika
Lan E Guo, who is a non-executive Director. Apart from the
aforesaid, Mr. Guo does not have any other relationship with
any Director, senior management, substantial or controlling
shareholder(s) of the Company. Save as disclosed above,
Mr. Guo does not hold directorship in other public listed
companies in Hong Kong or overseas in the past three years.

*  For identification purposes only
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Mr. Wang Chao (“Mr. Wang"”), aged 50, was appointed
as an executive Director with effect from 5 February
2018. Mr. Wang hold a bachelor’'s degree of Laws from
Xiamen University. Prior to joining the Group, he worked
in companies that specialised in property development
industries for over ten years. Mr. Wang is the general
manager of Fujian Sinco since 1 January 2018 and
responsible for the overall operation for the various
subsidiaries of the Group in the PRC. Mr. Wang does not
have any relationship with any Director, senior management,
substantial or controlling shareholder(s) of the Company.
Save as disclosed above, Mr. Wang does not hold directorship
in other public listed companies in Hong Kong or overseas in
the past three years.

Non-executive Director

Ms. Amika Lan E Guo (“Ms Guo”), aged 40, was appointed
as an executive Director with effect from 9 July 2014 and
has been re-designated to a non-executive Director with
effect from 24 September 2024 and is a director of certain
Hong Kong and BVI subsidiaries of the Company. Ms. Guo
is responsible for the overall business development of the
company. Her current position is the Director of Business
Operations and is responsible for general operation
management, corporate development and planning matters.
Ms. Guo has graduated from Simon Fraser University in
Canada with a bachelor degree of Business Administration.
She also holds a MBA degree from The University of Hong
Kong. Ms. Guo is the daughter of Mr. Guo Jiadi, who is
the Chairman and an executive Director and the ultimate
beneficial owner of a substantial shareholder of the
Company. Save as disclosed above, Ms. Guo does not have
any other relationship with any Director, senior management,
substantial or controlling shareholder(s) of the Company.
Save as disclosed above, Ms. Guo does not hold directorship
in other public listed companies in Hong Kong or overseas in
the past three years.
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Independent non-executive Directors

Ms. Yu Huaxiu (“Ms. Yu”), aged 61, is an independent
non-executive Director. Ms. Yu obtained a bachelor degree
of economics from Fujian Agricultural College* (g & 2
E (7 ) (currently known as Fujian Agriculture and Forestry
University (1232 2% K2)) in 1989 and she was qualified
as an accountant by the Ministry of Finance of the People’s
Republic of China (the “PRC”) in November 1993. Ms. Yu
has been working for Ronggiao Group (F & % &) since
November 2010. Ronggiao Group has a solid foundation
and rich expertise in the PRC real estate industry. During
November 2010 to September 2018, she worked as the
general manager for various departments in Ronggiao
Group Co., Ltd., including fund management centre, brand
marketing centre and strategic investment centre. From
October 2018 to December 2021, Ms. Yu worked as the
depute general manager of Fuzhou Ronggiao Property
Management Co., Ltd and was promoted to the general
manager in January 2022. Since October 2018, Ms. Yu has
been concurrently acting as the financial director in Ronggiao
Group Co., Ltd. and responsible for coordinating the group’s
financial accounting, as well as overseeing various aspects of
the group’s external investments and financing.

Mr. Liao Yiyi (“Mr. Liao”), aged 49, currently works as a
part time construction engineering consultant. Mr. Liao has
over 20 years of experience in engineering. Mr. Liao worked
as a project manager of the Engineering Department for
Ronggiao Group (Gt &£ &) from July 2000 to May 2007.
From May 2007 to December 2009, Mr. Liao worked as
water and electricity engineering supervisor and quality
control supervisor of Tahoe Group Co., Ltd. (FRKEH) .
From December 2009 to March 2012, Mr. Liao worked as an
engineering manager (Fuzhou and Ningde projects) of Wanda
Group (B3E £ E). From March 2012 to April 2018, Mr. Liao
worked as a general manager (companies in Fuzhou region)
of the Group. From April 2018 to April 2019, Mr. Liao
worked as a general manager (companies in Fuzhou region)
of Kaijing Group (sl =% &). From April 2019 to August
2020, Mr. Liao worked as a regional deputy general manager
of Sunac Yunnan Real Estate* (Bl&|ZE & & i) and a general
manager of Dianchi Nanwan Future City* (Bt & & K 2835 )

*  For identification purposes only
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project company. After that, Mr. Liao also worked as a vice
president of Xin Xi Group* (¥1E % &) from August 2020
to June 2023. Mr. Liao obtained a diploma in Construction
Water and Electricity Equipment Engineering from Fujian
Architecture Higher Vocational College* (1@ ZEESEHE)
B )in 2000 and a diploma in Construction Environment
and Equipment Engineering from Fujian Engineering College*
(f8 2 T2 EB7) (currently named as Fujian University of
Technology) in 2007. He is a Senior Engineer in the PRC.

Ms. Zhang Jianchan (“Ms. Zhang"”), aged 67, is an
independent non-executive Director. Ms. Zhang is a senior
economist, who completed the courses of Renmin University
of China as the Master of Business Administration in 2001.
Ms. Zhang once worked in an integrated enterprise which
is engaged in the businesses such as property development,
architectural engineering, construction supervision, beverage
manufacturing and investment & financing consultant from
1993 to 2001 and once held positions such as a general
manager of a subsidiary and an assistant to the chairman
of a group company. She has gained extensive experiences
in propert y development, ar chitec tural engineering
management and corporate planning. From 2001 to 2015,
Ms. Zhang joined and worked in Guo Shi Investment
Group Company Limited (BRI EEE B[R A A)l). She
once acted as an assistant to the chairman, responsible for
administration work; and a vice president of the group,
responsible for project assessment, planning, marketing, sale
as well as the management and maintenance of Macalline
Fuzhou Sandi Shopping Mal (4L 28l M =@ i5) .
Ms. Zhang has been appointed as an executive Director
from April 2012 and she resigned in March 2015 due to her
personal reasons. Since then, Ms. Zhang no longer has any
interest in the business of the Group. Since 2006, Ms. Zhang
has served as a youth entrepreneurship mentor in Fujian
Province and a member of the Youth Entrepreneurship
Advisory Committee, who was responsible for providing
directional and practical guidance and services to young
entrepreneurs, such as project planning, project evaluation,
market analysis, business management, and consulting on
policies and regulations.

*  For identification purposes only
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DIRECTORS' EMOLUMENTS AND FIVE
HIGHEST PAID INDIVIDUALS

Details of the Directors’ emoluments and the five highest
paid individuals of the Group are set out in note 12 to the
consolidated financial statements.

DIRECTORS’ SERVICE CONTRACTS

Mr. Guo Jiadi, being an existing executive Director, has
entered into a service contract with the Company for an
initial term of three years commencing on 12 December
2014. The service contract had been renewed for a further
term of three years commencing on 12 December 2017, 12
December 2020 and 12 December 2023, respectively.

Mr. Wang Chao, being an executive Director, has entered
into a service contract with the Company for an initial term
of three years commencing on 5 February 2018 and the
service contract had been renewed for a further term of
three years commencing on 5 February 2021 and 5 February
2024.

Ms. Amika Lan E Guo, being a non-executive Director, has
entered into a service contract with the Company for an
initial term of three years commencing on 9 July 2014. The
service contract had been renewed for a further term of
three years commencing on 9 July 2017, 9 July 2020 and 9
July 2023, respectively.

Mr. Liao Yiyi, being an independent non-executive Director,
has entered into a service contract with the Company for an
initial term of three years commencing on 13 June 2024.

Ms. Yu Huaxiu, being an independent non-executive Director,
has entered into a service contract with the Company for
an initial term of three years commencing on 24 September
2024.

Ms. Zhang Jianchan, being an independent non-executive
Director, has entered into a service contract with the
Company for a term of three years commencing on 24
September 2024.
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CONNECTED TRANSACTIONS

During the reporting period, save as disclosed in this report,
the Group did not have any transactions with connected
person which constituted connected transaction under the
Listing Rules.

RELATED PARTY TRANSACTIONS

Details of the significant related party transactions
undertaken by the Group during the Year are set out in
note 36 to the consolidated financial statements. The
Company has complied with the applicable requirements
under the Listing Rules for those related party transactions
which constituted non-exempt connected transactions/
continuing connected transactions. Other related party
transactions either did not constitute connected transactions/
continuing connected transactions or constituted connected
transactions/continuing connected transactions but were
exempted from all disclosure and independent shareholders’
approval requirements under the Listing Rules.

DIRECTORS’ AND CONTROLLING
SHAREHOLDERS’ MATERIAL INTERESTS
IN TRANSACTIONS, ARRANGEMENTS OR
CONTRACTS OF SIGNIFICANCE

Save as disclosed in note 36 to the consolidated financial
statements headed “Related Party Transactions and
Balances”, there was no other transaction, arrangement or
contract of significance, to which the Company or any of
its subsidiaries, its parent company, or its parent company’s
subsidiaries was a party and in which a Director or any
entity connected with a Director had a material interest,
whether directly or indirectly, subsisted as at the end of
the Year or at any time during the Year nor was there any
other transaction, arrangement or contract of significance in
relation to the Group’s business between the Company or
any of its subsidiaries and a controlling shareholder or any of
its subsidiaries.
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MANAGEMENT CONTRACTS

No contracts concerning the management and administration
of the whole or any substantial part of the business of
the Company were entered into or in existence during the
reporting period.

DIRECTORS’ INTERESTS IN COMPETING
BUSINESS

Save as disclosed below, none of the Directors or their
respective close associates is or was interested in any
business apart from the Group's business that competes or
competed or is or was likely to compete, either directly or
indirectly, with the Group’s business at any time during the
reporting period and up to the date of this report.

Mr. Guo Jiadi (“Mr. Guo"”) is an executive Director, the
chairman of the Company and a controlling shareholder of
the Company. Mr. Guo carries out property development
and investment businesses and other businesses in the PRC
through companies controlled by him, including but not
limited to Fujian Sandi Property Development Limited (“Fujian
Sandi”) and Fuzhou Gaojia. Fuzhou Gaojia had become an
indirect wholly-owner subsidiary of the Company since 30
January 2019.

To deal with the potential conflict of interests between
Mr. Guo and the Company, Mr. Guo; Fujian Sandi;
Fuzhou Gaojia and the Company had entered into a deed
of non-competition dated 1 January 2015 (the “2015
Deed"”). Each of Mr. Guo, Fujian Sandi and Fuzhou Gaojia;
(the "Covenantor(s)”) has given his/its non-competition
undertakings in favour of the Company on the terms set out
below:

(a) The Covenantors will not, and will procure his/its close
associates not to, directly or indirectly, carry on, engage,
invest or be involved in any manner any business which
competes with the business of the Company from time
to time with the following exceptions:
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(i)

(i)

(iii)

(iv)

v)

(vi)

the holding of shares of a company which is
engaged in the business of acquisition of land
for development, building construction and
acquisition of real properties (including projects
with construction in progress) in the PRC for sale,
lease or other investment purposes (the “Property
Investment Business”) and whose shares are listed
on a recognised stock exchange provided that
such shares do not exceed 10% voting rights at
the general meeting of the company;

the engagement in the Property Investment
Business through the Group;

the acquisition or holding of real property for
self-use;

the property projects that the Covenantors
have already engaged as at the date of the
undertakings;

the engagement of property projects in any
province of the PRC in which the Group has
not considered, planned to or invested in the
development of its Property Investment Business;
and

the engagement of property projects in any
province of the PRC in which the Group has
considered, planned to or invested in the
development of its Property Investment Business
subject to the right of first refusal granted to the
Group (on the terms set out in the undertakings).
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Since the date of the 2015 Deed, the scope of the
operation of the Group was expanded. Therefore,
Mr. Guo and the Company has entered into a new
Non-competition Deed on 15 March 2017 (the “2017
Deed”) to replace the 2015 Deed. Further details was
disclosed in the announcement dated 15 March 2017.
Set out below is a summary of the principal terms of
the 2017 Deed and relevant information.

Mr. Guo (for himself and as the agent for his close
associates) irrevocably and unconditionally undertakes
in favour of the Company that:

(a) he shall and shall procure that his close associates
not to, directly or indirectly, engage in, invest in,
participate in, whether on his own account or with
each other or in conjunction with or on behalf
of any person or company or otherwise holds or
owns any interest in any manner in the PRC in any
business that may compete, directly or indirectly,
with the Group Business;

(b) he shall provide all the information that the
Company reasonably considers to be necessary to
enforce the undertakings given by him under the
2017 Deed and would make an annual declaration
on compliance with the 2017 Deed in the annual
report of the Company; and

(c) he and/or his close associates shall abstain from
voting in the Board meetings and the general
meetings of the Company in relation to any matter
in connection with 2017 Deed.
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Mr. Guo further undertakes to the Company that he
shall not (and shall procure his close associates not to):

(a) solicit or entice away any customer, contractor,
supplier, director, employee or consultant of the
Group (or any potential customer, contractor,
supplier with whom the Group has already entered
into negotiations); and/or

(b) use, disclose to anyone or publish, or allow
the disclosure or publication of, the non-public
information in relation to the Group (trade secrets,
business strategies or otherwise) that he or his
close associates received or may receive.

If any New Business Opportunity is made available to
Mr. Guo and/or his close associates, he and/or his close
associates:

(a) shall issue a written notice to the Board pursuant
to the terms of the 2017 Deed and provide the
information reasonably requested by the Company
to facilitate the Company making an informed
evaluation of the New Business Opportunity; and

(b) shall not pursue or otherwise participate in the
new business opportunity in any manner unless
and until the New Business Opportunity has been
declined by the Group, provided that Mr. Guo
and/or his close associates cannot pursue the New
Business Opportunity on terms more favourable
than those offered to the Group.
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If Mr. Guo and/or any of his close associates wishes to
sell any interest in the Guo Business (same meanings as
defined in the announcement dated 15 March 2017) (in
whole or in part) to any third party (the “Opportunity
for Sale”), Mr. Guo will offer and will procure that his
close associates to offer the Opportunity for Sale to the
Company and the Company shall have a right of first
refusal in respect of such Opportunity for Sale. In this
regard, Mr. Guo and/or his close associates:

o shall issue a written notice to the Board pursuant
to the terms of the 2017 Deed and provide the
information reasonably requested by the Company
to facilitate the Company to reasonably evaluate
the Opportunity for Sale; and

J shall be at liberty to offer the Opportunity for
Sale to third parties if the Opportunity for Sale is
declined by the Group, provided that the terms
thereof shall not be more favourable than those
provided to the Group.

The Non-competition Undertakings do not apply to the
following:

(a) the same property projects excluded from the
2015 Deed (being those property projects of
Mr. Guo and/or his close associates already in
existence as at the date of the 2015 Deed);

(b) the hotel business in connection with three existing
hotels located in Fujian Province which has been
engaged by Mr. Guo (and/or his closes associates)
prior to the Group’s proposed engagement in the
hotel sector;

(c) the holding of or being interested in, directly or
indirectly, by Mr. Guo and/or his close associates
any shares in any company, provided that (i) such
shares are listed on a recognized stock exchange;
and (ii) the total number of such shares held by
Mr. Guo and/or his close associates does not
amount to more than 5% of the issued shares
carrying voting rights;
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(d) the engagement in any business via the holding of
the equity interests through the Group;

(e) the acquisition or holding of property by Mr. Guo
and/or his close associates for their respective
self-use;

(f)  the engagement in the Group Business in any
province in the PRC where the Group has not
considered or planned to carry out the Group
Business; or

(g) (subject to the provisions regarding the New
Business Opportunity) the engagement in the
Group Business in any province in the PRC where
the Group has considered or planned to carry out
the Group Business.

The obligations of Mr. Guo under 2017 Deed shall be
terminated upon the earlier of:

(a) the Shares ceasing to be listed on the Stock
Exchange; and

(b) Mr. Guo and his close associates together ceasing
to control 30% (or such percentage as may from
time to time specified in the Listing Rules to be
regarded as a controlling shareholder) or more of
the voting rights at any general meeting of the
Company.

During the Year and up to the date of this report,

Mr. Guo declares that he complied with all the terms
and conditions as set out in 2015 Deed and 2017 Deed.
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DIRECTORS’ AND CHIEF EXECUTIVES’
INTERESTS AND SHORT POSITION IN SHARES,
UNDERLYING SHARES AND DEBENTURES

As at 31 December 2025, the interests and short positions
of the Directors and chief executives of the Company in the
shares, underlying shares and debentures of the Company
or any of its associated corporations (within the meaning of
Part XV of the Securities and Futures Ordinance (Cap. 571,
Laws of Hong Kong) (“SFO") which (i) 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 interests
and short positions which they were taken or deemed to
have under such provisions of the SFO); or (ii) were recorded
in the register required to be kept by the Company under
Section 352 of the SFO; or (iii) which were required to be
notified to the Company and the Stock Exchange pursuant
to the Model Code as set out in Appendix C3 to the Listing
Rules, were as follows:

Long positions in the shares and underlying shares
of the Company
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Notes:

1. These shares were held by the controlled corporations of
Mr. Guo as follows:

Name of controlled corporation

REEEER

Bz -

1. ZEBRMATEZZEERE
BT

No. of Shares

R4 & B

United Century International Limited (“United Century”)

King Partner Holding Limited (“King Partner”)

United Century International Limited
([United Century])

2,581,054,801

King Partner Holding Limited
([King Partner])

320,414,201

Total @

2,901,469,002

All the above corporations were incorporated in the BVI
with limited liability and wholly-owned by Mr. Guo.

2. As at 31 December 2025, the number of issued ordinary
shares of the Company was 5,088,207,546, which
has been used for the calculation of the approximate
percentage.

Save as disclosed above, as at 31 December 2025, none of
the Directors and the chief executive of the Company and
their respective associates had or was deemed to have any
interests, in the long position or short position in the shares,
underlying shares and debentures of the Company or any
of its associated corporations which was required (a) to be
notified to the Company and the Stock Exchange pursuant to
Divisions 7 and 8 of Part XV of the SFO (including interests
or short positions in which he/she was taken or deemed
to have under such provisions of the SFO); (b) which was
required, pursuant to Section 352 of the SFO, to be entered
in the register referred to therein; or (c) which was required,
pursuant to the Model Code, to be notified to the Company
and the Stock Exchange.
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SUBSTANTIAL SHAREHOLDERS’ INTEREST
AND SHORT POSITIONS IN SHARES AND
UNDERLYING SHARES

As at 31 December 2025, other than the interests of a
Director or chief executive of the Company as disclosed
under the heading “Directors’ and chief executive’s
interest and short position in shares, underlying shares and
debentures” above, the following persons (not being a
Director or the chief executive officer of the Company) have
an interest or a short position in shares or underlying Shares
which would be required to be disclosed to the Company
and the Stock Exchange under the provisions of Divisions 2
and 3 of Part XV of the SFO and required to be entered in
the register maintained by the Company pursuant to section
336 of the SFO were as follows:

Report of the Directors

ESEHRGE

IERRRROREBERD 2
mEKRR

RZE-_RAF+-_A=Z+—H KB EX
(BEERETETHRABREG - HERG
MEEEZEZRARIBEZARAE
ERFETHABZEZI U TAL
(WIFEERARBITHAR) RIRMD X
HEROT  BHEREBEESFRBE KD
FEXVERFE2 R B3I HAG AR AR R R
BRI B ERIAR  RALAK
RABBEILF LA EEIEI6CEKTFE 2
B ogmadtoX T -

Approximate

Number of  percentage of
Number of underlying issued capital
Name of Shareholder Capacity/Nature of interest Shares Shares (Note 3)
HERTREAZ
BAEAL
BREE B/ ERiHE RAEE HERAEE (H1#23)
Long Position
e
United Century Beneficial owner 2,581,054,801 - 50.73%
United Century ERBEAA
King Partner Beneficial owner 320,414,201 - 6.30%
King Partner ExBAA
Access City Holdings Limited Interest of controlled corporation - 3,333,333,333 65.51%
(note 1)
Access City Holdings Limited REEERR (1)
CIS Opportunities Ill Fund LPF Beneficial owner (note 1) - 3,333,333,333 65.51%

CIS Opportunities Il Fund LPF
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Approximate

Number of percentage of
Number of underlying issued capital
Name of Shareholder Capacity/Nature of interest Shares Shares (Note 3)
HERTREZ
BABS
BRRER S/ BEiEE RO HE EEROEA (H7t3)
CIS Capital (International) Limited  Interest of controlled corporation - 3,333,333,333 65.51%
(note 1)
CIS Capital (International) Limited 12 kB (fi57)
CIS Securities Asset Management  Investment Manager (note 1) - 3,333,333,333 65.51%
Limited
CIS Securities Asset Management RERE (B151)
Limited
Central Huijin Investment Ltd Person having a Security interest - 2,581,829,555 50.74%
in shares (note 2)
FRESKRBEEREAAR RN EEEREGZ AL
(H1#2)
China Construction Bank Person having a Security interest - 2,581,829,555 50.74%

Corporation
FRERRTRNERAA

in shares (note 2)
R EEEREE AL
(H#2)
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Notes:

1 This represents the maximum number of Shares to be issued
upon exercise in full of the conversion rights attaching to
the convertible bonds issued to Primary Partner International
Limited on 30 January 2019 (subsequently amended on 30
January 2024), which was transferred to Vast Perfect Holdings
Limited in 2024 and further transferred to CIS Opportunities
lIl Fund LPF in 2025. CIS Opportunities Il Fund LPF is wholly
owned by CIS Capital (International) Limited and controlled by
Access City Holdings Limited. CIS Securities Asset Management
Limited is the investment manager.

2 It represents security interest held by Chance Talent
Management Limited (“Chance Talent”). Chance Talent's
intermediate holding company is CCB International Group
Holdings Limited, and its ultimate holding company is Central
Huijin Investment Limited.

3. As at 31 December 2025, the number of issued ordinary
shares of the Company was 5,088,207,546, which has been
used for the calculation of the approximate percentages.

Save as disclosed above, so far as was known to the
Directors, as at 31 December 2025, there was no other
person (other than the Directors or chief executive of the
Company) who had any interests or short positions in the
Shares and the underlying Shares which would fall to be
disclosed under the provisions of Divisions 2 and 3 of Part XV
of the SFO or which were recorded in the register required to
be kept by the Company under Section 336 of the SFO.

EQUITY-LINKED AGREEMENTS

Details of the equity-linked agreement entered into during
the reporting period are set out below:
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Convertible Bonds

As at 31 December 2025, the Company had CB with
principal amount of HK$300 million, with interest of 2% per
annum payable annually in arrears and carrying a conversion
price of HK$0.09 per conversion Share, with conversion
rights to convert into a maximum of 3,333,333,333 Shares.

Details of the CB are set out in note 26 to the consolidated
financial statements in this report.

ARRANGEMENTS TO PURCHASE SHARES OR
DEBENTURES

At no time during the reporting period, was the Company or
any of its subsidiaries a party to any arrangements to enable
the Directors to acquire benefits by means of the acquisition
of Shares in, or debentures of, the Company or any other
body corporate.

EMOLUMENT POLICY AND RETIREMENT
BENEFITS SCHEME OF THE GROUP

The remuneration policy of the Group is set on the basis of
the employee’s merit, qualifications and competence. The
emoluments of the Directors and senior management of the
Company are reviewed by the remuneration committee, with
consideration to the Company’s operating results, individual
performance and comparable market statistics.
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Other than operating the statutory mandatory provident fund
scheme for Hong Kong employees and participating in social
insurance for its employees in the PRC in accordance with
the relevant PRC regulations, the Group has not operated
any other retirement benefits schemes for the Group’s
employees. Details of the Group’s retirement benefit scheme
in operation for the reporting period are set out in note 3 to
the consolidated financial statements in this report.

CORPORATE GOVERNANCE

Information on the Company’s corporate governance
practices is set out in the Corporate Governance Report
accompanying the annual report.

PERMITTED INDEMNITY PROVISION
INFORMATION AND DIRECTOR’S INSURANCE

Pursuant to the memorandum of association and Bye-laws of
the Company, the Directors and other officers, for the time
being acting in relation to the affairs of the Company, shall
be indemnified and secured harmless out of the assets and
profits of the Company from and against all actions, costs,
charges, losses, damages and expenses which they or any
of them shall or may incur or sustain by or by reason of any
act done, concurred in or omitted in or about the execution
of their duty or supposed duty in their respective offices
or trusts, except such (if any) as they shall incur or sustain
through their own fraud or dishonesty.

The Company has taken out and maintained directors’ and
officers’ liability insurance throughout the reporting period,
which provides appropriate cover for certain legal actions
brought against its directors and officers. The level of the
coverage is reviewed annually.

PRE-EMPTIVE RIGHTS

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

RELIEF FROM TAXATION

The Directors are not aware of any relief from taxation
available to the shareholders of the Company by reason of
their holding of the shares.
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PURCHASE, REDEMPTION OR SALE OF LISTED
SECURITIES

During the reporting period, neither the Company nor any of
its subsidiaries has purchased, sold or redeemed any of the
Company’s listed securities.

DISCLOSURES UNDER RULES 13.20 TO 13.22
OF THE LISTING RULES

Save as disclosed in this annual report, as at 31 December
2025, the Group had no circumstances which would give rise
to a disclosure obligation under Rule 13.20 to 13.22 of the
Listing Rules.

SUFFICIENCY OF PUBLIC FLOAT

Based on the information that is publicly available to the
Company and within the knowledge of the Directors, the
Board confirms that the Company has maintained the
public float as required by the Listing Rules as at the latest
practicable date prior to the issue of this annual report.

Throughout the year ended 31 December 2025, the
Company was in compliance with the minimum public float
requirement under Listing Rules by maintaining its public
float at the level of at least 25% of its total issued Shares.
As at 31 December 2025, the Company's public float was
approximately 42.98% of its total issued Shares.
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Shareholding Ownership as at 31 December 2025
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(Note 1) R\ (RaE1)
Number of Approx. %
the Shares of the Shares
held in issue
HEeERTRG
Name/catergory of Shareholders BREHEZ (LB &3 FrEERGOE B ZHEAOE D
(note 2)
(K1at2)
(a) Shareholders who are not @QRBRBELHTRATE
members of “the public” under [ABATIZKRE
the Listing Rules
Mr. Guo (Note 3) B (B iE3) 2,901,469,002 57.02%
- United Century (Note 3) — United Century (#/7£3) 2,581,054,801 50.73%
- King Partner (Note 3) - King Partner (#7:#3) 320,414,201 6.30%
(b) Shareholders who are members (b){Ei#E LT R AB
of “the public” under the Listing [ABRATIZRE
Rules
Person(s) has/have disclosed their BRI E S L HE K
interests pursuant to Part XV of EXVE I EEEZR T
the SFO AL
N/A A1 A N/AAS 75 N/AA i A
2,901,469,002 57.02%
Notes: Bt -
1. This table is compiled based on the information disclosed in 1. FERTIIEEREFEAS N EEH EXVED
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XV of the SFO and other relevant information received by the UEARARIEEAREBBEAKE S E
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by the Company is accurate and complete. HBEERTE o
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AN BB EAR A A o
3. Mr. Guo is a Director. Each of United Century and King 3. EPEAERESF o United CenturyK&King

Partner is wholly owned by Mr. Guo. As such, Mr. Guo is
deemed to be interested in the Shares held by each of United
Century and King Partner by virtue of the SFO.
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INDEPENDENCE OF INDEPENDENT
NON-EXECUTIVE DIRECTORS

The Company has received, from each independent
non-executive Director, an annual confirmation of their
independence pursuant to Rule 3.13 of the Listing Rules. The
Company considers that all the independent non-executive
Directors are independent.

AUDIT COMMITTEE

The Company has established an Audit Committee for the
purposes of reviewing and providing supervision over the
Group's financial reporting process and internal controls. It
also reviews the effectiveness of the audit process and risk
evaluation. The Audit Committee which comprised Ms. Yu
Huaxiu, Mr. Liao Yiyi and Ms. Zhang Jianchan, all being
independent non-executive Directors, has reviewed the
accompanying financial statements prior to their publication.

AUDITORS

The consolidated financial statements of the Company for
the reporting period have been audited by CCTH. CCTH will
retire and, being eligible, offer themselves for re-appointment
at the forthcoming annual general meeting. A resolution for
the re-appointment of CCTH as auditor of the Company is to
be proposed at the forthcoming annual general meeting of
the Company.

On behalf of the Board
Guo Jiadi
Chairman

Hong Kong, 31 March 2026
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Independent Auditor’s Report

CCTH CPA LIMITED
RIEXEEEEIRAE

Independent Auditor’'s Report to the Shareholders of
China Sandi Holdings Limited
(Incorporated in Bermuda with limited liability)

DISCLAIMER OF OPINION

We were engaged to audit the consolidated financial
statements of China Sandi Holdings Limited (the “Company”)
and its subsidiaries (hereinafter collectively referred to as
the “Group”) set out on pages 90 to 248, which comprise
the consolidated statement of financial position as at 31
December 2025, and the consolidated statement of profit
or loss and other comprehensive income, consolidated
statement of changes in equity, and consolidated statement
of cash flows for the year then ended, and notes to the
consolidated financial statements, including material
accounting policy information and other explanatory
information.

We do not express an opinion on the consolidated financial
statements of the Group. Because of the significance of
the matter described in the Basis for Disclaimer of Opinion
section of this report, we have not been able to obtain
sufficient appropriate audit evidence to provide a basis for
an audit opinion on these consolidated financial statements.
In all other respects, in our opinion the consolidated financial
statements have been properly prepared in compliance with
the disclosure requirements of the Hong Kong Companies
Ordinance.
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Independent Auditor’s Report
VA RS S

BASIS FOR DISCLAIMER OF OPINION
Material uncertainties relating to going concern

As set out in note 3.1 to the consolidated financial
statements, during the year ended 31 December 2025, the
Group recorded a loss for the year of RMB575,309,000.
As at 31 December 2025, the Group had net current
liabilities of RMB5,415,830,000, and current liabilities of
RMB14,299,115,000, including (i) bank and other borrowings
due within one year amounting bank and other borrowings
due within one year amounting to RMB5,553,068,000,
(ii) certain advances from third parties, which are included
in other payables, amounting to RMB1,258,188,000, in
aggregate, which are repayable on demand or within
one year, (iii) debt component of convertible bond of
RMB227,324,000 (iv) promissory note of RMB720,659,000
and (v) amount due to the ultimate controlling shareholder
of RMB99,626,000. However, the Group had cash and cash
equivalents and restricted bank deposits only amounted to
RMB40,515,000 and RMB41,784,000, respectively,

Furthermore, as at 31 December 2025, the Group did not
repay certain bank and other borrowings at an aggregate
carrying value of approximately RMB2,055,138,000 and
aggregate interest payables of RMB289,656,000 (“Overdue
Borrowings”) in accordance with the contractual repayment
schedules. Pursuant to the terms of the Overdue Borrowings,
the Overdue Borrowings would be immediately repayable if
requested by the respective lenders. In addition, out of the
Overdue Borrowings of RMB2,055,138,000, bank and other
borrowings with carrying amount of RMB239,140,000 were
also in breach of financial covenants.

Other than the Overdue Borrowings, as at 31 December
2025, the Group's bank and other borrowings at
an aggregate carrying value of RMB3,497,930,000
and aggregate interest payables of RMB475,953,000
("Cross-default Borrowings”) contained a cross-default
clause in the respective financing agreements, under which
Cross-default Borrowings were considered defaulted if any
bank and other borrowings of the Group had been defaulted.
Pursuant to the terms of the Cross-default Borrowings,
the Cross-default Borrowings would be immediately due if
requested by the lenders. Accordingly, at as 31 December
2025, default and cross-default bank and other borrowings
of the Group amounted to a total of RMB5,553,068,000
and default and cross-default interest payables amounted
to a total of RMB765,609,000. These financial conditions,
together with the plans and measures as described in note
3.1 to the consolidated financial statements, indicate the
existence of material uncertainties which may cast significant
doubt about the Group’s ability to continue as a going
concern.
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Independent Auditor’s Report

BASIS FOR DISCLAIMER OF OPINION (continued)

Material uncertainties relating to going concern
(continued)

The directors of the Group have taken various plans and
measures to improve the Group’s liquidity and financial
position as described in note 3.1 to the consolidated
financial statements. After taking into account the financial
conditions, plans and measures, the directors of the Group
are of the opinion that the Group will have sufficient
funds to maintain its operations and to meet its financial
obligations as and when they fall due within the next
12 months from the date of these consolidated financial
statements and therefore have prepared the consolidated
financial statements based on a going concern basis.

However, we were unable to obtain sufficient appropriate
evidence to satisfy ourselves that the plans and measures
taken by the Group underpinning the cash flow forecast of
the Group for going concern assessment are reasonable and
supportable, including but not limited to, whether the Group
will be able to enter into agreements with the lenders on the
extension of the repayment schedule of certain borrowings
and whether there will be new or other alternative financing
from other financial institutions. As a result, we were unable
to satisfy ourselves about the appropriateness of the use of
the going concern basis of accounting in the preparation of
the consolidated financial statements by the directors of the
Group.

Should the Group be unable to achieve the plans and
measures and operate as a going concern, adjustments
would have to be made to write down the carrying values of
the Group's assets to their recoverable amounts, to provide
for any further liabilities which might arise, and to reclassify
non-current assets and non-current liabilities as current assets
and current liabilities, respectively. The consolidated financial
statements do not include any such adjustments.
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Independent Auditor’s Report
BYZHMBES

RESPONSIBILITIES OF THE DIRECTORS AND
THOSE CHARGED WITH GOVERNANCE
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 HKFRSs issued by the HKICPA and
the disclosure requirements of the Hong Kong Companies
Ordinance, and for such internal control as the directors
determine is necessary to enable the preparation of
consolidated financial statements that are free from material
misstatement, whether due to fraud or error.

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

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

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

Our responsibility is to conduct an audit of the Group’s
consolidated financial statements in accordance with Hong
Kong Standards on Auditing issued by the Hong Kong
Institute of Certified Public Accountants and to issue an
auditor’s report 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.
However, because of the matters described in the Basis
for Disclaimer of Opinion section of this report, we were
not able to obtain sufficient appropriate audit evidence to
provide a basis for an audit opinion on these consolidated
financial statements.

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, and we also have fulfilled our other
ethical responsibilities in accordance with the Code.

CCTH CPA Limited
Certified Public Accountants

Hong Kong, 31 March 2026

Lam Man Chi
Practising Certificate Number: P05324

Unit 1510 - 1517, 15/F., Tower 2,
Kowloon, Commerce Centre,

No. 51, Kwai Cheong Road,

Kwai Chung, N.T.,

Hong Kong
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Consolidated Statement of Profit or Loss and
Other Comprehensive Income

REeREBEREMEZE KSR

For the year ended 31 December 2025 #HZ_-F_-AF+=-H=+—HIFEF

2025 2024
—E-RE —E P
Notes RMB’000 RMB’000
B aF AR¥FT ARETF T
Revenue Wz
Goods and services 7 K AR % 5 1,163,498 1,976,085
Rental income from investment REMEHRS WA
properties 5 104,354 102,035
Total revenue 4B 25 1,267,852 2,078,120
Cost of sales and services rendered  $5& M AR 75 5 A (1,021,385) (1,941,649)
Gross profit ESAll 246,467 136,471
Other income H A 7 823 1,012
Other gains or losses, net Hap W18 - 558 8 (5,285) 44,172
Loss in fair value of investment "EWME 2 AN FEEE
properties 16 (305,500) (3,870,533)
Loss in fair value of derivative AMBREFZITETLE
component of convertible bond Ho <z AFEEE 26 (13,571) (10,005)
Write-down of inventories of V%17 B MOR
properties 18 (107,267) (586,578)
Gain/(loss) on disposal of HERB AR Z
subsidiaries W, (E548) 28 26,676 (54,001)
Selling and marketing expenses HE REHEFAX (34,964) (51,135)
Administrative expenses THAX (23,533) (46,962)
Finance costs B & Ak AN 9 (420,304) (403,554)
Loss before income tax KBTS A E 1B 10 (636,458) (4,841,113)
Income tax credit FristiE 11 61,149 786,160
Loss for the year REEFERE (575,309)  (4,054,953)
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Consolidated Statement of Profit or Loss and
Other Comprehensive Income

SERBEREMEZEKRER

For the year ended 31 December 2025 #HZ_-—ZF_-AF+_-H=4+—HIFEF

2025 2024
—BR-HE T OHF
Notes RMB’000 RMB’000

H1 it ARMTFT ARETT

Other comprehensive income/ Hith2mEmus  (BAX)

(expense)
Item that may be reclassified BB 7 E R
subsequently to profit or loss: ZIEH -
Exchange differences arising ME N ERES 2 E
on translation of foreign RER
operations 35,646 (8,950)

Total comprehensive expense for AFEELHRAZARE
the year (539,663) (4,063,903)

Loss for the year attributable to: IWTALTEEEREE

E518 -
— Owners of the Company NN F =N (542,088) (4,051,720)
— Non-controlling interests — JEFEAR RE RS (33,221) (3,233)

(575,309) (4,054,953)

Total comprehensive expense for UWTALTEERFEEEEA

the year attributable to: X 4858 -
— Owners of the Company . WNEIE Z DN (506,442)  (4,060,670)
- Non-controlling interests - R ER (33,221) (3,233)
(539,663) (4,063,903)
Loss per share BREE
Basic (RMB cents) ERX(ARED) 14 (10.65) (79.63)
Diluted (RMB cents) BE(ARED) 14 (10.65) (79.63)
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Consolidated Statement of Financial Position

B AR R &

As at 31 December 2025 R-ZE-AF+_-H=+—H

2025 2024
—E-RE —ZE - O4F
Notes RMB’000 RMB’000
ks AR¥F T AR T T
Non-current assets ERBEE
Property, plant and equipment ME  BENEKE 15 47,768 48,347
Investment properties KEWME 16 5,700,000 6,005,500
Deferred tax assets R BEE 17 - 12,104
5,747,768 6,065,951
Current assets REBEE
Inventories of properties MERFSE 18 7,271,931 9,150,262
Contract costs AN 22 42,572 63,840
Trade and other receivables and JE W BR 3R K2 H b JE U 5RIR
prepayments LA R T~ 30008 19 1,074,837 895,370
Deposits for land use rights for HERRPYEL
properties under development for T EREZS
sale 33,270 53,270
Income tax recoverable A Y B T 1S AR 178,611 181,635
Amounts due from related JE W B8 5 N R FROR
companies 36(a) - 24,678
Amounts due from non-controlling  JEYHI B A 71 E1E AR AR R
shareholders of subsidiaries IE 36(a) 199,765 232,398
Restricted bank deposits X BRHIRITE RN 20 41,784 90,101
Bank balances and cash B1TEBR MBS 20 40,515 100,415
8,883,285 10,791,969
Current liabilities RBAE
Trade and other payables and JE <1 BR R A B2 L th JE ) R
accruals HNESTER 21 3,578,062 3,656,360
Debt component of convertible AR EE 2 EBI D
bond 26 227,324 216,942
Derivative component of convertible A[#&EA 2174 T A
bond =ia 26 96,912 86,883
Promissory note HH R IR 27 720,659 691,525
Contract liabilities ad8aE 22 3,465,845 4,776,505
Income tax payable TSR 557,619 556,679
Amounts due to related companies & {< B & A & A 36(a) - 45,118
Amount due to the ultimate JE 5 B 497 % I SR FTE
controlling shareholder 36(a) 99,626 99,626
Bank and other borrowings due RITRAEMBEE —
within one year —F RN F| Ef 23 5,553,068 5,833,124
14,299,115 15,962,762
Net current liabilities REBREFE (5.415,830)  (5,170,793)
Total assets less current EEHERABER
liabilities 331,938 895,158
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Consolidated Statement of Financial Position

a0 IR R

As at 31 December 2025 R-ZE-hF+=-H=+—H

2025 2024
—E-RE —ZEO4F
Notes RMB'000 RMB’000
=3 AR¥F T AR F T
Capital and reserves EXRR B
Share capital B& 7 24 42,890 42,890
Reserves e (217,705) 288,737
(Deficit)/equity attributable to KNE B AR
owners of the Company (Es4t) #EZE (174,815) 331,627
Non-controlling interests JEPE AR RS 206,251 213,842
Total equity R 31,436 545,469
Non-current liabilities kRBERE
Deferred tax liabilities EEMIBEE 17 300,502 349,689
300,502 349,689
331,938 895,158

The consolidated financial statements on pages 90 to 248
were approved and authorised for issue by the Board of
Directors on 31 March 2026 and are signed on its behalf by:

Guo Jiadi
B3

Director

EF

FIOE248E 2 IR A B HENR ZZE =R
FZAZt+—HESESHAELEET

oWl NIEERRE

Wang Chao
THE
Director

EF
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Consolidated Statement of Changes in Equity

REERZER

For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

Attributable to owners of the Company

FLAREARG
Retained
Share-based Property  profits/ Non-
Share Share compensaon  Capital ~ Merger  Statutory Translation Other ~ revaluation (accumulated controlling
capital  premium  reserve  reserve  reserve  reserve feseve  reserve reserve losses) ~ Subtotal interests Total
Rt WRHAEE & aft HE #E i 9EEE REE/ FER
iz HE CBREE ik ik (1] ik L % (ZFER) it s it
RMB'OO0  RMBOOO  RMB'OO0  AMB'000  RMB0O0  RMBO00  RMBO0  RMB'OO0  RMBOOO  RMB'OO0  RMB000  RMB000  AMB'000
NREFT AREFT AREFT ARETL ARETR ARETL ARETT ARETT AREFT AREFL AREFL ARETT ARETR
(Notei) — (Noted)  (Noteii) (Note )
At 1 January 2024 W-E-mE-3-A 280 833698 9,235 7055 (1636270 195414 (32474 120733% 1008997 2756218 4392297 217075 46093712
Loss for the year TEEER - - - - - - - - - (A051720)  (4,051,720) (3233 (4054953)
Exchange differences arsing on tranlation of - BENE5KEEZERZE
foreign operations - - - - - - (8950) - - - (8950) - (8,950)
Total comprehensiv expense for the year REERARSLE - - - - - - (8950) - - (40517200 (4,060,670) (3233 (4003903
Lapse of share options BRELT - - (9,235) - - - - - - 9235 - - -
At31 December 2024 and 1 January 2005 H-E-ME+-F=+-R
R=3-R5-5-A 4289 833,698 - 725 (1636270 195414 (41424 120733%  1,008997 (1286267) 33167 1388 545,469
Loss for the year EEER - - - - - - - - - (54088 (542088 (B2 (575309
Exchange differences arising on tranlation of A ESEZHEL 7B 2E
foreign operations - - - - - - 35,646 - - - 35,646 - 35,646
Total comprehensive expense for the year ~~ ZEE2ERLE - - - - - - Bl - - (5088 (50644 B3R (539663
Disposal of subsidiries (note 26) HERBAR/ - - - - - - - - - - - 25,630 25630
At 31 December 2025 RZEZRETZA=1-H 280 8336%8 - 705 (1636270 195414 (5778) 120733 1008997 (1828355 (174815 206251 31436
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Consolidated Statement of Changes in Equity

REEREER

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

Notes:

(i)

(if)

(iii)

(iv)

Capital reserve represents deemed contribution from equity
owner regarding to the waiver of loan for funding the
construction of an investment property in 2012.

Merger reserve represents the difference between the share
capital of the combining entities against cash consideration
paid and other considerations issued by China Sandi Holdings
Limited (the “Company”) upon completion of business
combination under common control.

The statutory reserve represents the amount transferred
from net profit for the year of the subsidiaries established in
the Peoples Republic of China (the “PRC") charged on the
subsidiaries’ PRC statutory financial statements) in accordance
with the relevant PRC laws until the statutory service reaches
50% of the registered capital of the subsidiaries. The
statutory reserve cannot be reduced except for setting off the
accumulated losses or increasing capital.

The other reserve, which is the contributed surplus account of
the Company, comprises of:

(i) the difference arising from the share premium reduction
which was being effective and approved by the Bermuda
Registrar of Companies on 11 May 2016. Under the
share premium reduction, entire amount standing to the
credit of the share premium account of the Company as
at 29 February 2016 in the sum of RMB3,049,440,000
be reduced, with part of the credit arising therefrom
being applied to offset the accumulated losses of the
Company in the sum of RMB1,824,634,000 in full
and the remaining balance of the credit in the sum of
RMB1,224,806,000 being credited to the other reserve
of the Company.

(i)  RMB17,470,000 debited to other reserve of the
Company during the year ended 31 December 2019
represents the difference between the amount of
consideration shares issued and the carrying amount
of non-controlling interest acquired plus the waiver
of amount due to non-controlling shareholder of
RMB38,588,000. The waiver of amount due to
non-controlling shareholder is a non-cash transaction of
the Group.

Property revaluation reserve represents the accumulated
amount of the differences between the carrying amount
and fair value of right-of-use assets and properties under
development upon transfer of such assets to investment
properties, and the related deferred tax effects recognized in
respect of such differences.

HiaF -

(i)

(ii)

(iii)

(iv)

(v)

BARBERERBAZEETIE TS
BARERN _E——ERgR—ERE
MERENER -

EOHFEEEAHERB IR ANERE =1
ZRARRB ([ARE]) R Z LR ZEH
ZEBEHERZENRAEREREM
BEHEREBEZHZEZRE -

ZORTE R ERIB AR T BEDRRRR T
FARLKME (TR B BSLE B B A 7
FRAENPERE R ZeRIRE
MEARNFEDREMBHHRERMG - H
EREERBGEDN LM E QR ZMER
B50% 7% I o & A LA 35 R 5T B 18 g

MERSN  SEEFRBIERD o
HifEwm (RARRZESRHKEK) &
ECE

iy EBOEEBRIELENZR R-F

—ANERAT " HELEBHRERQNA
ST R B R AR - AR IR ERR
miaE - BB AR AR5 & EERR
ZE-ARNFZRZthBzEH
#BR %8 A R #63,049,440,0007T ¢
AEEZEEREBILSARE
BMHARRZRAEBEBARE
1,824,634,0007T © # | # R 18
A R #1,224,806,0007C 51 A & A
A E AR o

iy BE-_Z—AF+_-_A=+—H
IHEFE  BARAREMEEHENRZ
AER#17,470,0007T 30 31T B
& BEE REIFERERSE
E B 38 % FE 7 JE 15 AR AR 3R 5RIR
AR #38,588,000/0 2 =58 o B e
JER IEE AR R R T A EE I
RERSH -

MEEHREREAEEERERTY
EFRBREREDERNERNEEQT
BZHRANEENRASH  UEREF
ZHEEANEEECHIEARE
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Consolidated Statement of Cash Flows

mMEHERER

For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

2025 2024
—E-RE —E - NFE
RMB’000 RMB’000
AR¥Fr ARKEFIT
Operating activities ReEER
Loss before income tax bR P15 TR B 1B (636,458)  (4,841,113)
Adjustments for: I
Finance costs B & B A 420,304 403,554
Bank interest income RITH B U A (151) (574)
Impairment loss on trade and other P LAt B R K E At i Uk
receivables RIBREBE 5,855 15,054
Impairment loss on amounts due from JE Y [ 3 R B R IE
related companies BIEEE - 1,809
Impairment loss on amounts due from JE W Bt /&8 A R FEHE AR
non-controlling shareholders of AR 3R FRIE R B B 18
subsidiaries 497 3,968
Depreciation of property, plant and mME - BERZRETE
equipment 595 1,217
(Gain)/loss on disposal of subsidiaries HEMB AT 2 (W)
SR (26,676) 54,001
Gain on disposal of property, plant and HEME - BWE RRH
equipment < Wz - (27)
Write-down of inventories of properties ) 2 17 & MUR 107,267 586,578
Loss on disposal of investment properties HEKEMEEBE - 1,981
Loss in fair value of investment properties "EWME 2N FEEE 305,500 3,870,533
Loss in fair value of derivative component ABmRES ZITAETE
of convertible bond oz A FEEISE 13,571 10,005
Loss on change in terms of promissory AN EEIGRET EE
note - 112,989
Gain on change in terms of convertible A RIS B A G R
bond Wz - (181,729)
Operating cash flows before movements in BEEZEFI LB
working capital EME 190,304 38,246
Decrease in inventories of properties MEFERD 961,719 1,306,930
Increase in trade and other receivables and JFE K B 5 K L A e W SR IR
prepayments LA K FEASF FRIEHE N (61,870) (21,972)
Decrease in deposits for land use rights for BRPGEMEZ LM
properties under development for sale AR E R 20,000 -
(Decrease)/increase in trade and other JE 1 BR SR K H b B A< BB
payables and accruals UKREBR ALY,/
il | (79,835) 512,428
Increase in amount due from non-controlling & Y JE 4 A% #E 25 FX I8 18 0
interest (786) -
Decrease in contract costs & KA R 8,462 388
Decrease in contract liabilities BRBERD (1,040,886)  (1,476,515)
Cash (used in)/generated from operations rEEB (R 5
H 5 (2,892) 359,505
Income tax refund/(paid) RE/ (B ER 13,625 (5,058)
Net cash generated from operating RETBHMBRLFHE
activities 10,733 354,447
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Consolidated Statement of Cash Flows

mERERER

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

2025 2024
—E-RE —E P
RMB’000 RMB’000
AR¥TFT ARETFIT
Investing activities REED
Bank interest received 2 HERTTHE 151 574
Advance to related companies Bl R NG BT - 51,877
Advance to non-controlling shareholders of — [A) Fff /& 2 & &9 FE 4 AR AR 52
subsidiaries R (184) -
Repayment from non-controlling shareholders [ & 2 ] 3F 2 I Ak R 5& 3K
of subsidiaries 455 95
Placement of restricted bank deposits FEXRHETER (40,833) (34,760)
Withdrawal of restricted bank deposits R REREITER 88,064 195,363
Purchases of property, plant and equipment BEYIX « WFE L& E (21) (1,031)
Payments for purchase of investment BEREMEZMNR
properties - (238,301)
Net cash outflow from disposal of subsidiaries H & B A T HIH LR
R (59) (59)
Net cash generated from/(used in) REZEHME,(FFA)
investing activities REFEHE 47,573 (26,242)
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Consolidated Statement of Cash Flows

mMEHERER

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

2025 2024
—E_-RE —E U4
RMB’000 RMB’'000

ARMFIT ARETT

Financing activities mEEE
Interest paid for bank and other borrowings — R{TRHEMEEZ

2 FLE (61,657) (356,704)
Interest paid for promissory note AW EEZBEMNFE - (41,351)
Interest paid for convertible bonds A E A 2 BN F B - (5,452)
Repayment of bank and other borrowings BERITLEMEE (59,714) (54,988)
New bank and other borrowings raised FIgRIT R EMEE - 71,533
Repayment to third parties ME=HERK - (517)
Advance from related companies RN T - 20,576
Net cash used in financing activities MEEEBFAESFEEE (121,371) (366,903)
Net decrease in cash and cash equivalents R REEEEHBD FHE (63,065) (38,698)

Cash and cash equivalents at beginning FHAZRERBREEE

of year 100,415 148,063
Effect of foreign exchange rate changes ANES B SR B B) v B 3,165 (8,950)
Cash and cash equivalents FR2EEREELEHE

at end of the year, represented by B
Bank balances and cash RITEHR LIRS 40,515 100,415
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

GENERAL INFORMATION

The Company is a public limited company incorporated
in Bermuda and its shares are listed on The Stock
Exchange of Hong Kong Limited (the Stock Exchange).
Its parent and ultimate parent is United Century
International Limited (incorporated in the British Virgin
Islands (BVI). The ultimate controlling party is Mr. Guo
Jiadi (“Mr. Guo”). The address of registered office and
principal place of business of the Company are located
at Clarendon House, 2 Church Street, Hamilton HM 11,
Bermuda and Unit G, 1/F, Fook Moon Building, 56-72
Third Street, Sai Ying Pun, Hong Kong respectively.

The Company acts as an investment holding company.
The principal activities of its principal subsidiaries are
set out in note 37.

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

—RER

RARABARBREIMERLZ AF
ERAR -EBRMREBBERS
FrERAR (IBXRFT]) - E&
N A M &R ] B United Century
International Limited (7 % B & &
HE(RBEXES])) MK
pA/NCIDIEE = § - S248 Rk
E(MFxEE]) c AR zEMIEE
RN B EEME 2l o B R
Clarendon House, 2 Church Street,
Hamilton HM 11, Bermuda &2 & 7/
E BB = Ese-72 B M AEIEG

Apel/—HAREERRR] - EE
ZMBRRZ T 2EBENMIFEIT7 -

HEMBHRRUAARE TARE])
23 BEARRZNEEH -
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

APPLICATION OF NEW AND AMENDMENTS 2. EHHIIRKZEITEBHK
TO HKFRS ACCOUNTING STANDARDS &R SR

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

In the current year, the Group has applied the following
amendments to a HKFRS Accounting Standard as
issued by the Hong Kong Institute of Certified Public
Accountants (“"HKICPA") for the first time, which
are mandatorily effective for the Group’s annual
period beginning on or after 1 January 2025 for the
preparation of the consolidated financial statements:

Amendments to HKAS 21 Lack of Exchangeability

The application of the amendments to a HKFRS
Accounting Standard in the current year has had no
material effect on the Group's financial positions and
performance for the current and prior years and/or on
the disclosures set out in these consolidated financial
statements.
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Notes to the Consolidated Financial Statements

For the year ended 31 December 2025 &%

APPLICATION OF NEW AND AMENDMENTS
TO HKFRS ACCOUNTING STANDARDS

(continued)

New and amendments to HKFRS Accounting
Standards in issue but not yet effective

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

HKFRS 18

HKFRS 19 and its
amendments

Amendments to HKFRS 9
and HKFRS 7

Amendments to HKFRS 9
and HKFRS 7

Amendments to HKFRS 10
and HKAS 28

Amendments to HKAS 21

Annual Improvements
to HKFRS Accounting
Standards — Volume 11

January 2026.
after 1 January 2027.

available for adoption.

Presentation and
Disclosure in Financial
Statements®

Subsidiaries without
Public Accountability:
Disclosures®

Amendments to the
Classification and
Measurement of
Financial Instruments'

Contracts Referencing
Nature-dependent
Electricity’

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

Translation to a
Hyperinflationary
Presentation Currency’

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

Effective for annual periods beginning on or after 1
Effective for annual/reporting periods beginning on or

No mandatory effective date yet determined but

REVBHERRME

—ECAFF A= —HULFE

ERAFHITIREEIIEBYE
WEZEREEER 2

B 28 1B 15 K & Rz T RAEE
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BI|Z5185% 4 552
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

APPLICATION OF NEW AND AMENDMENTS 2. EHHIIRKZEITEBHK
TO HKFRS ACCOUNTING STANDARDS WEXEBEHAER (&)

(continued)

New and amendments to HKFRS Accounting
Standards in issue but not yet effective
(continued)

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

HKFRS 18 Presentation and Disclosure in
Financial Statements

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

HKFRS 18, and amendments to other standards, will
be effective for annual periods beginning on or after 1
January 2027, with early application permitted. HKFRS
18 requires retrospective application with specific
transition provisions. The application of the new
standard may affect the structure and presentation of
the statement of profit or loss and disclosures in the
future financial statement. The Group is in the process
of assessing the detailed impact of HKFRS 18 on the
Groups' consolidated financial statements.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

BASIS OF PREPARATION OF CONSOLIDATED 3. HRGECHEBRRZEER

FINANCIAL STATEMENTS AND MATERIAL FESHHREER
ACCOUNTING POLICY INFORMATION
3.1 Basis of preparation of consolidated 3.1 RBEGEHBRRZESE

financial statements

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

The consolidated financial statements have been
prepared on the historical cost basis except for
investment properties and financial instruments
that are measured at fair values at the end of the
reporting period. Historical cost is generally based
on the fair value of the consideration given in
exchange for goods and services.

Fair value is the price that would be received to
sell an asset or paid to transfer a liability in an
orderly transaction between market participants
at the measurement date, regardless of whether
that price is directly observable or estimated
using another valuation technique. Fair value for
measurement and/or disclosure purposes in the
consolidated financial statements is determined on
such a basis.

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

RAEVBRRDRERE S
B AE R EBWHREE
Qg ERGRRE -HEREEAS
MEBERME  WAEBERE
BEEHeYETI2REMEL
ZRE REREMBEERE
Reopsh HREaMBHREEE
BRXES EMRAREER
AR BIR E < 8 AW E -

FRBEHRREN XL SR
THANURFEEIN BAF
BMRIBESLRANEEFE -
SRR — RRE TR R R RS A
KBRS S S HRE 2 AF(E

NP ERRFEBRATIS2HE
EREMRFRSHHERER
WHSEEAEEAXNHE
M AmZERETERA
BLER ok A] (A A B i 1
Ao REEMBRERTIEFE
R,/ EBRBERENRTFEDR
S EEREE

FMBEEN R FEFE R
mHE2EEFBRAREER
ZEEEVRERSE HEB
KEEETHRAREEBZ
BEZUSERENS —2™
152 B3 T B A AR OB M & 1) B
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 &% —

E_AFFT_A=F—HIFE

3. BASIS OF PREPARATION OF CONSOLIDATED 3. RS ERRZEER
ES ®

FINANCIAL STATEMENTS AND MATERIAL

ACCOUNTING POLICY INFORMATION

(continued)

3.1 Basis of preparation of consolidated
financial statements (continued)

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

o Level 1 inputs are quoted prices (unadjusted)
in active markets for identical assets or
liabilities that the entity can access at the
measurement date;

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

o Level 3 inputs are unobservable inputs for the
asset or liability.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

BASIS OF PREPARATION OF 3. REGEHMBHBRRZ2EE

CONSOLIDATED FINANCIAL STATEMENTS RETEEFATBRRER ©)

AND MATERIAL ACCOUNTING POLICY

INFORMATION (continued)

3.1 Basis of preparation of consolidated 3.1 RAGEUVBBRRZEE(H)
financial statements (continued)
Going concern basis FEKERE
During the year ended 31 December 2025, HE-_ZT-_RAF+_RA=+—
the Group recorded a loss for the year of BILEFE AEBSFFEES
RMB575,309,000. As at 31 December 2025, B AR #575,309,000C ° ¥
the Group had net current liabilities of —E-RAF+=ZAR=+—H"
RMB5,415,830,000, and current liabilities of AREBZRHEEFEAAR
RMB14,299,115,000, including (i) bank and other #5,415,830,0007T * BB E
borrowings due within one year amounting to A AR®14,299,115,0007T °
RMB5,553,068,000, (ii) certain advances from BE O FARAINBZEITR
third parties, which are included in other payables, H & AR #5,553,068,000
amounting to RMB1,258,188,000, in aggregate, T (NETAEMENZFEZE
which are repayable on demand or within TREE=ZTHER LFEA
one year, (iii) debt component of convertible R #51,258,188,0007T * iZ & XX
bond of RMB227,324,000, (iv) promissory BRI REEERKEERBEN —F
note of RMB720,659,000 and (v) amount ANEE: (I RBREHF2ED
due to the ultimate controlling shareholder B ANER®E227,324,0007T : (iv)
of RMB99,626,000. However, the Group had A HEE ARY720,659,000
cash and cash equivalents and restricted bank JC ¢ N(v)FE B 4R 1R AR A% R
deposits only amounted to RMB40,515,000 and %KIE}\E”%%99,626,OOOT_E o R
RMB41,784,000, respectively. mAEBMNEBEE MRS

AN 2R B8R 1717 20D Al %ﬁ%
AR #40,515,0007T & A BRI
41,784,0007T ©
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

3. BASIS OF PREPARATION OF
CONSOLIDATED FINANCIAL STATEMENTS
AND MATERIAL ACCOUNTING POLICY
INFORMATION (continued)

3.1 Basis of preparation of consolidated
financial statements (continued)

Going concern basis (continued)

Furthermore, as at 31 December 2025, the
Group did not repay certain bank and other
borrowings at an aggregate carrying value of
approximately RMB2,055,138,000 and aggregate
interest payables of RMB289,656,000 (”“Overdue
Borrowings”) in accordance with the contractual
repayment schedules. Pursuant to the terms of
the Overdue Borrowings, the Overdue Borrowings
would be immediately repayable if requested by
the respective lenders. In addition, out of the
Overdue Borrowings of RMB2,055,138,000, bank
and other borrowings with carrying amount of
RMB239,140,000 were also in breach of financial
covenants.

Other than the Overdue Borrowings, as at 31
December 2025, the Group’s bank and other
borrowings at an aggregate carrying value
of RMB3,497,930,000 and aggregate interest
payables of RMB475,953,000 (“Cross-default
Borrowings”) contained a cross-default clause
in the respective financing agreements, under
which Cross-default Borrowings were considered
defaulted if any bank and other borrowings of the
Group had been defaulted. Pursuant to the terms
of the Cross-default Borrowings, the Cross-default
Borrowings would be immediately due if requested
by the lenders.

Accordingly, at as 31 December 2025, default and
cross-default bank and other borrowings of the
Group amounted to a total of RMB5,553,068,000
and default and cross-default interest payables
amounted to RMB765,609,000.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

BASIS OF PREPARATION OF 3. MERSUMKEHERR AR

CONSOLIDATED FINANCIAL STATEMENTS RETEETFHERER &)

AND MATERIAL ACCOUNTING POLICY

INFORMATION (continued)

3.1 Basis of preparation of consolidated 3.1 RBEGENKERRZEE (&)
financial statements (continued)

Going concern basis (continued) FFREAERE(E)

In view of such circumstances, the directors of ERHEEFEBR AR EER

the Company have given careful consideration AEAEERLEBENER

to the future liquidity and its available sources of BIRBEIREELER
financing in assessing whether the Group will have CEEZSEALLEBESRN
sufficient funds to fulfil its financial obligations METABRERIR - B4%EHER

and continue as a going concern. The following HESBHDTRNZERER F

plans and measures included in (i) to (vii) below HE THOZE(vi)EE 8 &8 i

(the “Plans and Measures”) are formulated to (Tzt8l ktEm]) -

mitigate the liquidity pressure and to improve its

cash flows:

(i) regarding the convertible bond and (i) MABBRESFREALE
promissory note, the Group has amended Bms  NEBEE(EEE
the relevant terms such that the maturity FiEH BEHAAR-Z
date was changed from 30 January 2024 to “HE-A=THEHXRR
30 January 2029 whereas a right shall be —E-NF—-A=+H"
granted to the holder of the convertible bond maiREs AT BB
and promissory note to require the Company BFAEABEEZRARD B
to redeem all of the outstanding convertible EREBEOMAE M KITE
bond and promissory note on demand. A RSB 5 Mok B4 -
However, a right of repayable on demand R AR E S KA N
was given to the holder of the convertible EEFEEAGERRERE
bond and promissory note. In this regard, the BeogtibmE ATARR(E
holder of convertible bond and promissory ENEATZEEZF AR
note signed a letter of undertaking on 31 :%:/‘—\EEH =+—H
March 2026, in writing, to the Company MANASREEZ0EAE
that the holder of convertible bond and K %m Tﬁﬂﬂiﬁ)&%
promissory note would not exercise the right HEEEAATZRUE
to demand repayment from the Company FeUBHREAHETE
for at least twelve months from the date S+ @A TERERNESK
of approval of these consolidated financial RABERR
statements,
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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

(continued)

3.1 Basis of preparation of consolidated
financial statements (continued)

Going concern basis (continued)

(i) regarding the amount due to the ultimate
controlling shareholder, the ultimate
controlling shareholder signed a letter
undertaking on 31 March 2026, in writing,
to the Company that they would not exercise
the right to demand repayment from the
Company for at least one year from the date
of approval of these consolidated financial
statements;

(iii) The Group has been conducting active
negotiations with the lenders on the
extension of the repayment schedule of
certain borrowings;
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL

ACCOUNTING POLICY

(continued)

INFORMATION

3.1 Basis of preparation of consolidated
financial statements (continued)

Going concern basis (continued)

(iv)

(vi)

(vii)

among the other payables, there are
repayable on demand balances of
RMB398,064,000 advances from third parties,
with which, subsequent to the year end date,
the management successfully liaised to set
the maturities to be at least one year from
the date of approval of these consolidated
financial statements;

the Group will continue to implement Plans
and Measures to accelerate the pre-sales and
sales of its properties under development and
completed properties held for sale, and to
speed up the collection of sales proceeds so
as to generate adequate net cash inflows;

the Group applies cost control measures in
cost of sales and administrative expenses; and

the Group will also continue to seek for
new or other alternative financing from
financial institutions, such as equity financing
to finance the settlement of its existing
financial obligations and future operating
expenditures.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 &% —

3. BASIS OF PREPARATION OF CONSOLIDATED 3. #mE4R
FINANCIAL STATEMENTS AND MATERIAL FES

E_AFFT_A=F—HIFE

IR A BB R 2 EE
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ACCOUNTING POLICY INFORMATION

(continued)

3.1 Basis of preparation of consolidated
financial statements (continued)

Going concern basis (continued)

The directors of the Company have reviewed
the Group’s cash flow forecast prepared by the
management and are of the opinion that, taking
into account the above mentioned financial
condition, plans and measures, the Group will
have sufficient funds to maintain its operations
and to meet its financial obligations as and when
they fall due within the next 12 months from the
date of approval of these consolidated financial
statements. Accordingly, the directors of the
Company are satisfied that it is appropriate to
prepare the consolidated financial statements on
a going concern basis. These financial conditions,
together with the Plans and Measures, indicate
the existence of material uncertainties which may
cast significant doubt about the Group’s ability to
continue as a going concern.

Should the Group be unable to achieve the above
mentioned plans and measures and operate as
a going concern, adjustments would have to be
made to write down the carrying values of the
Group’s assets to their recoverable amounts, to
provide for any further liabilities which might
arise, and to reclassify non-current assets and
non-current liabilities as current assets and
current liabilities, respectively. The effects of these
adjustments have not been reflected in these
consolidated financial statements.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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 where the
Company:

o has power over the investee;

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

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

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 of the Group gains control until
the date when the Group ceases to control the
subsidiary.

Non-controlling interests in subsidiaries are
presented separately from the Groups equity
therein, which represent present ownership
interests entitling their holders to a proportionate
share of net assets of the relevant subsidiaries
upon liquidation.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 &% —

3. BASIS OF PREPARATION OF CONSOLIDATED 3. #mE4R
FINANCIAL STATEMENTS AND MATERIAL FES
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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 and
service (for a bundle of goods and 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;

o 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
goods or services.

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.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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)

For sales of properties, revenue is recognised
when the customer obtains the control of the
completed property when the key was delivered to
the customers and the customer has obtained the
ownership of the property. The deposit received
for sale of properties are presented as contract
liabilities on the consolidated statement of
financial position.

For provision of property management and
related services, the Group agrees the fixed rate
for services with the customers upfront. As the
customer simultaneously receives and consumes
the benefits provided by the Group's performance,
the revenue is recognised over time when the
performance obligations are satisfied. Monthly
payment of the transaction is invoiced to the
customers in advance each month.

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, the Group recognises revenue
in the amount to which the Group has the right to
invoice.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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.

1 1 4 China Sandi Holdings Limited Annual Report 2025

HREEMBREZEER
EETBRER @

3.2 FESHHEER (&)

%5‘?/5:1 /‘91&/1 (f‘t)

FFHEBX G5
REERZERE - WEHE
SR A (A & DA BE 7R Sk B R
AR BREPRAEETRE
PERIMRBTEFEFZEK
BMEMNZ  AEEBRLESRK
BIE 2 % & 8 B B &G Zﬁ
BB -EZFBERAT 84
BRERKBEKD ﬁﬁé
%%B%é%@%ﬁﬁmjm
RIRTWE 2 R ERE S
R FEERBERD

AR R EBREE SR RE
ZEBER—Fz2a8mE -
REBREMERNRE KD K
ATRAERZERZAITER
JIE e

RREBRAEEEREMER
MEMBRED AR RELE
ZREEmERF AT B E P K
MZBNREMES @ NEBEE
AENASEREFZARE
AR ZBIRMER ST KR
ZIBRE - HEANEFR XN IE
NREBEKER  BEEBEEE
an N iR %55 1 AR [R) = 2 A BR 51 4F
HEERA



For the year ended 31 December 2025 ZZ —ZF—

BASIS OF PREPARATION OF CONSOLIDATED 3. #m&E4R

FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY

(continued)
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REVBHERRME
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3.2 Material accounting policy information

(continued)

Revenue from contracts with customers
(continued)

Contract costs

Incremental costs of obtaining a contract

The Group recognises 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.

The Group applies the practical expedient of
expensing all incremental costs to obtain a
contract if these costs would otherwise have been
fully amortised to profit or loss within one year.

Leases
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 straight-line basis over the
term of the relevant lease. Initial direct costs
incurred in negotiating and arranging an operating
lease are added to the carrying amount of the
leased asset, and such costs are recognised as
an expense on a straight-line basis over the lease
term except for investment properties measured
under fair value model. Variable lease payments
for operating leases that depend on an index or
a rate are estimated and included in the total
lease payments to be recognised on a straight-line
basis over the lease term. Variable lease payments
that do not depend on an index or a rate are
recognised as revenue when they arise.

Rental income which are derived from the Group’s
ordinary course of business are presented as
revenue.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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 lessor (continued)

Refundable rental deposits

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

Foreign currencies

In preparing the financial statements of each
individual group entity, transactions in currencies
other than the functional currency of that entity
(foreign currencies) are recognised at the rates
of 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 re-translation 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 operations are translated into the
presentation currency of the Group (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

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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

(continued)

3.2 Material accounting policy information
(continued)

Foreign currencies (continued)

On the disposal of a foreign operation (that is,
a disposal of the Group’s entire interest in a
foreign operation, or a disposal involving loss of
control over a subsidiary that includes a foreign
operation that includes a foreign operation), all of
the exchange differences accumulated in equity
in respect of that operation attributable to the
owners of the Company are reclassified to profit
or loss.

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”.

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.
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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

(continued)

3.2 Material accounting policy information
(continued)

Borrowing costs (continued)

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

Employee benefits
Retirement benefit costs

Payments to the state-managed retirement benefit
schemes 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
requires 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 and annual
leave) after deducting any amount already paid.

Taxation

Income tax expense represents the sum of current
and deferred income tax expense.

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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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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 consolidated financial
statements and the corresponding tax base used
in the computation of taxable profit. Deferred tax
liabilities are generally recognised for all taxable
temporary differences. Deferred tax assets are
generally recognised for all deductible temporary
differences to the extent that it is probable that
taxable profits will be available against which
those deductible temporary differences can be
utilised. Such deferred tax assets and liabilities
are not recognised if the temporary difference
arises from the initial recognition (other than in a
business combination) of assets and liabilities to a
transaction that affects neither the taxable profit
nor the accounting profit and at the time of the
transaction does not give rise to equal taxable and
deductible temporary difference.

Deferred tax liabilities are recognised for taxable
temporary differences associated with investments
in subsidiaries, 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 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.

For the purposes of measuring deferred tax for
investment properties that are measured using
the fair value model, the carrying amounts of
such properties are presumed to be recovered
entirely through sale unless the presumption is
rebutted. The presumption is rebutted when the
investment property is depreciable and is held
within a business model whose objective is to
consume substantially all of the economic benefits
embodied in the investment properly over time,
rather than through sale.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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

(continued)

3.2 Material accounting policy information
(continued)

Taxation (continued)

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.

Property, plant and equipment

Property, plant and equipment are stated at cost
less any subsequent accumulated depreciation and
subsequent accumulated impairment losses, if any.

When the Group makes payments for ownership
interests of properties which includes both
leasehold land and building elements, the entire
consideration is allocated between the leasehold
land and the building elements in proportion to
the relative fair values at initial recognition.

To the extent the allocation of the relevant
payments can be made reliably, interest in
leasehold land that is accounted for as an
operating lease is presented as right-of-use assets
in the consolidated statement of financial position
except for those that are classified as investment
properties or inventories. When the consideration
cannot be allocated reliably between non-lease
building element and undivided interest in the
underlying leasehold land, the entire properties are
classified as property, plant and equipment.

1 20 China Sandi Holdings Limited Annual Report 2025
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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)

Depreciation is recognised so as to write off
the cost of assets less their residual values over
their 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.

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 including
properties under construction for such purposes.

Investment properties are initially measured
at cost, including any directly attributable
expenditure. Subsequent to initial recognition,
investment properties are measured at fair value,
adjusted to exclude any prepaid or accrued
operating lease income.

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

Construction costs incurred for investment
properties under construction are capitalised as
part of the carrying amount of the investment
properties under construction.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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

(continued)

3.2 Material accounting policy information
(continued)

Investment properties (continued)

The Group transfers an inventory of property to
investment property when there is a change in
use to hold the property to earn rentals or/and
for capital appreciation rather than for sale in the
ordinary course of business, which is evidenced
by the inception of an operating lease to another
party. Any difference between the fair value of the
property at the date of transfer and its previous
carrying amount is recognised in profit or loss.

The Group transfers a property under development
or a leasehold land classified as right-of-use
assets becomes an investment property because
its use has changed as it evidenced by end of
owner-occupation, any difference between the
carrying amount and the fair value of that item
at the date of transfer is recognised in other
comprehensive income and accumulated in
property revaluation reserve. On the subsequent
sale or retirement of the property, the relevant
revaluation reserve will be transferred directly to
retained profits.

An investment property is derecognised upon
disposal or when the investment property is
permanently withdrawn from use and no future
economic benefits are expected from its disposal.
Any gain or loss arising on derecognition of the
property (calculated as the difference between the
net disposal proceeds and the carrying amount of
the asset) is included in profit or loss in the period

in which the property is derecognised.

1 2 2 China Sandi Holdings Limited Annual Report 2025

3.2 FESHHEER (&)

REWE (&)

AEERAZERTENEIA
mEES s, REAEE (M
EREEXHERTLE) R
RUXGFEEREREDNE (B
BRETH - ITHNKREHER
w) BERAMZMEAFE
BLE ST AT R E B 2 A Z
BENBEEER -

AEEBBRERTYWEISD
BRIEAEEE] cHEL
WHRERZEE (LEXXEH
BRERBE)MAKSKRED
X O ZEBRERBENKREE
HEANFEEETAZEEREME
EWREERAERDREERER
Rt RERILEAREME
® HEEAHFEREZREZE
R A o

BREMERNBRHER I NIRE
MEXATAE AN IERE L
ENEELERIRKEENZE
BT LARR IERERR o R IEFERR X
W) 3 P EE A 2 AR MK aE sk S R
(GFERHEMGEREBEFENA
ZEEREEIEZR RZY
W\ FHER 2 IR AT AtB s -



Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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, and contract costs

At the end of the reporting period, the Group
reviews the carrying amounts of its property, plant
and equipment, and contract costs 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
relevant asset is estimated in order to determine
the extent of the impairment loss, if any.

The recoverable amount of property, plant and
equipment, and contract costs are estimated
individually. When it is not possible to estimate
the recoverable amount individually, the Group
estimates the recoverable amount of the
cash-generating unit to which the asset belongs.

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.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 &% —

3. BASIS OF PREPARATION OF CONSOLIDATED 3. GRE4GABBHREZH
FINANCIAL STATEMENTS AND MATERIAL TEEHHE

E_AFFT_A=F—HIFE

ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information
(continued)

Inventories of properties

Properties under development for sale which are
intended to be sold under the ordinary course of
business upon completion of development and
properties for sale are classified as current assets.
Except for the leasehold land element which
is measured at cost model in accordance with
the accounting policies of right-of-use assets,
properties under development for sale/properties
for sale are carried at the lower of cost and net
realisable value ("NRV"). Cost is determined on a
specific identification basis including allocation of
the related development expenditure incurred and
where appropriate, borrowing costs capitalised.
NRV represents the estimated selling price for
properties 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.

Properties under development for sale are
transferred to properties for sale upon completion.

Cash and cash equivalents

For the purposes of the consolidated statement
of cash flows, cash and cash equivalents consist
of cash at banks and on hand, and time deposits
with original maturity of three months or less that
are readily convertible into known amounts of
cash and which are subject to an insignificant risk
of changes in value.

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 generally
by regulation or convention in the market place
concerned.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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 and financial liabilities are initially
measured at fair value except for trade receivables
arising from contracts with customers which are
initially measured in accordance with HKFRS 15.
Transaction costs that are directly attributable to
the acquisition or issue of financial assets and
financial liabilities (other than financial assets
or financial liabilities at FVTPL) are added to or
deducted from the fair value of the financial assets
or financial liabilities, as appropriate, on initial
recognition. Transaction costs directly attributable
to the acquisition of financial assets or financial
liabilities at FVTPL are recognised 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 paid or received
that form an integral part of the effective interest
rate, transaction costs and other premiums
or discounts) through the expected life of the
financial asset or financial liability, or, where
appropriate, a shorter period, to the net carrying
amount on initial recognition.

Financial assets

Classification and subsequent measurement of
financial assets

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

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

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.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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)

All other financial assets are subsequently
measured at FVTPL, except that at the date of
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 neither held for trading nor
contingent consideration recognised by an acquirer
in a business combination to which HKFRS 3
applies.

(i)  Amortised cost and interest income

Interest income is recognised using the
effective interest method for financial assets
measured subsequently at amortised cost.
Interest income is calculated by applying
the effective interest rate to the gross
carrying amount of a financial asset, except
for financial assets that have subsequently
become credit-impaired. 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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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

4

BASIS OF PREPARATION OF CONSOLIDATED 3. HRGECHEBRRZEER
FINANCIAL STATEMENTS AND MATERIAL FESHTERRXER @)
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information 3.2 FESTHRRER (B

(continued)
Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets and other items
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, amounts due from related companies,
amounts due from non-controlling shareholders
of subsidiaries, restricted bank deposits and
bank balances and cash) and other items (trade
receivables for rental income) 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.

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

The Group always recognises lifetime ECL for trade
receivables arising from contracts with customers
without significant financing component. The ECL
on these assets are collectively using a provision
matrix with appropriate groupings.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

3. BASIS OF PREPARATION OF CONSOLIDATED 3. B GEUMBHRR2EER
FINANCIAL STATEMENTS AND MATERIAL FESHTHERER @)
ACCOUNTING POLICY INFORMATION
(continued)

3.2 Material accounting policy information 3.2 FESHBXER (B

(continued)

Financial instruments (continued) 2@MTAE)

Financial assets (continued) B EE (8)

Impairment of financial assets and other items MBEERBEBERENBRE

subject to impairment assessment under HKFRS 9 R BORBHEITHEN G Z

(continued) HEMIBE 2 RIE (&)

For all other instruments, the Group measures the ERBEMT A NEEG

loss allowance equal to 12m ECL, unless there has ERFRNEAEREEERE

been a significant increase in credit risk since initial MBERE RIEBVITHER

recognition, in which case the Group recognises L/UK EER R AE LA Elﬂj

lifetime ECL. The assessment of whether lifetime ERT E‘JZKEIATJE REH

ECL should be recognised is based on significant TEHEEEE - ﬁﬁuui

increases in the likelihood or risk of a default ?EHW*E)%%E@WEW*%

occurring since initial recognition. RUAREIREZENSHAA M

‘JZH 2 IR BT E 1T -

() Significant increase in credit risk )y {=ERBR AR EF
In assessing whether the credit risk on E/\pﬁﬁirﬂlﬂﬁf
a financial instrument has increased Q%HLF{}@WUL/{;KK%
significantly since initial recognition, the J:ﬂ-ﬁ% CREFEESRE R
Group compares the risk of a default HemT BEYBEEYNSEM
occurring on the financial instrument as at HEBEY S ER B S
the reporting date with the risk of a default ST AEREENSHEE
occurring on the financial instruments as S ETT L « AEE 1B
at the date of initial recognition. In making SR AEFBeEEL
this assessment, the Group considers both BHA BTN ES REM
quantitative and quantitative information BR BB T KB E
that is reasonable and supportable, including BARERAS AL THRE
historical experience and forward-looking A B B ATIE AR o

information that is available without undue
cost or effort.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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 items
subject to impairment assessment under HKFRS 9
(continued)

(i)  Significant increase in credit risk (continued)
In particular, the following information taken
into account when assessing whether credit
risk has increased significantly:

J an actual or expected significant
deterioration in the financial instruments
external (if available) or internal credit
rating;

J significant deterioration in external
market indicators of credit risk for a
particular financial instrument, e.g. a
significant increase in the credit spread,

e  existing or forecast adverse changes
in business, financial or economic
conditions that are expected to cause
a significant decrease in the debtors
ability to meet its debt obligations;

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

o 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.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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 items
subject to impairment assessment under HKFRS 9
(continued)

(i)  Significant increase in credit risk (continued)

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.

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 debt instrument is
determined to have low credit risk if i)
the financial instrument has a low risk of
default, 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 definitions.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 ZZ —ZF—

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 items
subject to impairment assessment under HKFRS 9
(continued)

(i)  Significant increase in credit risk (continued)

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.

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.

(i)  Definition of default

For internal credit risk management, the
Group considers an event of default occurs
when information developed internally or
obtained from external sources indicates that
the debtor is unlikely to pay its creditors,
including the Group, in full (without taking
into account any collaterals held by the
Group).

Irrespective of the above 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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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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 items

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:

(a) significant financial difficulty of the
borrower or issuer;

(b) a breach of contract such as a default or
past due event;

(c) the lender of the borrower, for
economic or contractual reasons relating
to the borrowers financial difficulty,
having granted to the borrower a
concession that the lender would not
otherwise consider; or

(d) it is becoming probable that the
borrower will enter bankruptcy or other
financial reorganisation.

Impairment of financial assets and other

items subject to impairment assessment
under

1 3 2 China Sandi Holdings Limited Annual Report 2025
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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 items
subject to impairment assessment under HKFRS 9
(continued)

(iv) 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. The Group
uses a practical expedient in estimating ECL
on trade receivables using a provision matrix
taking into consideration historical credit
loss experience, adjusted for forward looking
information that is available without undue
cost or effort.

Generally, the ECL is the difference between
all contractual cash flows that are due to the
Group in accordance with the contract and
all the cash flows that the Group expects to
receive, discounted at the original effective
interest rate determined at initial recognition.
For a lease receivable, the cash flows used
for determining the ECL is consistent with
the cash flows used in measuring the lease
receivable in accordance with HKFRS 16.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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 items
subject to impairment assessment under HKFRS 9
(continued)

(iv) Measurement and recognition of ECL
(continued)

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, the ECL is the present
value of the expected payments to reimburse
the holder for a credit loss that it incurs
less any amounts that the Group expects to
receive from the holder, the debtor or any
other party.

For ECL on financial guarantee contracts
for which the effective interest rate cannot
be determined, the Group will apply a
discount rate that reflects the current market
assessment of the time value of money and
the risks that are specific to the cash flows
but only if, and to the extent that, the risks
are taken into account by adjusting the cash
shortfalls being discounted.

Lifetime ECL for trade receivables from
contracts with customers and trade
receivables arising from rental income are
considered on a collective basis taking into
consideration past due information and
relevant credit information such as forward
looking macroeconomic information.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

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 items
subject to impairment assessment under HKFRS 9
(continued)

(iv) Measurement and recognition of ECL
(continued)

For collective assessment, the Group
takes into consideration the following
characteristics when formulating the

grouping:
. Past-due status;

° Nature, size and industry of debtors;
and

o External credit ratings where available.

The grouping is regularly reviewed by
management to ensure the constituents
of each separate group continues to share
similar credit risk characteristics.

Interest income is calculated based on the
gross carrying amount of the financial asset
unless the financial asset is credit-impaired,
in which case interest income is calculated
based on amortised cost of the financial
asset.

Except for financial guarantee contracts,
the Group recognises an impairment loss
in profit or loss for all financial instruments
by adjusting their carrying amount with the
exception of trade and other receivables
where the corresponding adjustment is
recognised through a loss allowance account.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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)
Derecognition of financial assets

The Group derecognises a financial asset only
when the contractual rights to the cash flows from
the asset expire.

On derecognition of a financial asset measured at
amortised cost, the difference between the assets
carrying amount and the sum of the consideration
received and receivable is recognised in profit or
loss.

Financial liabilities and equity

Debt and equity instruments 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.

Financial liabilities

All financial liabilities are subsequently measured at
amortised cost using the effective interest method
or at FVTPL.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #Z_-F - AF+ -H=+—HIFFEF

4

BASIS OF PREPARATION OF CONSOLIDATED 3. GRELGAE ;ﬁ&%zgi&&

FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

(continued)

3.2 Material accounting policy information
(continued)

Financial instruments (continued)
Financial liabilities and equity (continued)
Financial liabilities at amortised cost

Financial liabilities including trade and other
payables, amounts due to related companies,
amount due to the ultimate controlling
shareholder, bank and other borrowings,
promissory note and debt component of
convertible bond are subsequently measured
at amortised cost, using the effective interest
method.

Convertible bond

A conversion option that will be settled other than
by the exchange of a fixed amount of cash or
another financial asset for a fixed number of the
Group’s own equity instruments is a conversion
option derivative.

At the date of issue, both the debt component
and derivative components are recognised at fair
value. In subsequent periods, the debt component
of the convertible bond is carried at amortised cost
using the effective interest method. The derivative
component is measured at fair value with changes
in fair value recognised in profit or loss.

During the year, the Group amend the terms of
the convertible bonds with the bondholder. At the
terms change date, both the debt component and
derivative component are recognised at fair value.
In subsequent periods, the debt component of
the convertible bond is carried at amortised cost
using the effective interest method. The derivative
component is measured at fair value with changes
in fair value recognised in profit or loss.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

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 liabilities and equity (continued)
Convertible bond (continued)

Transaction costs that relate to the issue of the
convertible bond are allocated to the debt and
derivative components in proportion to their
relative fair values. Transaction costs relating to the
derivative component are charged to profit or loss
immediately. Transaction costs relating to the debt
component are included in the carrying amount of
the debt portion and amortised over the period of
the convertible bond 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:

° 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.

Derecognition of financial liabilities

The Group derecognises financial liabilities
when, and only when, the Group’s obligations
are discharged, cancelled or have expired.
The difference between the carrying amount
of the financial liability derecognised and the
consideration paid and payable is recognised in
profit or loss.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

CRITICAL ACCOUNTING JUDGMENTS
AND KEY SOURCES OF ESTIMATION
UNCERTAINTY

In the application of the Group’s material accounting
policies, which are described in note 3, the directors
of the Company are required to make judgments,
estimates and assumptions about the carrying amounts
of assets and liabilities that are not readily apparent
from other sources. The estimates and underlying
assumptions are based on historical experience and
other factors that are considered to be relevant. Actual
results may differ from these estimates.

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

Critical judgments in applying accounting
policies

The following are the critical judgments, apart from
those involving estimations, that the directors of the
Company have made in the process of applying the
Group’s accounting policies and that have the most
significant effect on the amounts recognised in the
consolidated financial statements.

Deferred taxation on investment properties

For the purposes of measuring deferred taxes arising
from investment properties that are measured using the
fair value model, the directors of the Company have
reviewed the Group’s investment property portfolios
and concluded that the Group’s investment properties
are held under a business model whose objective is
to consume substantially all the economic benefits
embodied in the investment properties over time,
rather than through sale. Therefore, in determining the
Group's deferred taxation on investment properties,
the directors of the Company have determined that the
presumption that the carrying amounts of investment
properties measured using the fair value model are
recovered entirely through sale is rebutted. As a
result, the Group has recognised the deferred taxes
on changes in fair value of all investment properties at
enterprise income tax (EIT) rate. The carrying amount of
deferred taxation on change in fair value of investment
properties at 31 December 2025 was RMB104,225,000
(2024: RMB180,600,000).
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

CRITICAL ACCOUNTING JUDGMENTS
AND KEY SOURCES OF ESTIMATION
UNCERTAINTY (continued)

Key sources of estimation uncertainty

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

Fair values of investment properties

Investment properties of RMB5,700,000,000 (2024:
RMB6,005,500,000) are stated at fair value based on
the valuation performed by an independent professional
valuer (the “Valuer”). In determining fair value, the
Valuer has adopted market and income valuation
methodologies which involve certain estimates of
market conditions. The management has exercised
their judgment to determine the relevant assumptions
used in the valuation are reflective of the current
market conditions. Changes to these assumptions as
detailed in note 16, would result in changes in the fair
values of the Group’s investment properties and the
corresponding adjustments to the amount of gain or
loss reported in the consolidated statement of profit or
loss and other comprehensive income.

Net realisable value of inventories of properties

Inventories of properties are stated at the lower of the
cost and NRV. The directors of the Company make
significant judgments in determining the NRV of these
inventories of properties. The NRV of inventories of
properties is the estimated selling price for properties
less estimated costs to completion and costs necessary
to make the sales, which are determined based on
prevailing real estate market conditions in the PRC.

1 40 China Sandi Holdings Limited Annual Report 2025

4.

AESTHE RMATTEE
AEZEZEFERR 2

AEF P REME R 2 EEZRR
MTHREBRARZEIZBERRERE
BEPRGEFF I BREERZTZEM
TEXRR RET-—EAYRFEZ
BELRBEBEZREEEKERAE
BEKER -

REYXELFE

& Y% AN R#5,700,000,0005T (=
L U4 - AR #¥6,005,500,0007T)
BEBLEXMGEM ([{HERM]) #
TrHERAFEIIE EEEA
FER - HEMRBASRET R
ERHE T e mis R A K EE
ETET -EREEE/ELHE
ETHEMAABRERBRITT
M ZEBEEEES (FBRME
16)  BERAEEREMENR
FTEERES  ULRBAYHGAER
MEMEEWERAARE S XEE
CREELAEERAE -

WERFEZ B 5 FE
MEGFEDRRARAIZERFER
ERREEIR ARBEENE
EREMERFE A ERFERE
EXRHE -MEFEZABEFE
BEYEGEEERT L AR
NHEZBERA - HTRHPER
TEHEMREE -
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

CRITICAL ACCOUNTING JUDGMENTS
AND KEY SOURCES OF ESTIMATION
UNCERTAINTY (continued)

Key sources of estimation uncertainty (continued)

Net realisable value of inventories of properties
(continued)

Based on the experience of the directors of the
Company and the nature of the inventories of
properties, the directors of the Company determine
the NRV of estimated selling price of these inventories
of properties by reference to the estimated market
prices of properties, which takes into account a
number of factors including recent prices achieved
by similar properties in the same project or similar
projects, and the prevailing and forecasted real estate
market conditions in the PRC. The directors of the
Company estimate the future costs to completion of
the inventories of properties by reference to the actual
development costs of other similar completed projects
of the Group, adjusted by certain current market
data. The directors of the Company estimate the cost
necessary to make the sale by reference to the historical
selling and marketing expenses incurred.

If there is an increase in future costs to completion
or a decrease in estimated selling price, the NRV will
decrease and this may result in write-down of the
inventories of properties. Such write-down requires
the use of judgment and estimates. If the expectation
is different from the original estimate, it would impact
the carrying value of the inventories of properties in the
period in which such estimate is changed.

In addition, given the volatility of the property market
and the unique nature of individual properties, the
actual outcomes in terms of costs and revenue may
be higher or lower than that estimated at the end of
the reporting period. Any difference between actual
outcome and the estimates would affect profit or loss
in future.

As at 31 December 2025, the carrying amount of
inventories of properties located in the PRC amounted
to RMB7,271,931,000 (2024: RMB9,150,262,000),
net of write-down of RMB950,604,000 (2024:
RMB892,791,000).
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e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

CRITICAL ACCOUNTING JUDGMENTS
AND KEY SOURCES OF ESTIMATION
UNCERTAINTY (continued)

Key sources of estimation uncertainty (continued)
Land appreciation tax (“LAT")

The Group is subject to land appreciation tax in the PRC.
However, the implementation and settlement of the tax
varies amongst different tax jurisdictions in various cities
of the PRC and certain projects of the Group have not
finalised their LAT calculations and payments with the
local tax authorities in the PRC. Accordingly, significant
estimate is required in determining the amount of land
appreciation and its related income tax provisions. The
Group recognised the LAT based on management’s
best estimates. 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 periods in
which such tax is finalised with local tax authorities.

Deferred tax assets

Deferred tax assets are recognised for the unused tax
losses and deductible temporary differences to the
extent that it is probable that taxable profits will be
available against which the tax losses and temporary
differences can be utilised. Significant management
estimation is required to determine the amount of
deferred tax assets that can be recognised, based upon
the likely timing and level of future taxable profits
together with future tax planning strategies. As at
31 December 2025, no deferred tax assets (2024:
RMB12,104,000) was recognised in the Group’s
consolidated statement of financial position.
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

CRITICAL ACCOUNTING JUDGMENTS
AND KEY SOURCES OF ESTIMATION
UNCERTAINTY (continued)

Key sources of estimation uncertainty (continued)

Provision of ECL for trade and other receivables,
amounts due from related companies and
non-controlling shareholders of a subsidiaries

The Group uses provision matrix to calculate ECL for
the trade receivables from contracts with customers.
The provision rates are based on ageing of debtors as
groupings of various debtors taking into consideration
the Group's historical default rates and forward-looking
information that is reasonable, supportable and
available without undue costs or effort. At every
reporting date, the historical observed default rates
are reassessed and changes in the forward-looking
information are considered.

Trade receivables arising from rental income, other
receivables, amounts due from related companies
and non-controlling shareholders of subsidiaries are
assessed for ECL individually and the provision rates are
based on the historical default rates, past due status
and the financial capability of individual debtor taking
into consideration forward-looking information that is
reasonable, supportable and available without undue
cost or effort.

The provision of ECL is sensitive to changes in
estimates. The information about the ECL and the
Group’s trade and other receivables, amounts due from
related companies and non-controlling shareholders
of subsidiaries are disclosed in notes 19 and 36(a)
respectively.
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

5. REVENUE 5. W

Disaggregation of revenue Wz 2 HF

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

Property Property
Segments development investment Total
7 8 MEBRE MERE et
RMB’000 RMB’000 RMB’000

AREFT AREFT AREFT

Types of goods or services & = IR E 5

Sales of properties YEHE
— Sales of residential units -FEEBEMHEE 941,481 - 941,481
— Sales of commercial units — Fg BRI E 91,578 - 91,578
— Sales of office units - WRBAEE 89,882 - 89,882
— Sales of car parking spaces - {2 E {7 $4& 35,302 - 35,302
Property management and MEERNABEER
related fee income PN - 5,255 5,255
Revenue from contracts with KB & F 4 49U A
customers within the scope (&8 75 3h & %A
of HKFRS 15 FISHREBEA) 1,158,243 5,255 1,163,498
Rental income He WA - 104,354 104,354
1,158,243 109,609 1,267,852
Geographical market i E TS
Mainland China R K B 1,158,243 109,609 1,267,852
Timing of revenue Wy 225 2 B8 B
recognition
At a point in time 7 5 8 B 5] 2 1,158,243 - 1,158,243
Over time N—ER - 5,255 5,255
1,158,243 5,255 1,163,498
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REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

REVENUE (continued) 5. W @)
Disaggregation of revenue (continued) Wz o #v (48)

For the year ended 31 December 2024
BE_ZT_MF+_A=t+—HBIFE

Property Property
Segments development investment Total
2 &P MEER MERE HEEt
RMB’000 RMB’000 RMB’000

AEHRTIT AEETT ARETT

Types of goods or services & = R EHI

Sales of properties MEHE
— Sales of residential units - FEBMUHEE 1,771,373 - 1,771,373
- Sales of commercial units - BB $HE 58,856 - 58,856
— Sales of office units -WREMNIEE 113,605 - 113,605
— Sales of car parking spaces - {2 E {7 & 25,176 - 25,176
Property management and ¥ E 2 MHBEE A
related fee income PN - 7,075 7,075
Revenue from contracts with REZE P& LW A
customers within the scope (&8 B 15 5k & £ 8]
of HKFRS 15 F155EBEA) 1,969,010 7,075 1,976,085
Rental income AL U A - 102,035 102,035
1,969,010 109,110 2,078,120
Geographical market & T %
Mainland China R K B 1,969,010 109,110 2,078,120
Timing of revenue Wk 228 e 58 B
recognition
At a point in time 7 5 18 B 5] 2 1,969,010 - 1,969,010
Over time N — EZ B - 7,075 7,075
1,969,010 7,075 1,976,085
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e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

5. REVENUE (continued) 5. Wz @)
Disaggregation of revenue (continued) W= 2 ¥ (&)
Set out below is the reconciliation of revenue from TYHIIBEE_E_H1FE_F
contracts with customers with the amounts disclosed —E+—_A=+—HIEFEKRBH
in the segment information for the years ended 31 BEAH 2 WEHE S EE R FHEE
December 2025 and 2024 R e BEREER

For the year ended 31 December 2025
BE_FT_Af+-A=+—-HILFE

Property Property
Segments development investment Total
2 &8 MERR MERE et
RMB’000 RMB’000 RMB’000

ARETFT ARBEFT ARETT

Revenue disclosed in DEER T EN

segment information I %
External customer SNEEE B 1,158,243 109,609 1,267,852
Less: rental income Y8 AHa U A - (104,354) (104,354)

Revenue from contracts with B EF & 49
Customers PN 1,158,243 5,255 1,163,498

For the year ended 31 December 2024
BE_ZT_MF+_A=+—HIFE

Property Property
Segments development investment Total
2 &P MERER MEKRE G
RMB’000 RMB’000 RMB’000

AEHETIT ARETT ARETT

Revenue disclosed in PHERFEEN

segment information g
External customer HNERE P 1,969,010 109,110 2,078,120
Less: rental income o e A - (102,035) (102,035)

Revenue from contracts with KEEF & 4
Customers A 1,969,010 7,075 1,976,085
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REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

REVENUE (continued)
Disaggregation of revenue (continued)

For sales of properties, the Group normally receives
30%-100% of the contract value from customers when
they sign the sale and purchase agreements, while
construction work in respect of the properties being
purchased under the sale and purchase agreements are
still ongoing. For those customers who use mortgage
loans provided by the banks, the remaining amounts of
the total contract values will be paid to the Group from
the banks once the customers meet the requirements of
the banks. These advance payments of 30%-100% of
the contract value from customers resulted in contract
liabilities being recognised throughout the property
construction period until sales of the properties are
recognised as revenue. The Group receives full payment
from the customers before physical delivery of the
completed property.

Revenue is recognised when the customer obtains the
control of the completed property, which occurs when
the key is delivered to the customer and the customer
has obtained the ownership of the property.

The Group promises, in the contracts for sales of the
properties, to ensure that the foundation and main
body are qualified, and meet, national and industrial
standards. If the test fails, the customer has the right to
terminate the contract.

Wz ()

W35 (&)

MUEHENS  FA&B—RAE
FHIEEHZHFREKMALNE
EHI30% ZE100% « MiEHE B & =
BENYENBEETRNEETD o
HEARTRENEBERNEFR
ME AHNBENBREERERT
BRTERBHRBTINFTAEE -
ZEREBEFAELEME30%EI00%
MEBENREERANAERNEEY
¥2EYHNER BEEPEHEER
REREZEAEILE - AEEBRERTY
¥EERXMNAEE L BEHWEFE -

WAREPERGEER TR EH
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

REVENUE (continued)
Disaggregation of revenue (continued)

The Group accounts for the warranty in accordance
with HKAS 37 “Provisions, Contingent Liabilities and
Contingent Assets”. The Group provides assurance-type
warranty in relation to the sale of properties, but such
warranty does not include the following situations:

1) Damage to the property and its auxiliary facilities
caused by force majeure;

2) Damage to the property and its ancillary facilities
caused by improper use by the buyer; and

3) Damage to the property and ancillary facilities not
caused by the Group.

The Group has provided guarantees in respect of
mortgage facilities granted by certain banks in
connection with the mortgage loans entered into by
customers of the Group’s properties. Pursuant to the
terms of the guarantees, if a customer defaults on the
payment of its mortgage during the term of guarantee,
the bank holding the mortgage may demand the Group
to repay the outstanding amount of the loan and any
accrued interest thereon. Under such circumstances, the
Group is able to retain the customer’s sales deposit and
sell the property to recover any amounts paid by the
Group to the bank. The guarantee period commences
from the dates of grant of the relevant mortgage loans
and ends after the customer obtained the individual
property ownership certificate. The related financial
guarantee contracts issued to banks in favour of
customers in respect of the mortgage loans are not
recognised separately as the fair value of the guarantees
is immaterial at the dates of grant of the relevant
mortgage loans and at the end of the reporting periods.
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REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

REVENUE (continued)
Disaggregation of revenue (continued)

For property management and related services to
the tenants of the Group’s investment properties
and occupants of properties managed by the Group,
the Group agrees the fixed rate for services with
the customers upfront. As the tenants or occupants
simultaneously receive and consume the benefits
provided by the Group’s performance, the revenue
is recognised over time on a straight line basis when
the performance obligations are satisfied. Monthly
payment of the transaction is invoiced to the customers
in advance each month. The performance obligation in
the contracts with customers are provision of property
management services, security services and janitorial
services.

The transaction price allocated to the remaining
performance obligations (unsatisfied or partially
unsatisfied) as at 31 December 2025 and 2024 and the
expected timing of recognising revenue are as follows:

Y & ()

W3 DI ()
MAEAEEBEMENES RAE
EEEYENEIEENMES
BRAABRENS  AEEETS
EEBERENETEE - AR
B ek A R B U ER RS R AN = [
BRI IR 00 R 25 - BUR 25 R B 4
EAERSREG ERESERR -
AEMFARMAESHAGAR
SREBE - EFANMBHNER
BIREMETERS REBRBER
BIE RS o

RZE_RAFER_FT_NFE+=A
—t+—H PBREHTEHETCR
ERKEDRER) 2R HERER
ABWAZ TEERESHOT

Sales of properties

MHEHEE
2025 2024
—E-RE —E U4
RMB’000 RMB’000

AREFT AEETTT

— Within one year - —FR
— More than one year but not
more than two years
— More than two years but not

more than five years

1,243,761 2,284,780

-—FUtE EBETEBERF

2,222,084 2,152,831

-MENLLE EFBBRF

- 338,894

3,465,845 4,776,505
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

5. REVENUE (continued)
Disaggregation of revenue (continued)

Relating to property management and related services,
all of the Group’s unsatisfied performance obligations
for contracts with customers are for periods of one year
or less. As permitted under HKFRS 15, the transaction
price allocated to these unsatisfied contracts is not
disclosed.

Operating leases

Uk % ()

25537 (42)
MYMECEREBRETNS A%
EFARBAINEFANBHEL
HMEIRIS A — ERIAT o MBS
BTG 4R & B S 1580 FT 40 5F » A0 48
BEOIREZERABIANNRS
B o

KeHE
Rental income
HEWA
2025 2024
—E-HE —E P4
RMB’'000 RMB’000

AREFT AEETT

Lease payments that are fixed EEREMNR 104,354 101,935
Variable lease payments that do not NEURR 18 E 3k =
depend on an index or a rate BHEMNRK - 100
104,354 102,035
6. SEGMENT INFORMATION 2 EER

Information regularly reported to the chief executive
officer of the Company (the chief operating decision
maker (“CODM")) for the purposes of resource
allocation and assessment of segment performance
focuses on the type of goods and services delivered
or provided. The Group’s reportable and operating
segments under HKFRS 8 Operating Segments are as
follows:

Property development — development and sale of
properties

Property investment — lease of investment properties
and provision of property management service

Segment revenues and results

The following is an analysis of the Group’s revenue and
results by reportable and operating segments:
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REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

SEGMENT INFORMATION (continued) 6. DIER (2
For the year ended 31 December 2025 BZz2-—E=-_H5FfF+=-B=+—H
I E
Property Property
Segments development investment Total
2 &P MEBRE MERE L
RMB’000 RMB’000 RMB’000

ARBETT ARBEFT ARETT

Segment revenue 2 B 2
External revenue HHNE = 1,158,243 109,609 1,267,852
Segment loss 2 EEE (281,758) (292,046) (573,804)

Unallocated other gains or A =g

losses, net EEFRE 1,067
Loss in fair value of derivative A ¥ i% (&% 2 T4

component of convertible TAIH z R FE

bond B8 (13,571)
Gain on disposal of B B A Rl

subsidiaries 26,676
Unallocated corporate 2N /NG

expenses (1,198)
Unallocated finance costs R LR & A A (75,628)
Loss before income tax BRATIS TR E 1R (636,458)
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

6. SEGMENT INFORMATION (continued) 6.
For the year ended 31 December 2024

o EBE K (#)
BE-_Z_N&E+=-A=+—H1L
FE

Property Property
Segments development investment Total
P MERER MERE e Et
RMB’000 RMB’000 RMB’'000

ANEHETIT ARETT ARETT

Segment revenue Pl
External revenue oMz 1,969,010 109,110 2,078,120
Segment loss TEEE (917,332) (3,831,005) (4,748,337)
Unallocated other income FoBEAMU A 53
Unallocated other gains or A= Ay

losses, net BB 55 (1,783)
Loss on change in terms of & i ZEIE (& &

promissory note BB (112,989)
Gain on change in terms of  AJ IR & F KX &

convertible bond g 181,730
Loss in fair value of derivative AJ# R {&E % 2 $T74

component of convertible TAIH Zz R FE

bond EiE (10,005)
Loss on disposal of HEWERREE

subsidiaries (54,001)
Unallocated corporate ROBRAFRXZ

expenses (24,009)
Unallocated finance costs KRR & A A (71,772)
Loss before income tax BRATIS TR E 1R (4,841,113)

The accounting policies of the operating segments
are the same as the Group’s accounting policies
described in note 3. Segment results represent the loss
incurred by each segment without allocation of part of
unallocated other income, unallocated other gains and
losses, change in fair value of derivative component of
convertible bond, unallocated corporate expenses and
unallocated finance costs. This is the measure reported
to the CODM for the purposes of resource allocation
and performance assessment.
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REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

SEGMENT INFORMATION (continued) 6. DEHERE (2
Segment assets and liabilities T HEEREE

The following is an analysis of the Group’s assets and

TRAXREEZAIRE LKL D

liabilities by reportable and operating segments: oz EBEENRBESN
Segment assets D EEE
2025 2024
—E-REF —E - NFE
RMB’000 RMB’000
AR¥FT ARETF T
Property development YHER 8,714,735 10,604,937
Property investment MR E 5,825,970 6,075,406
Total segment assets NEEEBTE 14,540,705 16,680,343
Unallocated assets: KO EE
Bank balances and cash WITHEHBEES 931 626
Restricted bank deposits ZRHRITER 3 3
Unallocated corporate assets KO ABEE 89,414 176,948
Consolidated total assets e EEPRE 14,631,053 16,857,920
Segment liabilities S EHEE
2025 2024
—E-REF —ENF
RMB’000 RMB’000
AR¥FT ARE T T
Property development MEEE 11,979,422 13,521,509
Property investment MEKRE 1,507,932 1,526,980
Total segment liabilities DEHaERE 13,487,354 15,048,489
Unallocated liabilities: AOEAE:
Debt component of convertible bond AR EAE BTG 227,324 216,942
Derivative component of convertible ?ﬁ%ﬂxﬁ%ZméEIﬂ
bond ¥ 96,912 86,883
Promissory note HEEE 720,659 691,525
Amount due to a related company FEAS — B g8 A B 3B - 267,686
Unallocated corporate liabilities KO ABTBE 67,368 926
Consolidated total liabilities CEBEHEZ 14,599,617 16,312,451
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

6. SEGMENT INFORMATION (continued)
For the reporting period (continued)
Segment liabilities (continued)

For the purposes of monitoring segment performance
and allocating resources between segments:

J all assets are allocated to operating segments
other than certain bank balances and cash, certain
restricted bank deposits and unallocated corporate
assets not attributable to respective segment.

o all liabilities are allocated to operating segments
other than debt component of convertible
bond, derivative component of convertible
bond, promissory note, amount due to a related
company and unallocated corporate liabilities not
attributable to respective segment.
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REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

SEGMENT INFORMATION (continued)
For the reporting period (continued)
Other segment information

6. DEERE (&)
|MEBR (F)
B 5 HEH

For the year ended 31 December 2025
HECECRFYZA-T-ALEER

Total
Property Property  reportable
development  investment segment  Unallocated Total
EEE
L nERE AiaE AR @
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
AEETT  AREFL  ARETn  AREFL  ARETZ
Amounts included in the measure of seqment  FFEAFEXT N TEEREE
profit or loss or segment assets: ZEH:
Addition of non-current assets REERDEE bl - i - N
Bank interest income RAMSRA 139 12 151 - 151
Finance costs BENA (302,337) (42,338) (344,675) (75,629) (420,304)
Depreciation of property, plant and equipment #1% - BE LA B E (506) (89) (595) - (595)
Loss in fair value of investment properties ~ RENE 7 ATEER - (3055000 (305,500) - (305,500)
Write-down of inventories of properties NEREHR (107,267) - (107,267) - (107,267)
For the year ended 31 December 2024
HE-Z-MET-A=T-RBLER
Total
Property Property reportable
development  investment segment  Unallocated Total
B
EEE mERE HHEE AAR faz
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ANRETL  AREFT  AREFT  AREFT  ARETI
Amounts included in the measure of seqment S EAFEH X FEEEAE
profit or loss or segment assets: TR
Addition of non-current assets REERHEE 1,108 238,301 239,409 - 239,409
Bank interest income FOHBMA 481 39 520 54 574
Finance costs BERMA (331,782) - (331,782) (7,772)  (403,554)
Depreciation of property, plant and equipment ¥1%  BiE RZENE (1,201) - (1,201) (16) (1,217)
Gain on disposal of property, plant and HENE BRIXE U
equipment 21 - 21 - 27
Loss in fair value of investment properties RENE A TEER - (3,870,533) (3,870,533 - (3,870,533)
Loss on disposal of investment properties HERBNE ER - (1,981) (1,981) - (1,981)
Write-cown of inventories of properties NEGENE (586,578) - (586,578) - (586,578)
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e RN

For the year ended 31 December 2025 &% —

6. SEGMENT INFORMATION (continued)
Geographical information
The following tables set out information about the
Group's revenue from external customers by cities in the

PRC, based on the location at which the properties are
sold, properties are invested and services are provided.

E_AFFT_A=F—HIFE

DEER (&)
ith & & R

TRFINBEHEDE
B UL BR 75 P A R B AT 29

SEKBIEEP Wat

=7

REMER
D8 B A
SH)E B o 3F

MBEEENZEEMEMIENE

Information about its non-current assets is analysed by SHT °
geographical location of assets.
Revenue from external customers: KEIIBEEFHWZE
2025 2024
—E-RF ZEUF
RMB’000 RMB’000
AR#¥FT AREFT
Nanping M 62,763 289,252
Baoji X 41,235 56,895
Jilin HR 1,057 5,603
Shanghai lapis! 212,222 128,865
Yongtai KR 70,294 19
Weinan B 199 27,420
Fuzhou faM 800,597 578,581
Hangzhou UM 70,350 623,726
Longyan BEa 9,135 367,759
1,267,852 2,078,120
Non-current assets: FREBEE -
2025 2024
—E_"RE ZENF
RMB'000 RMB’000
AR#¥FT ARMFT
Fuzhou & M 2,577,793 2,495,769
Shanghai & 1,822,232 2,036,476
Baoji g 917,641 1,058,493
Hangzhou AN 195,499 195,499
Yongtai oK Z 217,562 217,562
Xian [rifleee 16,785 20,253
Nanping M 49 69
Jilin E K 16 16
Hong Kong B 57 29,552
Others HAh 134 158
5,747,768 6,053,847

Note: Non-current assets excluded deferred tax assets.
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For the year ended 31 December 2025 #[% =

SEGMENT INFORMATION (continued)
Information about major customers

No individual customer contributed over 10% of the
total revenue of the Group during the years ended 31
December 2025 and 2024.

OTHER INCOME

%A,\#ﬁ%ﬁimﬁ

ZAFT A=t —HIFE

D EBE R (#)
ERETEEFZESR
HE-_Z-_AFRZT_mF+=
A=Z+—BLEFE TEERNEF
HAEEBAKWZ 2 ERBBE10% -

Hib e A

2025 2024
—E"RE —ENF
RMB’'000 RMB’000
ANRBEFT ARETFT
Bank interest income RATH B HA 151 574
Forfeited deposit from customers Bz BPE® 339 -
Government grants (note) BT #Bh (A et) 4 24
Others HAt 329 414
823 1,012

Note: M et

Government grants of RMB4,000 were granted by the PRC
local government authorities to the Group during the year
ended 31 December 2025 (2024: RMB24,000). There were
no unfulfilled conditions or contingencies relating to these
government grants.

PR BRFREE T -_RAF+=-A
St+t—HLEFERAEAEER TBRITMH
M ARKA000T (Z 2 -ME: AR
24,0007T) ° 3% 5 BUAT 18 B) W 48 ({1 oK
ERR M AEE -
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

8. OTHER GAINS OR LOSSES, NET 8. HttW=EHEE H F&E
2025 2024
—E-RE —E-NF
RMB’000 RMB’000
AR¥Fr ARETFT
Loss on change in terms of promissory AOH B (K E E R
note - (1 12,989)
Gain on change in terms of convertible A& F (F 70 F Uk 25
bond (note 26) (Kiit26) - 181,729
Gain on disposal of property, plantand HEWE  WELRKREZ
equipment Iz - 27
Loss on disposal of investment HEREMEZEIE
properties - (1,981)
Impairment loss on trade and other JFE LS AR R B L At JE R IE
receivables VERIEN SR (5.855) (15,054)
Impairment loss on amounts due from & U B838 A 7 ZUE R (E
related companies &5 18 - (1,809)
Impairment loss on amounts due from & U B B & 5 3E 2 AL A% R
non-controlling shareholders of FIEREE B
subsidiaries (497) (3,968)
Exchange gain/(loss), net 5 Wz (58) » 35 1,067 (1,783)
(5,285) 44,172
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

FINANCE COSTS 9. WMEMK
2025 2024
—E-RE “E - NF
RMB'000 RMB’000
AR¥FT ARETF T
Interest on bank and other borrowings — #R77 & H (& &~ 7 & 394,652 356,704
Effective interest on convertible bond AR EEZ ERT A
(note 26) (K15t26) 19,019 19,966
Effective interest on promissory note EABEZERFE 56,604 51,356
Interest on amount due to a related FEN —MRE R FIFKIA
company Z A B - 58,632
Total borrowing costs AR == U5 N 470,275 486,658
Less: amounts capitalised to B RMEFERERE
inventories of properties Z e (49,971) (53,603)
amounts capitalised to investment RERFPREMES
properties under construction = Y o -} - (29,501)
420,304 403,554

Borrowing costs capitalised during the year arose on the
general borrowing pool and are calculated by applying a
capitalisation rate of 8.26% (2024: 8.19%) per annum

to expenditure on qualifying assets.

PEZAZRARALT

FRERLZEEXRAKRE —KE
B UTRAEREEZHIKER
{LEE8.26% (ZF U4 :8.19%)
iTHE -
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

10.

LOSS BEFORE INCOME TAX

10. BRAFE B ATE B

2025 2024
—E-REE “E - NF
RMB'000 RMB’000
AR¥FTT ARETF T
Loss before income tax has been arrived BFrEFBIEED 1K,
at after charging/(crediting): (FFA) =
Auditors’ remuneration ZEEN N & 800 800
Directors’ emoluments i 1,750 1,978
Staff salaries and allowances (excluding BT % & KEB (TBHES
directors’ emoluments) =e)
- Bonus - {B4L - 1,964
— Salaries -4 15,093 29,955
Retirement benefit scheme contributions 3R (K78 FIEF 24t 5% 3,093 4,307
Termination benefit IEREH 1,271 -
Total other staff costs Hi8 TR A% 19,457 36,226
Less: amounts capitalised to inventories & : MWIEFEFRE R
of properties k| (2,346) (3,806)
amounts capitalised to investment RERPIREYEF
properties under construction VN ek - (1,005)
17,111 31,415
Cost of inventories recognised as an BMRAEMY 2 FERAK
expense
— Construction costs — BEER A 617,748 1,186,781
- Land use rights costs — b {F AR AN 241,465 463,888
— Capitalised interest - BRMEAE 153,671 325,487
— Others - H it 8,501 16,333
1,021,385 1,992,489
Depreciation of property, plant and ME - BELEREITE
equipment 595 1,217
Gross rental income from investment KEYEELT ZHS WA
properties R (104,354) (102,035)
Less: direct operating expenses from B FRNRBEEMER
investment properties that WA ZIHEME
generated rental income during ZJHELE
the year B 21 430
(104,333) (101,605)
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

10. LOSS BEFORE INCOME TAX (continued) 10. BREFBHAIERE &)
2025 2024
—E_-RE —E U4
RMB'000 RMB’'000

AREFT AEETIT

Selling and marketing expenses, mainly  $4& KL #HHAX I B0

comprise of:
- Real estate agency fees —EREER 16,635 19,143
— Business taxes and surcharges —ZEF S RHTNE R 12,359 32,071
- Salary and welfares — 3 B 2 48 A 2,662 5,797
— Promotion and advertisement - EENMEEHX

expenses 509 840
— Electricity and utilities, property S WIS UNGEE

management fee METIEE 1,522 3,119
— Office supplies — A A 197 252

Administrative expenses, mainly EERTYTEBRRE:

comprise of:
- Salary and welfares — R E R 14,983 29,729
— Legal and professional fees —ERREXBHR 3,605 6,286
— Electricity and utilities, property —BARLAEE

management fees MEEES 536 1,361
—IT and human resources management —&:EHE A

expenses NERERMAX 858 376
— Office supplies — A A 1,066 2,516
— Depreciation of property, plant and —ME - BEK

equipment BT E 595 1,217
- Donation —1Bhe - 111
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

11. INCOME TAX CREDIT 11. TEHER
2025 2024
—E-RE —E-NF
RMB’000 RMB’000

AREFT AEKTIT

Current tax: ZERRE IR ¢
Enterprise Income Tax (“EIT") PRI EFTISH
in the PRC ([E¥EmBH]) 2,858 12,501
Land Appreciation Tax (“LAT") T IR ET
([T EF]) 774 13,344
3,632 25,845
Over-provision in prior years: BEFEBEEE
LAT in the PRC A B+ it 1 (E B (15,632) -
Deferred tax credit RIEFIEE & (49,149) (812,005)
(61,149) (786,160)

Hong Kong Profits Tax is calculated at 16.5% on the
estimated assessable profit for both years.

Under the Law of the PRC on Enterprise Income Tax
(the "EIT Law”) and Implementation Regulation of the
EIT Law, the tax rate of the PRC subsidiaries is 25% for
both years.

The provision of LAT is estimated according to the
requirements set forth in the relevant PRC tax laws
and regulation. LAT has been provided at ranges of
progressive rate of the appreciation value, with certain
allowable exemptions and deductions.
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For the year ended 31 December 2025 #HZE-—F_-AF+=-H=+—HILFE

1. INCOME TAX CREDIT (continued) 11. Fﬁ SHIE R @)

The income tax credit for the year can be reconciled to AEFENEMEEREZRANERN
the loss before income tax per consolidated statement Pﬁ MK ElBR TS AIEE 2 ¥
of profit or loss and other comprehensive income as BRunK -

follows:

2025 2024
—E-RE —E-NF
RMB’000 RMB’000

AREFT ARKTIT

Loss before income tax M PT5 55 Al E 18 (636,458) (4,841,113)

Tax charge at the applicable tax rate of XA K25%=tE 2

25% (2023: 25%) H(ZEZ=F :25%) (159,115) (1,210,278)
Tax effect of expenses not deductible for % B &M 5 7] F1
tax purpose Az hGe e 94,667 308,811
Tax effect of income not taxable for tax BB RIS HBRT
Purpose WA 2 T 52 & (38) (130)
Tax effect of tax losses not recognised i IR IBEIE 2
MG T8 70,855 85,797
Utilisation of tax losses previously not AL AR IBRE
recognised (10,912) (12,825)
Over-provision in respect of prior year B FE 7 HREEE (15,632) -
LAT IR E R 774 13,344
Tax effect of LAT THIRER 2 R E (193) (3,336)
Utilisation of deductible temporary ﬂ% ST AT AR MER A AT 0
differences previously not recognised RHEER (49,147) -
Effect of different tax rate of subsidiaries 7 /\ﬁﬂ TR AL TR
operating in other jurisdictions NP =N E N EIE RS
BV 7,592 32,457
Income tax credit for the year FRATEFRIES (61,149) (786,160)
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

12. DIRECTORS, CHIEF EXECUTIVES AND 12. EE - FETHAEBRES
EMPLOYEES REMUNERATION BN &
Details of the emoluments paid or payable to the FHNENIENEARESNINE
directors of the Company during the year are as follows: HBWT
Retirement
benefit
Salaries and scheme
Fees allowances contributions Total
RAKRER
e  HeREE HE L o

RMB’000 RMB’000 RMB'000 RMB'000
ARBTL  ARETn  ARETn  ARETx

For the year ended 31 December 2025 HEZE-Z-L&+=f

=t-LtEE

Chairman and Chief executive: IERTHAR
Guo Jiadi 01 651 - - 651
Executive directors: HTES:
Wang Chao T - 650 - 650
Non-executive director: FHTES:
Amika Lan E Guo (redesignated from Amika Lan E Guo (=

executive director to non-executive E-ENH=+T

director with effect from 24 September ~ H @ #77Z Z5(F A

2024) HFHITEE) - 274 15 289

Independent non-executive directors: BV FHTES :

Mr. Liao Yiyi (appointed on BREEER=F
13 June 2024) “HENAFZH
EZ(F) 60 - - 60
Mr. Zhang Jianchan (appointed on BEEBLL (R -F
24 September 2024) ZHEARZFHA
EBZF) 50 - - 50
Ms. Yu Huaxiu (appointed on REALL(R=F
24 September 2024) ZHEAA=THA
EZ(F) 50 - - 50

811 924 15 1,750
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

12. DIRECTORS, CHIEF EXECUTIVES AND 12. B FETHAEBRES
EMPLOYEES REMUNERATION (continued) < 2
Retirement
benefit
Salaries and scheme
Fees allowances  contributions Total
RINEF
ne e ke AR @
RMB’000 RMB’000 RMB’000 RMB’000
ANREFT AREFT  AREFT ARETRT
For the year ended 31 December 2024 HZE-Z-N%E+=A
ET-LEE
Chairman and Chief executive: TERTHAS
Guo Jiadi 2 650 - - 650
Executive directors: HTES:
Wang Chao T - 567 - 567
Non-executive director: FUTES:
Amika Lan E Guo (redesignated from Amika Lan E Guo (B =
executive director to non-executive E-mEAA=FH
director with effect from 24 September ~ H @ # 77 Z55(1 4
2024) FHTEE) - 526 15 541
Independent non-executive directors: BHIFHTEE
Chan Yee Ping, Michael (resigned on BBRY(K=-F-pmF
6 September 2024) NANAEE) 49 - - 49
Lam Wai Fung (resigned on WEE (R=-ZE-mF
24 September 2024) NAZFHHEHE) 55 - - 55
Wong Wai Man (retired on BEER (R -FE-E
13 June 2024)) NATZAEF) 37 - - 37
Mr. Liao Yiyi (appointed on BMERE(KR-F
13 June 2024) —WENATZA
EZ(F) 33 - - 33
Mr. Zhang Jianchan (appointed on BEELT (K -F
24 September 2024) ZHEARZFAA
BZF) 33 - - 33
Ms. Yu Huaxiu (appointed on REALL(K=F
24 September 2024) ZmREAAZTHA
EZF) 13 - - 13
870 1,093 15 1,978

PEZAZRARALT
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

12. DIRECTORS, CHIEF EXECUTIVES AND 12.EE FETHRAEREES

EMPLOYEES REMUNERATION (continued)

The executive directors’ emoluments shown above were
for their services in connection with the management of
the affairs of the Company and the Group.

The non-executive director’s emoluments shown above
were for their services as the directors of the Company.

The independent non-executive directors’ emoluments
shown above were for their services as directors of the
Company.

Mr. Guo Jiadi is also the Chief Executive of the
Company and his remuneration disclosed above
includes those for services rendered by him as the Chief
Executive.

No director waived any emolument during the current
year or the prior year and no emoluments were paid by
the Company to the directors as an inducement to join
or upon joining the Company or as compensation for
loss of office.
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For the year ended 31 December 2025 #HZE-—F_-AF+=-H=+—HILFE

12. DIRECTORS, CHIEF EXECUTIVES AND 12. EE - FETHAEBRES

EMPLOYEES REMUNERATION (continued) & )

Five highest paid employees LEBREFHES

The five highest paid employees of the Group during FR - AEEBREEaHEE B

the year included 2 directors (2024: 1 director), MEESF(ZZE_NF: —FEF) -

details of whose remuneration are set out in note 12 HNe =B8N EXHaE12 ﬁﬁ%

above. Details of the remuneration for the year of the =Z(ZE_UF @A) AR

remaining three (2024: four) highest paid employees %%jﬁﬂ(%@i—kZ%#ﬂE“mMi

who are neither a director nor chief executive of the EI-R N

Company are as follows:

2025 2024
—RCHE O —F-OF
RMB’000 RMB’000

AREFT AEETTT

Salaries and allowances = 1,962 2,248
Retirement benefits scheme contributions iR (K& F| 5+ 2 4t 2% 188 391

2,150 2,639
The number of the highest paid employees who are not WIERATESZSHHFMNFLATE
the directors of the Company whose remuneration fell BrvESHEE AT :

within the following bands is as follows:

2025 2024
—E-REF —EUF
No. of No. of
employees employees

ESEE ESZH

Nil to HK$1,000,000 £ %1,000,000/% 7T 3 4
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For the year ended 31 December 2025 #Z_-—F_A#F+=-H=+—

13. DIVIDEND 13.

No dividend was paid or proposed for ordinary
shareholders of the Company during the reporting
period, nor has any dividend been proposed since the
end of the reporting period (2024: nil).

14. LOSS PER SHARE 14.

The calculation of the basic and diluted loss per share
attributable to owners of the Company is based on the
following data:

Loss figures are calculated as follows:

HIFF&

RE

PR 45 BRI 4 R < 3k 2 s R 5 R
BFARRARLBARE  FERRK
SH#EARERRNEMARKE (=
T PUF ) o

BREE
RRABEEANBIEERERREE
BRI AN TIRBEATBIETE

EBREURTEWT

2025 2024
—E-RHE —E-mEF
RMB'000 RMB’000

ARE TR ARET T

Loss for the year attributable to owners AREBRAEANEEER
of the Company BB

(542,088) (4,051,720
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For the year ended 31 December 2025 #HZE-—F_-AF+=-H=+—HILFE

14. LOSS PER SHARE (continued)

14. BREEB #)

Number of shares &g gE|
2025 2024
—EC-RE —T_UFE
‘000 ‘000
TR TR
Weighted average number of ordinary ~ AR ESFRER
shares for the purpose of basic and MEEEEB 2 TRRK
diluted loss per share NI F 58 5,088,208 5,088,208
Effect of dilutive potential ordinary BEETETARY
shares:
Convertible bond @R &S 3,333,333 3,164,916
Total potential weighted average number ‘\‘EJr”E”iHﬁ%E%’JEﬂEZ
of ordinary shares for the purpose of TBEBOBE M4
diluted loss per share* £ 5,088,208 5,088,208

Diluted loss per share is calculated by adjusting
the weighted average number of ordinary shares
outstanding to assume conversion of all dilutive
potential ordinary shares.

For the years ended 31 December 2025 and 2024, the
potential ordinary shares of the Company included
outstanding share options and convertible bond. The
calculation of the dilutive effects for share options is
determined by the number of shares that could have
been acquired at fair value (determined as the average
annual market share price of the Company’s shares)
based on the monetary value of the subscription
rights attached to the outstanding share options. The
number of shares calculated as above is compared with
the number of shares that would have been issued
assuming the exercise of the share options.

For the years ended 31 December 2025 and 2024, the
assumed exercise of potential ordinary shares in relation
to the outstanding share options has anti-dilutive effect
to the basic loss per share as the exercise price of the
options exceeds the average market price of ordinary
shares during the year.

*As the Company outstanding convertible bond had
an anti-dilutive effect to the basic loss per share
calculation, the exercise of the potential dilutive shares
is not assumed in the calculation of diluted loss per
share for both years. Accordingly, weighted average
number of ordinary shares of 5,088,208 (2024:
5,088,208) was used in the calculation for both years.

tﬂxﬁﬁféﬁiﬁa‘%ﬁt‘u HEEHTE
B NEF B E  UBRERMA
BEBEL %Hxi’JEL?ﬁ

BE_T_AFR-_ZT_MFE+_
A=Z=+—RLEE XRREBEE
38 BB ¥ () R 1T R B R LA B AT
BES - BRENEEREET

ﬁﬁﬁ%ﬁﬁ%%ﬁﬁwwﬁﬁm
EWEE BRATVEKREAR

M E T EEE) e &%m&
MBEME - LMt ERTZRN

BLR O ERRATA R T
RREREITZRMBBETLER

BE_T_AFR-_T_MFE+_
A=Z=t—RLFE BRTEREK
YR BEEBBRBRITE
HITEESRERRFEFHME -
BHERENBREL REEYE -

*H R AR RD BRI 2 A (E 5
BRENEGEFEEL B BWE -
WEMFE 2 R EBHETES -
HABREBEESERMD 2T - &
bt MEEAESRAMEESE
B M #05,088,2080% (=& — PO 4F :
5,088,208/%)

TEZAZRARDLE 20255 #H

169



Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

15. PROPERTY, PLANT AND EQUIPMENT 15. 1% - HERR®E

Furnitures,

office
Leasehold equipment
land and Leasehold and motor
buildings improvements vehicles Total
HE+HER HENE &R BOE
BT £ RERSE @
RMB'000 RMB'000 RMB'000 RMB'000
ANREFT AREF AREFT AREFT
CosT KR
At 1 January 2024 RZE-WE-F—H 56,409 12,173 33,552 102,134
Exchange adjustments AR - 67 160 227
Additions NE - - 1,108 1,108
Disposals & - (1,926) (2,625) (4,551)
Disposal of subsidiaries HEMENF - - (2,154) (2,154)
At 31 December 2024 RZZ-ME+-A=+-H 56,409 10,314 30,041 96,764
Exchange adjustments B 5 3R - (78) (172) (250)
Additions NE - - 21 21
Disposal of subsidiaries (note 28)  HEMB AT (41:28) - - (70) (70)
At 31 December 2025 RZE-RF+-A=1+—H 56,409 10,236 29,820 96,465
ACCUMULATED DEPRECIATION ~ 2:ti&
At 1 January 2024 R-E-WE-A—H 12,287 12,141 29,254 53,682
Exchange adjustments EHAR - 66 57 123
Provided for the year rEEEE - 3 1214 1217
Eliminated on disposal HERE - (1,896) (2,605) (4,501)
Disposal of subsidiaries HEMBAT - - (2,104) (2,104)
At 31 December 2024 W-E-m&+-A=1+-H 12,287 10,314 25,816 48,417
Exchange adjustments B %A% - (78) (177) (255)
Provided for the year KEEEE - - 595 595
Disposal of subsidiaries HEWB R - - (60) (60)
At 31 December 2025 R-E-AF+-A=1+—H 12,287 10,236 26,174 48,697
CARRYING VALUES FHE
At 31 December 2025 R-E-AF+-A=1+—H 44,122 - 3,646 47,768
At 31 December 2024 RZZ-ME+-A=1+—H 44,122 - 4225 48,347
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Notes to the Consolidated Financial Statements

For the year ended 31 December 2025 #[% =

PROPERTY, PLANT AND EQUIPMENT

(continued)

The above items of property, plant and equipment after
taking into account the residual values, are depreciated
on a straight-line basis at the following rates per
annum:

Over shorter of

lease term or 40 years
Over shorter of

lease term or 5 years
19% — 32%

Leasehold land and
buildings
Leasehold improvements

Furniture, office equipment
and motor vehicles

The Group holds land use right in respect of its
leasehold land and buildings situated in the PRC
which are used for its business, where its offices are
primarily located. The land use right has expiry date
on 14 February 2054. Lump sum payments were made
upfront to acquire these land interests, and there are
no ongoing payments to be made under the terms of
the land use right.

INVESTMENT PROPERTIES

The Group leases out shopping malls, hotels, office
units, commercial units, residential units, kindergartens
and car parking under operating leases with rentals
payable monthly or quarterly. The leases typically run
for a fixed period of one to twenty-two years (2024:
one to twenty-five years). For the year ended 31
December 2024, certain leases of properties contain
variable lease payment that are based on 7% to 14%
sales and minimum annual lease payment that are fixed
over the lease term. No lease of properties contains
variable lease payment for the year ended 31 December
2025.

15.

16.

REVBHERRME

FomE+ A= +—AUIEE

ME- BERXE®

i E  BEM&KEEB &R
RABERABREZUTFERN

F=

HETHREF e G R

40

HEWERE e 52 1

854

R MAERME 19% - 32%
MARHE

AEEREUNRTENHEHE LR
BFRHALMERAE ZFHEL
WEREBFIHIAREER MERA
EFEMRPE - TERRER

gﬁ@i_ﬁJrEEIEUHﬂ ST
EE— R MEMZTAKEZS L EF
ﬁﬁ%"

REWE

AEBLHAGSEHER N 2BYHE
% OBE - BAEMN - mEEM - F
ﬁmh MHRBEREFEEMN BHES

BRAKNEFE LA - fﬁHﬂLﬁ%lE
NF—Z2+=2F(ZEZWHF:
E2FRF) BEZZT-_NF+=
A=+—BLFE BETYWEHRE
ﬁA%EA%’igﬁ%iM%E’JyﬁTﬂ
ENREREHANEENREFE
HENK -BE-_Z_AF+_A
“+—HALEFE - VYEMEHRESR
SLBEHEENK -
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 &% —

16.

E_AFFT_A=F—HIFE

INVESTMENT PROPERTIES (continued) 16. REWE #)
The Group is not exposed to foreign currency risk as N £ B WA A E L HE T RSN
a result of the lease arrangements, as all leases are Bk FEAEHEHELHUNEERE
denominated in the respective functional currencies BzHEENREEAE HOLE
of group entities. The lease contracts do not contain =R EEERESEAB AR
residual value guarantee and/or lessees’ option to THEAE RSEEZEZIBIE o
purchase the property at the end of lease term.
Investment
Completed properties
investment under
properties construction Total
[ BRY
RENR RENF @it
RMB'000 RMB’000 RMB'000
ANRETFT AREFT ARETFT
At 1 January 2024 RZE-_mF—A—H 8,509,600 1,724,200 10,233,800
Additions NE - 238,301 238,301
Decrease in fair value recognised in REBRERRTER D
profit or loss (3,030,013) (840,520) (3,870,533)
Disposal & - (1,981) (1,981)
Disposal of a subsidiary HE—RRBAR (594,087) - (594,087)
At 31 December 2024 and 1 January 2025 R-ZE-ME+-F=+—H
k—E-RF—HA—H 4,885,500 1,120,000 6,005,500
Decrease in fair value recognised in REGRAATFERD
profit or loss (249,500) (56,000) (305,500)
At 31 December 2025 RZE-_RFE+ZA=+—H 4,636,000 1,064,000 5,700,000

All of the Group’s property interests held to earn
rentals are classified and accounted for as investment
properties and are measured using the fair value model.

The Group’s investment properties are situated on land
in the PRC for which the land use rights in the PRC are
subject to the expiry dates ranging from 40 years to 50
years from the grant dates. Lump sum payments were
made upfront to acquire the land interests, and there
are no ongoing payments to be made under the terms
of the land use rights.
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16.

Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #HZE-—F_-AF+=-H=+—HILFE

INVESTMENT PROPERTIES (continued)

The fair value of the Group’s investment properties as at
31 December 2025 has been arrived at on the basis of a
valuation carried out by Ravia Global Appraisal Advisory
Limited (2024: same), an independent professional
valuer not connected to the Group.

The Group engages third party valuer to perform the
valuation. The Group’s management has discussions
with external valuers on the valuation assumptions,
techniques, inputs and results when the valuation is
performed for annual financial reporting.

In estimating the fair value of the properties, the
highest and best use of the properties is their current
use.

For the years ended 31 December 2025 and 2024, due
to the fluctuation on property market, the Group's
management adopt the direct comparison approach
to determine the fair values of all of the completed
investment properties. The fair values of investment
properties under construction were determined by
adopting the residual method approach, which are
dependent on gross development value based on
market approach using comparable sales evidence and
adjusted for estimated construction costs to completion.

Details of the valuation techniques and key inputs used
in the valuations are disclosed below.

16. REWME #)

RZE-_AF+—A=+—H K
EEREMENRFEDNIRERE
EEEEs R EEMEMEEZIR
KA AAR AR (ZTEZMF
R ETHHEMEE -

AEBZRE=SHEMETZMA
BN FEMBRELETEHER
AEBERED RBINEDHER R
BERR -« BT - AR R

REFZENEZAFER  ZF
MEZESLEREREREENA

ﬁo

BE_ZT_AFR-_FT_MNEFE+-
A=T—RALEE BEXRITKEY
ENRFEDIRBEAERER
BEELEBEEE  HBORRE T X
EHARE SRHEHAKEX ¥
IS MUERKFERELD
HEBEARBLUDROHTHHER
BEOOT - ERREMENRQFE
DERABEZIEE  HEURRER
MEENBEEREE ERAULR
HEBE Y TRAMEEEEX
AYEHFHE -
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 #Z_-—F_A#F+=-H=+—

16. INVESTMENT PROPERTIES (continued) 16.

The following table gives information about how
the fair values of these investment properties as at
31 December 2025 and 2024 are determined. The
valuation technique used and the key unobservable
inputs to valuation of the investment properties
categorised within Level 3 of the fair value hierarchy are
as follows:

At 31 December 2025

HIFF&

REWE &)
TRFIR_ZE_AEFERE_FT Y
FH+_A=+t-—BZEREWEZ
AFEETHR  HEEAFES
FE=ZF2EEYWEMLBEMBME
BiikEE@ASEBEOT :

R=Z2=-H%+=A=+—H

Relationship of
Investment properties Fair value Significant unobservable
held by the Group Fair value hierarchy Valuation techniques  unobservable inputs ~ Range inputs to fair value
ATE FTREBABAR
AEEREZRENR AYE ER fhERE EXTUBEEARE €E AVENBE
RMB'000
NEETT
Investment properties, Shanghai:  Level 3 Direct comparison Adjusted market unit ~ Shanghai: An increase in the adjusted
including residential 32,800 method* based on rate (Adjustment market unit rate used
units market observable taking into account 1. Residential units, would result in an
transactions of the differences in RMB139,273 per sqm increase in fair value,
similar properties and ~ location and level) and vice versa.
adjusted to reflect
the conditions of the
subject property.
RENR BEETEMN bE: E2ZR EEUEE - RBE SR3FTmSELHE  LE: MRGARMS ML E

32,800 PozmniBeE  (EHREERKTE
RHREHE R RESER)
BREONE AR -
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #HZE-—F_-AF+=-H=+—HILFE

16. INVESTMENT PROPERTIES (continued) 16. REWE »#)
At 31 December 2025 (continued) R-EBE-_FZE+=-A=+-—-R80#&)
Relationship of
Investment properties Fair value Significant unobservable
held by the Group Fair value hierarchy Valuation techniques  unobservable inputs ~ Range inputs to fair value
A9E FIRRBABAR
AREREZRENR AYE B fhERE EXTUBERARE €E AVENBE
RMB'000
NRETT
Investment properties, Fujian:  Level 3 Direct comparison Adjusted market unit ~ Fujian: An'increase in the adjusted
including shopping 2,473,500 method* based on rate (Adjustment market unit rate used
malls, commercial market observable taking into account 1. Residential units, would result in an
units, residential units, ~ Shanghai: transactions of the differences in RIMB20,970 per sqm increase in fair value,
office units, hotels, 1,128,700 similar properties and ~ location and level) and vice versa.
kindergartens, and car adjusted to reflect Shanghai:
parking Shaanxi: the conditions of the
1,001,000 subject property. 1. Residential units,
RMB139,273 per sqm
Shaanxi:
1. Commercial units,
from RMB2,470 to
RMB13,363 per sqm
2. Office units, RMB4,406
per sqm
3. Hotels, from RIMB5,748
to RMB7,470 per sqm
REDZ eERNES.  BE: BZR ERNEL -RER ARENSEMNR(E BR: iDL R b
BB EEEM 2473500 Waxzmsaas S RAUERKTER S i‘ﬂuﬂ%ééﬁ/ Fagm-
BREM - BE 9% \ RHRERE R #EE) 1. HEEM:BTHRA  RZAA-
BREE( L RENME AN « R%20,9707
1,128,700 }
J:\/ :‘ [—J-I=]AY Xy
K 1. EEEN: EFIRA
1,001,000 R¥1392371

1. BEEN - HFHKA
RELAOTEARE
133637

2 BREN SEREA
R %4406
BIE

FYHRARE

S 708 AR T AT0
T
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

16. INVESTMENT PROPERTIES (continued) 16. BEWZ &)
At 31 December 2025 (continued) R-EBE-RAE+=—B=+—H(#)
Relationship of
Investment properties Fair value Significant unobservable
held by the Group Fair value hierarchy Valuation techniques  unobservable inputs  Range inputs to fair value
AYE TIREBAHER
AEEREZRENR AVE ER fhERE EXTUBEEARE €E ATENBE
RMB'000
NEETT

Investment properties Fuiian: ~ Level 3 Residual approach, 1. Adjusted Fujian: An increase in the adjusted
under construction, 89,000 using comparison market unit rate market unit rate used
including office units, method* based on (Adjustment taking 1. Hotel units, RMB14,627  would result in an
hotel, residential units Shanghai: market observable into account the Per sqm per year. increase in fair value,
and car parking under 750,000 transactions of differences in and vice versa
construction similar properties and location and level);

Others: adjusted to reflect Shanghai:

225,000 the conditions of the 2. Estimated total
subject property. construction cost 1. Office units and hotels,

(Estimation taking at the land price of
into account the RIMB22,248 per sqm per
cost of construction year.
and installation,
decoration cost
and adjusted by
consideration of
development risks).

EERENE BEWD B BOR BEE RRME - | gAEGEELM ER: FREAET SR
BOEEGZEE a0 BERNNE NS BEIREER 0 ENSERLTEEN
REREEH | TEEXPREAE.  APERASEE) 1 BEEL SWARE R

Lig: IRBEHNRZH , \ EARKI4627T «
750,000 ne 2 EaEEERAll
HERRERE b
2t T S
225,000 REZRERAEL 1. ROBLRER 1
B« ERBTIRBEAR
20,2087«
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

16. INVESTMENT PROPERTIES (continued)

At 31 December 2025 (continued)

16. REWME #)

R-ZZBE-_HZFE+=ZA=+—H#)

Relationship of
Investment properties Fair value Significant unobservable
held by the Group Fair value hierarchy Valuation techniques  unobservable inputs inputs to fair value
A9E FIRRBABAR
AREREZRENR AYE B fhERE EXTUBERARE €E AVENBE
RMB'000
NRETT
Others: An'increase in the
estimated construction
1. Residential units, from cost would result in an
RMB657 to RMB3,785 decrease in fair value,
Per sgm per year and vice versa
Estimated total construction
cost to complete amount to
RMB51,144,750.
Hff [EEHEER AR MR EY
o TLTEES Rz
L EEEG SRS
ERARBOSITEAR
37857
R ERERANTKERA
ARH51,144. 7507 -
Total 5,700,000
h
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

16. INVESTMENT PROPERTIES (continued)

At 31 December 2024

16. REWE #)

R-ZZBE-_WmWE+=ZA=+—H#)

Relationship of
Investment properties Fair value Significant unobservable
held by the Group Fair value hierarchy Valuation techniques  unobservable inputs ~ Range inputs to fair value
AV TIREBAHER
AEEREZRENR AVE BR fHERH EXTUREGARE €B ATENEE
RMB'000
NEETT
Investment properties, Shanghai: ~ Level 3 Direct comparison Adjusted market unit ~ Shanghai: An'increase in the adjusted
including residential 33,800 method* based on rate (Adjustment market unit rate used
units market observable taking into account 1. Residential units, would result in an
transactions of the differences in RMB143,511 per sgm increase in fair value,
similar properties and ~ location and level) and vice versa.
adjusted to reflect
the conditions of the
subject property.
RENE - AEETEN BB FZR BRUBE - RER SRETREGME  OE: MREAEMSEMLL X
33,800 Pazensag®  (BHREERKTE EMBERATELEN
RHREBBE-UR  BRER) 1. [FEEf §YAR R2MHhe
BEHDE AR « ARE13517
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16. INVESTMENT PROPERTIES (continued)
At 31 December 2024 (continued)

Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

16. REWME #)

R-ZE-_WE+=-HA=+—H

Relationship of
Investment properties Fair value Significant unobservable
held by the Group Fair value hierarchy Valuation techniques  unobservable inputs ~ Range inputs to fair value
1¥E FUBRBAREE
AREREZRENR AYE B fhERE EXTUBERARE €E AVENBE
RMB'000
NRETT
Investment properties, Fujian:  Level 3 Direct comparison Adjusted market unit ~ Fujian: An'increase in the adjusted
including shopping 2,619,600 method* based on rate (Adjustment market unit rate used
malls, commercial market observable taking into account 1. Residential units, would result in an
units, residential units, Shanghai: transactions of the differences in RMB22,375 per som increase in fair value,
office units, hotels, 1,154,900 similar properties and ~ location and level) and vice versa.
kindergartens, and car adjusted to reflect Shanghai:
parking Shaanxi: the conditions of the
1,077,200 subject property. 1. Residential units,
RMB143,511 per sqm
BENE OEENES. BT FOR ERUNE - B8R EREREBNNE( EE: FRESETEEY S
BXREM EEEL 2619600 Waxzmsaas S RAUERKTER o \ ENBERATELEN
BREH - BE % ‘ RHRERE R #EE) 1. ETENSFHRA RZAA-
BREE( L BIZEMR LA « RE23751
1,154,900 &
L&:
PR S
1,077,200 1. EEEM §THRA
RE14351T
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

16. INVESTMENT PROPERTIES (continued) 16. BEWZ &)
At 31 December 2024 (continued) R-EBE-WE+=—B=+—H (&)
Relationship of
Investment properties Fair value Significant unobservable
held by the Group Fair value hierarchy Valuation techniques  unobservable inputs  Range inputs to fair value
ATE FTRRBABAR
AEEREZRENR AVE ER fhERE EXTUBEEARE €E ATENBE
RMB'000
NEETT

Investment properties Fuiian: ~ Level 3 Residual approach, 1. Adjusted Fujian: An increase in the adjusted
under construction, 92,000 using comparison market unit rate market unit rate used
including office units, method* based on (Adjustment taking 1. Hotel units, RMB14,627  would result in an
hotel, residential units Shanghai: market observable into account the Per sqm per year. increase in fair value,
and car parking under 803,000 transactions of differences in and vice versa
construction similar properties and location and level);

Others: adjusted to reflect Shanghai:

225,000 the conditions of the 2. Estimated total
subject property. construction cost 1. Office units and hotels,

(Estimation taking at the land price of
into account the RMB11,539 per sgm per
cost of construction year.
and installation,
decoration cost
and adjusted by
consideration of
development risks).

EERENE BEWD B BOR BEE RRME - | gAEGEELM ER: FREAET SR
BiBEAEEG 000 BERNNE NS BEIREER 0 ENSERLTEEN
REREEH | TEEXPREAE.  APERASEE) 1 BEEL SWARE R

Lig: IRBEHNRZH , \ EARKI4627T «
803,000 Re 2 fhEeRERA(E
HERRERE b
2t T S
225,000 REZRERAEL 1. ROBLRER 1
B« ERBTIRBEAR
11,5397 «

1 80 China Sandi Holdings Limited Annual Report 2025



Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

16. INVESTMENT PROPERTIES (continued)

At 31 December 2024 (continued)

16. REWME #)

R-ZZBE-_WE+=ZA=+—H#)

Relationship of
Investment properties Fair value Significant unobservable
held by the Group Fair value hierarchy Valuation techniques  unobservable inputs ~ Range inputs to fair value
A9E FIRRBABAR
REBEAZRENE AYE Ef fERN EATTEERAEE &E ATENEBR
RMB000
ANEETT
Others: An increase in the
estimated construction
1. Residential units, at cost would result in an
RMB13,860 per sqm per  decrease in fair value,
year and vice versa
Estimated total construction
cost to complete amount to
RMB51,144,750.
Aft: [EEHRER AR MR EY
o LTERS R
. EEER STRXE
£ AR®13,86007
[ ERENAN RNER B
ARES1,144,7507 «
Total 6,005,500
B
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

16.

17.

INVESTMENT PROPERTIES (continued)

There were no transfers into or out of Level 3 during
both years.

As at 31 December 2025 and 2024, certain investment
properties were pledged to secure the banking facilities
granted to the Group (Note 32).

DEFERRED TAX

For the purpose of presentation in the consolidated
statement of financial position, certain deferred tax
assets and liabilities have been offset. The following is
the analysis of the deferred tax balances for financial
reporting purposes:

16.

17.

BREWE #)
R MESRR T EEE=REA
siEg i o

RZEBE-RAFRER-_ZTE-_WNF+=A
Tt B ETREVWENARAK
EERE ZRITEEREER (M
32) °

IR IR

ARBAMBRARRS & Tl
EHREEERABEEEY - BHH
2HEMETBALHZHTHT :

2025 2024

—E-RE —EZUF

RMB'000 RMB’'000

ARMTT AR F T

Deferred tax assets EIEFIEE E - (12,104)
Deferred tax liabilities RERIEEE 300,502 349,689
300,502 337,585
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Notes to the Consolidated Financial Statements

For the year ended 31 December 2025 #[% =

17. DEFERRED TAX (continued)
The deferred tax (assets)/liabilities recognised by the

REVBHERRME

FomE+ A= +—AUIEE

17. EZEBE (&)
AEERBEFEAEERD

Group and movements thereon during the current and ERIE(EE) AaER /H\ZEMDT :
prior years:
Temporary
difference
Change in Temporary ~ Temporary o interest
fair value of Accumulated ~ differences  differences  expense Write-
investment tax of provision oncontract oncontract  down of
properties  Tax losses ~ depreciation of LAT costs liabilities ~ inventories Total
1 ahefz
RENZ BitfE  RERAR cbEsz  EER
Z0VERD  HERR g CEREE  ERER  EWER  MWRE it
RMB'000 RMB'000 RMB'000 RMB'000 RMB000 RMB'000 RMB'000 RMB'000
NRETT  AREFT AEBFT ARETT  ARETT AREFT ARBFT ARETR
A1 January 2024 R-Z-mE-A-H 1,148,233 (60,518) 176,526 (16,520 16,750 (26,569) (77,163 1,160,739
Chargeflcredit) o profit or loss for -~ 18/ (1) ER B
the year (note 11) (i) (967,633) 844 14715 1458 (16,750) 26,569 15,22 (812,005)
Disposal of & subsidiary HE-BHBAT - - (22,15 9,062 - - 1,941 (11,149)
At 31 December 2024 HoFomE
+ZAZT-H 180,600 (12,104) 169,089 - - - - 337,585
(Credit)charge to profitor loss for (¥ \) /1B B ERER
the year note 11) (H) (76,375) - 27,188 - - - - 49.187)
Disposal of a subsidiary (note 28) £ E~FEHBAF (H28) - 12,104 - - - - - 12,104
At 31 December 2025 WoE-RE
+ZR=+-A 104,225 - 196,277 - - - - 300,502

As at 31 December 2025, the Group had unused tax
losses of RMB933,483,000 (2024: RMB949,248,000)
available to offset against future profits. No deferred
tax asset has been recognised in respect of such tax
losses (2024: RMB48,416,000). No deferred tax asset
has been recognised in respect of the remaining tax
losses of RMB933,483,000 (2024: RMB900,832,000)
due to the unpredictability of future profits streams.
The unrecognised tax losses will expire gradually within
5 years to year 2030 (2024: within 5 years to year
2029).

R—ZE_RAF+=-_A=+—H"

AEBEAHDAREBEARE
933,483,000 (ZZEZWMF : AR
#5949,248,0007T) 7] A {E K §5 K 2R
wmA o MMERZEHR BB ERERE
AEERBEE(ZE_WNF : AR
#48,416,0007T) ° 7 B & & ) KR
AT RAUUTERBTHRIEE
B A R #933,483,0007T (= Z — Iy
F: AR ¥900,832,0007T) HERIE
ERMIBEE - KRIFERRIBEEER
REZZE=ZSFHAFANETEM
(BN F 2T - NFRAF
A) o
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 &% —

17. DEFERRED TAX (continued)

E_AFFT_A=F—HIFE

17. EZEBE (&)

Under the EIT Law of PRC, withholding tax is imposed
on dividends declared in respect of profits earned
by PRC subsidiaries from 1 January 2008 onwards.
Deferred taxation has not been provided for the year
in the consolidated financial statements in respect of
temporary differences attributable to retained profits of
the PRC subsidiaries amounting to RMB2,285,067,000
(2024: RMB2,192,751,000) as the Group is able to

BEFECEMSHE BZZF
NEFE—A—RBE FENBRAA
FE BRI 2% F TSk 2 % B 84N
TEM - A B MR A H P E
M8 A AR EE & Sl Bz B =5
AR #2,285,067,0007T (=& — Y
F: AR®2,192,751,0007T) 5t 18
FREEHBEREE REARAEE

control the timing of the reversal of the temporary et B E TR EE R m

differences and it is probable that the temporary TRFEREA e SR A TE R A oK R
differences will not be reversed in the foreseeable @ o

future.
18. INVENTORIES OF PROPERTIES 18. WEEFE

2025 2024

—E-HFE T F

RMB’'000 RMB’000

ARETF T ANEETF T

Completed properties for sale (note a) B 2 HFEWE (ffita) 4,112,860 5,723,125

Properties under development for sale FEERPYE 3,159,071 3,427,137

7,271,931 9,150,262

Note:

(@)  Aging of completed properties from completion date

wat -

(@) BTIBHEZKRMEZRE

2025 2024

—E-AF —ECMF

RMB’'000 RMB’000

AR®FTT AR FIT

Less than 1 year DA F 381,058 1,211,322

1 to 2 years 1224 720,751 3,205,322

2 to 3 years 2334 2,091,524 873,643

More than 3 years 3FLAE 994,331 477,853
Write-down of completed MHE BN 2 FEME

properties for sale (74,804) (45,015)

4,112,860 5,723,125
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #HZE-—F_-AF+=-H=+—HILFE

INVENTORIES OF PROPERTIES (continued) 18. M¥ERFE #)
RMB’000

AR TF T
Analysis of leasehold lands: ME LD -
As at 31 December 2025 R-B-_RE+=ZH=+—H
Carrying amount FREAE 2,932,212
As at 31 December 2024 R-E-_@mFE+=ZHB=+—H
Carrying amount REAE 2,932,212

All the inventories of properties are situated in the PRC.

Included in the amount are properties under
development for sale of RMB3,007,988,000 (2024:
RMB3,227,482,000) in relation to property development
projects that are expected to be completed in more
than twelve months from the end of the reporting
period.

As at 31 December 2025 and 2024, the Group has
not entered into new commitment for acquisition of
land use rights that have not yet been acquired, hence,
there is no future undiscounted cash flows for such
acquisition.

As at 31 December 2025 and 2024, certain inventories
of properties have been pledged as security for certain
banking facilities (note 32).

For the year ended 31 December 2025, write-down
of completed properties held for sale to net realisable
value of approximately RMB79,700,000 (2024: nil) was
recognised in the consolidated statement of profit or
loss and other comprehensive income.

For the year ended 31 December 2025, write-down of
properties under development for sale to net realisable
value of approximately RMB28,024,000 (2024:
RMB586,578,000) was recognised in the consolidated
statement of profit or loss and other comprehensive
income. The estimates of net realisable values were
based on the fair values of comparable property projects
in neighboring areas less estimated costs to complete
the projects and relevant costs of disposal.

PrEMEFEHURTE -

EHPELREFEERTYWEARE
3,007,988,00075 (ZE2EZ@mF - A
R #3,227,482,0007T) - 2278 B %
EREHRER T _EARBT Z
MEZRBEEEH -

RZE—_RAFER T _NF+=A
=+—HB - AEERWE S RKE
2 L AN AT LA E
gt EEREYERKRIRRS

Iz =
JILEE °

W_v_ﬂi&_z_@$+ A
=t+t—H ETUEFECEAE
RETRITEENER (ME32) -

BE_ZE-_AF+-_A=+—81
FE CBIEHENERIMENR
ZA 8 FEHARKKT9,700,000
T(ZE-_WF |\ B BG,TC.TEA
N E A2 U S R R

Hz—_Z-_AF+-A=+—81t
FE HFERERYEMRETE
BFEHARE28,024,0000L (= F
— M4 AR #586,578,00000) B
\%?GTE £ N HAth 2R R R
R n B FEMNME TIERA
WETEEMEEENAFERDS
WTIEE MMEFTAA KA E K
$o
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19. TRADE AND OTHER RECEIVABLES AND 19. BEUWER R I H b JE W ;IE ML
PREPAYMENTS REMNRE
2025 2024
—E-RE —E U4
RMB'000 RMB’'000
ARMTFT AR EF T
Trade receivables JiE Uk B 3k
— contracts with customers —RERFEY 101,678 99,477
— rental income (note a) — e WA (B ita) 49,178 40,440
Less: allowance for credit losses o EEEEEE (10,592) (7,690)
140,264 132,227
Other receivables (note b) Eh pE UG R TE (f1aEb) 417,437 225,247
Less: allowance for credit losses o EEEIBEE (12,126) (7,437)
405,311 217,810
Prepayments (note c) FE A FRIE (BT atc) 402,597 381,684
Other refundable deposits HEMaREZRS 1,900 2,115
Other tax prepayments (note d) H b BB TEA 5K I8 (M itd) 124,765 161,534
1,074,837 895,370
Notes: i

(@) The Group had pledged trade receivables from rental
income as at 31 December 2025 to secure bank and
other borrowings of the Group (note 32) (2024: same).

(b) The balance mainly comprised advances made by
the Group to various parties, including suppliers and
employees.

(c)  The balance mainly represents prepaid construction cost
of RMB402,597,000 (2024: RMB381,529,000) for the
Group's properties under development for sale.

(d) The balance mainly represents prepaid VAT of
RMB98,569,000 (2024: RMB131,130,000).

As at 1 January 2024, trade receivables from contracts
with customers amounted to RMB71,371,000.

The Group allows an average credit period of 30 days
(2024: 30 days) to its trade customers from date of
issuance of the invoices. Trade receivables arising
from rental income is invoiced in advance monthly or
quarterly in accordance with the terms of the related
rental agreements.
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(a) M-E-_RAF+=-_A=+—H &
EEEEARS WA ERER
EAKREBIETREMERNE
1R (5E32) (ZZ =4 : $1[E)

(b)) ZEHREIBEBEAKERANAS
T (BREERRER) (FHHR

Eo
/NI

(0 REHITZENRAEESTELR
FYENBENEERRNARE
402,597,000 (ZZEZUF : AR
#381,529,0007T) ©

(d) ZEHRTITEEENEBERARE
98,569,000 (ZZE - MWF : AR
#131,130,0007T) ©

B e = B =
FAEYMmERERsEAAR

4

PO4 : 30R) - EBUERFAK BB
EHRAHERZ 2 GFREAX
CRAMAZZNHESWA -
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

19. TRADE AND OTHER RECEIVABLES AND

PREPAYMENTS (continued)

The following is an aging analysis of the Group’s
trade receivables presented based on the date of the
properties delivered and date of demand note for rental
income, net of allowance for credit losses:

19. EWERF K H b EYFKIE L

RFEMANFKIE #)

AT AAEMESAYEBRBHUR
e U A BN B2 5K RE LB
(MK EEEBRE) NIRRT

2025 2024
—E_-RE —E U4
RMB’000 RMB’'000

ARMFIT ARETT

0 - 30 days 0-30H 40,903 17,323
31 - 90 days 31 -90H 2,250 22,517
Over 90 days B0 H 97,111 92,387

140,264 132,227

The movements in the allowance for credit losses of
trade receivables are as follows:

USSR EEBRREBESHN T

2025 2024
—E_RE —E 4
RMB'000 RMB’'000

AREFT AEKETIT

At beginning of year F ) 7,690 -
Impairment loss recognised R REEE 2,902 7,690
At end of year FR 10,592 7,690

As at 31 December 2025, included in the Group’s trade
receivables balance are debtors with aggregate carrying
amount of RMB99,361,000 (2024: RMB114,904,000)
which are past due as at the reporting date. Out
of the past due balances, RMB97,111,000 (2024:
RMB92,387,000) has been past due 90 days or more
and is not considered as in default based on the
Group's historical credit loss experience from these
corresponding debtors and taking into consideration
forward-looking information.

RZE_AF+ZA=+—H"
AEBREKEREREHRTPRLEERT
“{E A AR%99,361,0000T (- F
— M4 AR¥114,904,00070) Y
BHEW IR ZERIBERBEAR
HEaH mafisgmEt ARK
97,111,000 (ZZ & : AR
92,387,0007T) # HizE90H = LA £ -
ERAEEBTHBEBANEER
EELBRMEBEAMEEER %
KBTI HEBEL -
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19.

20.

TRADE AND OTHER RECEIVABLES AND
PREPAYMENTS (continued)

The movements in the allowance for credit losses of
other receivables are as follows:

19.

FE U BR FX 82 EH b FE Y FX I8 LA
RFEMNKIE #)
HMERRE Y EEEEEES
JURNE

2025 2024

—E-_RE —EZOF

RMB’000 RMB’000

ARET T AR T T

At beginning of year F 1) 7,437 73
Impairment loss recognised wRREREE 4,689 7,364
At end of year FR 12,126 7,437

Details of impairment assessment of trade and other
receivables are set out in note 30(b).

RESTRICTED BANK DEPOSITS/BANK
BALANCES AND CASH

Restricted bank deposits

Bank balances which, in accordance with the applicable
government regulations prevailing in 2025, are placed in
restricted bank accounts, amounting to RMB41,784,000
(2024: RMB90,101,000), which can only be applied
in the designated property development projects. The
balances carrying interest at variable interest rates
ranging from 0.20% to 2.60% (2024: 0.20% to 2.60%)
per annum.
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20.

IR W B 33K e L i WK TR DR (B R A
MR B E SR B FE30(b) ©

SRHEBITER RITEH
KBS

ZREBITER
BE—T-_AFRITERBBRMNER -
FAXZRERITRE ZRITEHA
B #41,784,0007C (ZZE =4 : A
K #90,101,00070) E AT AR 4E T
YEBEREIEE - £HEN T0.20%
E2.60% (ZZE_PU4E : 0.20% %
2.60%) 2 FBFIEGE o
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For the year ended 31 December 2025 #[% =

20. RESTRICTED BANK DEPOSITS/BANK

21.

BALANCES AND CASH (continued)
Bank balances and cash

The bank balances carry interest at market rates which
range from 1.00% to 1.78% (2024: 1.00% to 1.78%)
per annum.

The RMB is not freely convertible into other currencies,
however, under Mainland China’s Foreign Exchange
Control Regulations and Administration of Settlement
and Sale and Payment of Foreign Exchange Regulations,
the Group is permitted to exchange RMB and for other
currencies through banks authorisation to conduct

REVBHERRME

FomE+ A= +—AUIEE

20. SRHBITER BITEEH

EBRE#)

RITHEBRAS

RITHEBIEN TFEF1.00%E1.78%
(ZZ-MF :1.00%%1.78% ) 2
MISF R E -

ARBIAEREBRREMER
HEAR 45 R B R 4 B0 M EE BB AR ) %
9I\E%§%%E&HE¢I¥?@E N

BESBRELLIERTH

fﬁﬁ TARBEEMEERN KR -

foreign exchange business.

Details of impairment assessment of restricted bank SBRAERTERRBITE SR 2 BE
deposits and bank balances are set out in note 30(b). AL FEIE E A M EE30(b) ©
TRADE AND OTHER PAYABLES AND 21. BEYRR R HEMENREAEL
ACCRUALS kEFER
2025 2024
—EB-RHF —E-F
RMB’000 RMB’000
AR¥FT AREETIT
Trade payables (note a) JERTER K (K ita) 546,073 921,678
Other payables (note b) H 8 < R IE (A7 a2b) 1,258,188 1,350,372
Interest payables (note c) FERIAIE (K itc) 765,609 425,489
Deposits received from tenants EWAEME AR S 12,908 24,692
Other tax payables Hth e~ F 18 208,175 222,271
Accrued construction costs (note d) JEGH IR AN (M itd) 787,109 711,858
3,578,062 3,656,360

Notes:

(a) The following is an aging analysis of trade payables

Braz -

(@ ATAERZREHMZI ZEN

presented based on the invoice date: BRFRBREE D AT ¢
2025 2024
—E-RHF —EMEF
RMB’'000 RMB’000
AR¥FT ANEET T
0 - 30 days 0-30H 1,702 104,792
31 - 90 days -90H 17,928 102,663
91 - 365 days 91 -365H 91,194 296,364
Over 1 year i@ F 435,249 417,859
546,073 921,678

PEZAZRARALT
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21. TRADE AND OTHER PAYABLES AND
ACCRUALS (continued)

Notes: (continued)

(a)

(b)

(@]

(continued)

Trade payables principally comprise amounts outstanding
for payments to contractors and suppliers of property
development projects and purchases of construction
materials. The average credit period granted to the
Group is from 6 months to 1 year. The management
closely monitors the payments of the payable to ensure
that all payables are paid within the credit time frame.
Details of the financial risk management polices by the
Group are set out in note 30(b).

Included in other payables are balances amounting to
RMB398,064,000 (2024: RMB493,642,000) which were
advanced from independent third parties for short-term
borrowing purposes, and are non-trade related,
interest-free and repayable on demand.

Included in interest payables are balances amounting
to RMB289,656,000 (2024: RMB263,315,000) which
were defaulted in accordance with the contractual
repayment schedules, and RMB475,953,000 (2024:
RMB80,767,000) which were defaulted due to a
cross-default clause in the respective financing
agreements. Accordingly, the amount included in
interest payables with a total of RMB765,609,000 (2024:
RMB344,082,000) was defaulted or cross-defaulted.
Details of the default and cross-default interest payables
are disclosed in note 23.

The accrued construction costs relate to construction of
properties under development for sale and investment
properties which will be transferred to trade or other
payables on achieving payment milestones as stipulated
in the agreements with the subcontractors.
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21. ENRAREMESFHREI
FESTER &)
WeE - (48)

(a)

(b)

(0

(d)

(%)

BNERTIZEERMEERRE
BERBEERMAEAERHEERS
XNZHRBAZRBEETE - AAE
BEREZFHEEMREAZ—
FoERERVERRNRAZN
BIEI  ARELR P A JE 1 SR RE
ERBRAXN - AREZEH R
B R Z R B EN M E30(D) °

HENREREBILE=H
HHERZBEREHRARE
398,064,000C (ZZE —OF : AR
#£493,642,0007L) * BIEE Z
M 2ENAREREE -

JETF B R B IEIRIE S 4 E A8
E 4R 5 FE A K #289,656,0007T
(ZZ=—mF : AR%263,315,000
7o) WEREABEREHEF R
NEHNBRIMENNBEARE
475,953,000L (ZZEZMF : AR
#£80,767,0007T) ° [ it - FE 5 F
EHRENRRINENREAEAR
#765,609,0000T (ZZF 4 : A
R #344,082,0007T) * EBA KRR X
BARNAE ZFBEHRMFE23 -

A RZERARNSREFEERTY
ENERRERESBREMAAL
1 &% AR TE B A AR A2 B A &
HBRTEIAEMENFTENR
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

22. CONTRACT COSTS AND CONTRACT
LIABILITIES

22. BHREREHNEE

2025 2024
—E_-RE —E U4
RMB'000 RMB'000

ARMFIT ARETT

Contract costs: BRI
Incremental cost to obtain contracts WM& #H 2 ERK AR

(note a) (Kiita) 42,572 63,840
Contract liabilities: AEHBE:
Sales of properties (note b) MEHE (Hith) 3,465,845 4,776,505
Notes: K1:7 -

(a) Contract costs capitalised 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 and
marketing 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 capitalised costs recognised
in profit or loss during the year was RMB16,635,000
(2024: RMB23,871,000). There was no impairment in
relation to the opening balance of capitalised costs or

the costs capitalised during both years.

(b) The Group receive payments from customers based
on billing schedule as established in property sales
contracts. Payments are usually received in advance from

sales of properties.

The contract liabilities of RMB3,465,845,000 (2024:
RMB4,776,505,000) as at 31 December 2025 represent
the deposits received from pre-sale of properties.

Included in revenue recognised for the year ended
31 December 2025, RMB1,091,024,000 (2024:
RMB900,570,000) was included in the contract liabilities

at 31 December 2024.

(@) BXRLEHRNAHEHRAMERES
MR EHEERSER @M
REMNBEEZHFEEZFIARS
BHEEPNARNEEYEILE
B c AR ANEREEE
HEWRSHERGEAEEREM
PHRERERABEERDHEHA
TZ—ED  cBREEARAKNAZ &
AR#16,635,0007T (—ZZ P4 :
AR #23,871,00070) E R AFEE
REBRER - EANERA Z B4
B FRNE BN A ERE ©

b)) AEERBVXRHEHESOTEYL
B A5 B S T 1) B P MRS 3R e S AR
BEATALWEYEHE A

RZE-_RAF+=A=+—H &
#) 8 & AR ¥3,465,845,0007T (=
T F - AR¥4,776,505,000
TIEEBEMERR LS -

HE-_Z-_AF+-_A=+—
BEFFEBERZBAAREK
1,091,024,0007C (ZZF =4 = A
K #900,570,0007T) ' ;f AR =
“FEt+-—A=Z+—HZAHNEE -
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22. CONTRACT COSTS AND CONTRACT
LIABILITIES (continued)

Notes: (continued)

(b)

(continued)

In addition, the Group considers the advance payment
schemes contain significant financing component and
accordingly the amount of consideration is adjusted
for the effects of the time value of money taking into
consideration the credit characteristics of the relevant
group entities. For the current year, the effective interest
rate used for this adjustment is 3.76% (2024: 3.76%).
As this accrual increases the amount of the contract
liability during the period of construction, it increases
the amount of revenue recognised when control of
the completed property is transferred to the customer.
For this purpose, only the advance payments that are
expected to be recognised as revenue after 12 months
from the date of advance payment would be considered
to contain significant financing component. As at 31
December 2025, approximately RMB9,670,000 (2024:
RMB12,091,000) of the carrying amount of contract
liabilities subject to these schemes contain significant
financing component.

22. EHRARENEE &)

Bfat - (%)

(b)

(%)

o - NEBR A - BB E
BEERMESND  ALRELE
REBNEMEEYEELAE
WEERBEREEZEEEE -
RAFE  BRZAENERR X
5B3.76% (ZZFE—PY4E : 3.76%) °
FR A U B 5 5 S 18 b0 22 AR HR RS AN
AHBESE BENERTYWE
THEEEEREFEERNKAS
Hoptithms  EEHREN KA
HHERF12M B & #ER AR
ENRESEREEBEEEAME
My M E_RAF+-_A=+—
B ZE5:tEBETANEENER
B AR®9,670,0007T (—ZT =M
F£: AR®12,091,000T) B EE
AEBEZLD -

23. BANK AND OTHER BORROWINGS 23. RITREMEE

2025 2024

—E-RE == vt f S

RMB’000 RMB’000

AR¥FT AR For

Secured bank borrowings BRI EE 4,682,688 4,961,944
Secured other borrowings EERBEMEE 870,380 871,180
5,553,068 5,833,124

Note:

The other borrowings were raised from independent third
parties, which are financial institutions, financial asset
management companies and a property developer.
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23. BANK AND OTHER BORROWINGS 23. RITRHEMEER @)
(continued)
The carrying amounts of the above borrowings are BEERBHERNMSETERBH
repayable based on scheduled repayment dates set out JEEER D EENREENT

in the loan agreements as follows:

Bank borrowings Other borrowings Total
REE HttfEE it
2025 2024 2025 2024 2025 2024

“E-1E  -EZE-pNFE -ZECRE —E-NE ZECRE —E-ME
RMB'000 RMB'000 RMB'000 RMB'000 RMB’000 RMB'000
AREFL  AREFT ARETZ  AREFT  AREFT  ARET1

Within one year or on demand ~ERRARELXER 4,682,688 4,961,944 870,380 871,180 5,553,068 5,833,124

4,682,688 4,961,944 870,380 871,180 5,553,068 5,833,124
Less: Amounts due within one i : AHRBET
year shown under current i A 3k
liabilities HeE (4,682,688)  (4,961,944) (870,380) (871,180)  (5,553,008)  (5,833,124)

Amounts shown under non-current  ¥FHEEETHREE

liabilities - - - - - _
The exposure of the Group’s borrowings are as follows: AREBZEERBLT :

2025 2024

—E-REF —E_pE

RMB'000 RMB’'000

AR¥FT AR F T

Fixed-rate borrowings EEFEREE 2,388,760 2,397,630

Variable-rate borrowings EEBFREE 3,164,308 3,435,494

5,553,068 5,833,124
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23. BANK AND OTHER BORROWINGS

(continued)

The ranges of effective interest rates on the Group’s

borrowings are as follows:

E_AFFT_A=F—HIFE

23. RITREMEE &)

AEBRBENERMXGELT :

2025 2024
ZEZRF —TNEF
RMB’000 RMB’000
AREFT AREFor
Fixed-rate borrowings, per annum EEFMEEE (R
(on a weighted average basis) R E % 6.93% 6.93%

Variable-rate borrowings, per annum

FBFENRER

3.10%-6.41% 4.25%-6.71%

All the Group’s borrowings are denominated in RMB.

The variable rates are calculated based on the Loan
Prime Rates published by the People’s Bank of China.

At 31 December 2025, the bank and other borrowings
were guaranteed and secured by followings:

rEBZABBEEOUAAREE -

FEMEDREFBEARRITAM
MERMIZMEN EHE o

RZE_AFE+_A=+—H R
TREMEEHAT ST ERLRE

o
(@) Mr. Guo lJiadi and Ms. Shen Bizhen, the spouse (a) FB AN ok A K 3B 0k 4 A 2 B
of Mr. Guo Jiadi, have provided guarantees to BB LZLTE MBI REM
banks for the bank and other borrowings with EERETREENARNSE A
principal amount of RMB3,342,130,000 (2024: AR #3,342,130,000T (=&
RMB3,390,914,000); ZPU4F - AR#¥3,390,914,000
TL) Z R
(b) Bank and other borrowings were pledged by (b) SMITRHEMEBEUAEEHKE
Group’'s investment properties, inventories of ME - MEFE -KEHESK
properties, trade receivables from rental income, AMEWET - ZRHIETE
and equity interests in a subsidiary. Details of the AEEAREZEERT -2

pledged assets are set out in note 32.

In respect of bank and other borrowings with carrying
amount of RMB239,140,000 (2024: RMB240,690,000)
as at 31 December 2025, the Group is required to
comply with the financial covenants throughout the
continuance of the relevant bank and other borrowings
and as long as the relevant bank and other borrowings

is outstanding.

Details of liquidity analysis for bank and other

borrowings are disclosed in note 30.

BEHEEFBHNME32 -

BN —_ZETE-_RAF+_A=+—80K
BRmE A& AR #239,140,0000T (=
= — 04 - AR #240,690,0007T)
MIRTTREMEEMS - £HEBIR
TEREMEENHEREURRE
HEBETREMEERNREEZE K
SEMMBABTHMBEREL -

RITMEMEE 2 RBUEDINFB
TR FE30 ©
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23. BANK AND OTHER BORROWINGS 23. RITRHEMEE @)
(continued)
Default of bank and other borrowings and BRITRAEMEEUARESFNEZ

interest payables EXN

R_ZE_RAFR-_T_HWNF+_A
=t+—A - |ROREMEEARE
NMEBZEHRZIENBERMT

The default and cross-default bank and other
borrowings and interest payable as at 31 December
2025 and 2024 are as follows:

Bank and other Bank and other

borrowings Interest payables  borrowings  Interest payables
RITREMEE AR & ROTREMEE JERH &
2025 2024
—EC-HE —ToMF
RMB’000 RMB’000 RMB’000 RMB'000
AREFT ARE T NEET T ANRETF T
Default e 2,055,138 289,656 4,342,154 263,315
Cross-default TXEH 3,497,930 475,953 1,331,870 80,767
5,553,068 765,609 5,674,024 344,082

As at 31 December 2025, the Group did not repay
certain bank and other borrowings at an aggregate
carrying value of approximately RMB2,055,138,000
(2024: 4,342,154,000) and aggregate interest of
RMB289,656,000 included in interest payables (note 21)
(2024: 263,315,000) in accordance with the contractual
repayment schedules. Pursuant to the terms of the
Overdue Borrowings, the Overdue Borrowings would
be immediately repayable if requested by the respective
lenders. In addition, out of the overdue bank and other
borrowings of RMB2,055,138,000, bank and other
borrowings with carrying amount of RMB239,140,000
were also in breach of financial covenants.

Other than the Overdue Borrowings, as at 31 December
2025, the Group’s bank and other borrowings at
an aggregate carrying value of RMB3,497,930,000
(2024: RMB1,331,870,000) and aggregate interest of
RMB475,953,000 included in interest payables (note
21) (2024: RMB80,767,000) contained a cross-default
clause in the respective financing agreements, under
which Cross-default Borrowings were considered
defaulted if any bank and other borrowings of the
Group had been defaulted. Pursuant to the terms of the
Cross-default Borrowings, the Cross-default Borrowings
would be immediately due if requested by the lenders.

R-ZE_RAF+=-A=+—8"
%ﬂzﬂi?ﬁ ’Jsﬁfmﬁ%‘%%i
ETROREMEE HEEE
H4 B ANER#2,055,138,000(—
Z M4 : 4,342,154,0007T) ¢ LMSZ
FEN R B (M 5E21) Hep BIEF
B4 EE AR #289,656,0000L(— &
Z P94 :263,315,00070) ° 1R 15 @
HE MG MEBEERARD
TRk MEE RGBS BEE - It
Sh EBHRTREMEEARK
2,055,138,000c# ' BRAE A AR
#5239,140,000c M RIT R EMEE
TNiE RIS RIE -

:mw%

BRE@BERIN R_E-_AFE+=
B=Z+—H AEBEEEESH
A R #3,497,930,00070(= F = Y
F: AR%1,331,870,0007T) H#Y 4R
TREMEE UERAEARE
475,953,000 T & FE - 7 B (K 5E21)
(ZZ =M% : AR¥80,767,0007T)
ZHHBERER RO BRI NENK
FooB WAEETMETRE
MERBEAEELY IR XELNERK
B 1R BB 4T - m#*ﬂi%1a
ZEFWERARKES
BAOEREBELEMER -

TEZAZRARDLE 20255 #H

195



Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

23. BANK AND OTHER BORROWINGS

(continued)

Default of bank and other borrowings and
interest payables (continued)

Accordingly as 31 December 2025, events of default
and cross-default occurred in respect of certain bank
and other borrowings of the Group amounting to
RMB5,553,068,000 (2024: RMB5,674,024,000) and
interest payables amounting to RMB765,609,000 (2024
RMB344,082,000) in total.

23. RITREMEE &)

RTRHEHMEEUARENSFEZ
EBHNE)
A R—ZE-_RAF+-_A=+—
H AEBRTEEMEED
BHORRXXNEBHNBRBEAARE
5,553,068,0007C (=& — U 4 :
5,674,024,0007T)  FES F| B B 58
A ANE 765,609,000 (=& =1
& AR¥344,082,0007T) ©

24. SHARE CAPITAL 24. B
Number of shares Share capital
R EE fig 2
2025 2024 2025 2024
—E-HE Z—ZET-NFE ZE-HE —ZE_NF
‘000 ‘000 RMB’000 RMB’000
TR TR AREFT ARETT
Authorised EE
Ordinary shares of F I EE0.01
HK$0.01 each Btz E@AE 200,000,000 200,000,000 1,979,280 1,979,280
Convertible preference 7] #i% (& 5¢ i
shares 602,000 602,000 4,902 4,902
Issued and fully paid E&TREE
ordinary shares TER
At the beginning of  REY)
the year 5,088,208 5,088,208 42,890 42,890
At the end of the year R EX 5,088,208 5,088,208 42,890 42,890

1 96 China Sandi Holdings Limited Annual Report 2025



Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

25. SHARE-BASED PAYMENT TRANSACTIONS

At the annual general meeting of the Company held on
16 September 2011, the shareholders of the Company
approved the adoption of a share option scheme (the
“Share Option Scheme”).

The purpose of the Share Option Scheme is to provide
the Company with a flexible and effective means of
incentivising, rewarding, remunerating, compensating
and/or providing benefits to the participants. The Share
Option Scheme covers any employee (full time and part
time) holding salaries, agents, contractors, consumers,
suppliers and others providing similar services as the
board of directors in its sole discretion considers
eligible.

The exercise price, vesting period, the exercisable period
and the number of shares subject to each option will
be determined by the board of directors at the time of
grant.

The maximum number of unexercised share options
currently permitted to be granted under the Share
Option Scheme is an amount equivalent, upon their
exercise, to 30% of the shares of the Company in issue
at any time. The maximum number of shares issuable
under share options to each eligible participant in the
Share Option Scheme within any 12-month period is
limited to 1% of the shares of the Company in issue at
any time. Any further grant of share options in excess
of this limit is subject to shareholders’ approval in a
general meeting.

Share options granted to a director or substantial
shareholder of the Company, or to any of their
associates, are subject to approval in advance by the
independent non-executive directors of the Company.
In addition, any share options granted to a substantial
shareholder or an independent non-executive director
of the Company, or to any of their associates, in excess
of 0.1% of the shares of the Company in issue at any
time and with an aggregate value (based on the price
of the Company’s shares at the date of the grant) in
excess of HK$5 million, within any 12-month period,
are subject to shareholders’ approval in advance in a
general meeting.

25. LR B/BEEZNARRS

RZE——FAATRBETZA
RABRRBFEFRE L ARARKRRK
o PR — TR AR R 8 ([RE A
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M-BEREASIREEZTSE2ED
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EFEeNELBERERETEN
BREZITEE BBH  1TEH
NP BB EA -

B A& /E R BB A AT 81K W R 1T
EEEEZHE LR HERZF
R IR M 1T {6 R K 2 ) M 1] By T
BEBETRM 230% « REM+ =&
H HA TR AR 12 8 P A (7] B A A T
ERAERSEERITZRELR -
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25. SHARE-BASED PAYMENT TRANSACTIONS

(continued)

The offer of a grant of share options may be accepted
within the date specified in the offer, upon payment of
a nominal consideration of HK$1 in total by the grantee.
The exercisable period of the share options granted
is determinable by the directors of the Company, and
commences after a certain vesting period and ends on
a date which is not later than 10 years from the date of
the grant of the share options.

On 22 February 2016, a total of 46,000,000 shares
options (Batch 1 Options) were granted to the directors,
employees and others providing similar services of the
Group at a cash consideration of HK$1 per grantee
which entitle the grantees to subscribe for new ordinary
shares of the Company at an exercise price of HK$0.285
per share. It shall be exercisable during the period from
the date of grant, first, second and third anniversary of
the date of grant respectively in the following manner:

(@) 25% of the option will be exercisable during the
period from the date of grant;

(b) 25% of the option will be exercisable during the
period from the first anniversary of the date of
grant;

() 25% of the option will be exercisable during the
period from the second anniversary of the date of
grant;

(d) 25% of the option will be exercisable during the
period from the third anniversary of the date of
grant.
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

25. SHARE-BASED PAYMENT TRANSACTIONS 25,

(continued)

On 24 April 2018, a total of 59,700,000 shares options
(Batch 2 Options) were granted to the directors,
employees and others providing similar services of the
Group at a cash consideration of HK$1 per grantee
which entitle the grantees to subscribe for new ordinary
shares of the Company at an exercise price of HK$0.420
per share. It shall be exercisable during the period from
the date of grant, first and second anniversary of the
date of grant respectively in the following manner:

(@) 40% of the option will be exercisable during the
period from the date of grant;

(b) 30% of the option will be exercisable during the
period from the first anniversary of the date of
grant;

(c) 30% of the option will be exercisable during the
period from the second anniversary of the date of

grant.

Details of specific categories of options are as follows:

URMDREEZNRRS @)

RZE—N\FENA-_+IHHE &%
59,700,000 B Rx & (58 —#tHE AR #E)
ERTAEECZEES - EERREMH
HERBNEMAL BR2EARA
BALXNBEERENETT - AE AR
BE IR T AR0.420/8 T 2 1T H B2
BAQNRHLTEK -HAo R RIT
HTHH REBH—RBFREMBEF
HRER AR AT A RITE

(a) RIRLEBHEPERGAITE
40% B8 f 4

(b) MEHBH—BFEIBEAE
AJ T30 % 5 A HE

(0 REL B HAREFEREAK
FIT1E30% B AR 1 -

BREAREMN ZFHBOT

Date of grant Vesting period Exercisable period  Exercise Price
BB HEDE TEHE TEE
Options granted to directors, 22 February 2016 Immediately to 22 February 2016 to HK$0.285
employees and others 3 years from the 21 February 2022
providing similar services date of grant
RTEF EERREHELN —T—KR%F AREREASE —T—XRF_HA 0.285/% 7T
FRs 2 A+ 2 IR —“A=+=H 3% —t+ZHZE
—E--%-H
—+—H
Options granted to directors, 24 April 2018 Immediately to 24 April 2018 to 23 HK$0.420
employees and others 2 years from the April 2024
providing similar services date of grant
RTEE EERRHELN —Z-N\F ARERERHE —T—-N\FOA 0.4207 7T
RS2 B A+ 2 FERRE mAZ=+mH 26 “t+HBE
—T_MFOEA
—+=H
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25. SHARE-BASED PAYMENT TRANSACTIONS 25. RGO AEHESNHERS (&)

(continued)
The following table discloses movements of the TREBEEHZE-_ZE-_AF+=-A8
Company's share options held by directors, employees =S+—HLEFEES - EERREH
and others providing similar services during the year BURBzZEMALTERE ZARF
ended 31 December 2025. fEiE &g -
2025 —EB-HE
Outstanding Granted Exercised Lapsed Outstanding of
of 1 January during the during the during the 31 December
Option type 2025 year year year 2025
—E-nE —ECRE
-A-H tTZA=t-8H
BRESE i RATHE ERR FRTE FEREU KT
Batch 2 Options: BEoHERE
Ex-Directors BER - - - - -
Directors B - - - - -
Employees and others EERRUBURE .
providing similar services  Ef AT - - - - -
Total st - - - - -
Exercisable at the end of XA {7
the year -
Weighted average exercise  JIEF917 6 (& N/A N/A
price TEMA TEA
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

25. SHARE-BASED PAYMENT TRANSACTIONS 25. LR AHEESINHERS (&)

(continued)
The following table discloses movements of the TEREEHEZE _ZT_WNFE+=A
Company’s share options held by directors, employees ST+—HLEFERNESZ - EBERIE
and others providing similar services during the year HEURBEZEMALTHEE AR
ended 31 December 2024. AIRERRE 2 B8 -
2024 —E-ME
Outstanding Granted Exercised Lapsed Outstanding of
of 1 January during the during the during the 31 December
Option type 2024 year year year 2024
ZECME ZE-ME
-RA-H +ZA=t+-H
BhRERD KT FREH FRTE EREN ESR:
Batch 2 Options: B HEBRE:
Ex-Directors £ 23,000,000 - - (23,000,000) -
Directors 5 6,400,000 - - (6,400,000) -
Employees and others EERREBURE
providing similar services  Ef AL 18,200,000 - - (18,200,000) -
Total @t 47,600,000 - - (47,600,000 -
Exercisable at the end of ~ EXRT7(E
the year -
Weighted average exercise  JIET #1118
price HK$0.42038 70 N/ATER
No options were granted during the year ended 31 Rz _NFEF+_A=+—H
December 2024. IEFE - SER LA ERE -
No share option was outstanding as at 31 December R-_E-_RAFER_ZT_WNFE+_H
2025 and 2024. =t+—H UEEAHARTENHE
W #E o
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

26. CONVERTIBLE BOND

The movement of the debt and derivative components

26. (TR ES
RER - A RIRES 2 B RATE

of the convertible bond for the year is set out below: TEHEKHBD 2 EBEINWAT :
Debt Derivative
component  component Total
BRARK fTETA
o RIS @t
RMB’000 RMB’000 RMB’000
ANREFTT ARETF T ARETT
As at 1 January 2024 R-ZZE-NF—HF—H 451,435 - 451,435
(Gain)/loss on change in terms of MR EFER Y (kK) /BAE
convertible bond (note 8) (H#£8) (255,906) 74,177 (181,729)
Interest expense (note 9) FERX (H:29) 19,966 - 19,966
Interest paid B FI 2 (5.452) - (5,452)
Loss in fair value recognised in profit %Tﬁﬁ?&ﬁﬁwz NEERE
or loss - 10,005 10,005
Exchange realignment i 5 5% 6,899 2,701 9,600
As at 31 December 2024 and fjéfgfmi-l- A=+—-8BRk
1 January 2025 “E-hF—A—H 216,942 86,883 303,825
Interest expense (note 9) FIBRX (f1i29) 19,019 - 19,019
Loss in fair value recognised in profit ~ WMExHERZ A TEEE
or loss - 13,571 13,571
Exchange realignment i 5 3% (8,637) (3,542) (12,179)
As at 31 December 2025 RZE-RF+=-A=1+—H 227,324 96,912 324,236

Binomial valuation model is used for valuation of the
derivative component. The key inputs used in the
model disclosed in note 30(c). The share price as at 31
December 2023 were HK$0.09.

On 30 January 2019, the Company issued 1%
Convertible bond (the “Convertible Bond” due in 2024)
in the principal amount of HK$500,000,000 (equivalent
to RMB428,319,000) to Primary Partner International
Limited (“Primary Partner”), which is wholly-owned by
Mr. Guo, as part of the consideration for acquisition of
All Excel Industries Limited (“All Excel”). The convertible
bond is denominated in HK$. The Convertible Bond
due in 2024 entitles the holder to convert them into
ordinary shares of the Company at any time starting
from 30 January 2019 to 30 January 2024 at a
conversion price of HK$0.412 per share.
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Al MPrimary Partner International
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YE &35 W BAIl Excel Industries
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

26. CONVERTIBLE BOND (continued)

The conversion price is subject to adjustment arising
from alteration of the nominal amount of the shares
caused by share consolidation, share subdivision, rights
issue or any other reasons as provided in the terms and
conditions of the convertible bond. The Company may
voluntarily redeem all or any part of the convertible
bond at any time following the issue of the convertible
bond and prior to the maturity date by repaying the
holder of the convertible bond all outstanding principal
amount together with unpaid interest accrued thereon
up to the date of voluntary redemption. Holder of the
convertible bond has no right to require the Company
to early redeem the convertible bond.

The Convertible Bond due in 2024 contains two
components, debt component and derivative
component (including conversion option and early
redemption option). Upon initial recognition, the
fair value of debt component is HK$336,051,000
(equivalent to RMB287,874,000) and the fair value of
derivative component is HK$317,907,000 (equivalent
to RMB272,331,000). The effective interest rate of the
debt component is 9.55% per annum and subsequently
carried at amortised cost. The derivative component
is measured at fair value at initial recognition and
at the end of the reporting period with changes in
fair value recognised in profit or loss. A fair value
gain on derivative component of convertible bond of
RMB6,320,000 was recognised in profit or loss for the
year ended 31 December 2023.

The fair value of derivative component of Convertible
Bond due in 2024 as at 31 December 2023 have been
arrived at on the basis of a valuation carried out by
Valplus Consulting Limited, an independent professional
valuer not connected to the Group.

26. TEERESF @)

BRERAEERD A ROKF
AR~ A Bk AT R BRE I AR R B R A
P AR TE 2 1A L At 32 /R T 38 AR {0
HEZFMELFHE - AR AR
BLOAHAMEARRESTEARE
EEARBEASBRHEE RN
MEREFETAIMRESRR LB A
Al A7) B 6] B BB BB (=) = 7B sk AL f) 7
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BREERARAREFELOARKE
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N

=
K

T_OFRBABRKES
BEMEAKID  BHEAKI D
EOTETREBEKES D (BEEIRE
MERE R IRATHE O B IR #E) - 1) P 7E
RE - BHEAXBINAFES
336,051,000 ¢ (HHE R AR
287,874,0007T) * MATAE T EMAK
B HE A F{E A317,907,0005 ¢
(8N AR®272,331,0007T) °
BEREKBOINERNEEESF
9.55% ' HIZ LB H A AT BR 17
AT EEHMRU T ERERR®
EHREATFEFE 2FEEY
AFAER BEZZT-_=F+=A
=+t—HLEFE REZERZA
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26. CONVERTIBLE BOND (continued) 26. AR ES (&)

On 30 January 2024, the Company and Primary Partner
entered into a deed of amendment in relation to the
proposed convertible bond amendments (the “CB
Amendment Deed”) pursuant to which the Company
and Primary Partner have conditionally agreed to amend
the terms and conditions of the Convertible Bond to the
effect that: (i) the principal amount of the Convertible
Bonds shall be changed from HK$500,000,000 to
HK$300,000,000; (i) the maturity date shall be changed
from 30 January 2024 to 30 January 2029; (iii) the
interest rate shall be changed from 1% per annum to
2% per annum; (iv) a right shall be granted to Primary
Partner to require the Company to redeem all of the
outstanding Convertible Bonds at any time prior to the
maturity date by giving 30 business days prior notice
to the Company; and (v) the conversion price of the
Convertible Bonds shall be changed from HK$0.412 to
HK$0.090 per Conversion Share. The CB Amendment
Deed will take effect retrospectively from 30 January
2024, contingent upon the fulfilment of certain
conditions precedent and the shareholders’ approval is
obtained. Save for the Proposed CB Amendments, all
other terms and conditions of the Convertible Bonds
shall remain unchanged.

At the date of the change of terms, the fair value
of the liability component was estimated at that
date using an equivalent market interest rate for
a similar bond without a conversion option. The
fair value of debt component is HK$218,380,000
(equivalent to RMB198,463,000) and the fair value of
derivative component is HK$81,620,000 (equivalent
to RMB74,177,000). The effective interest rate of the
debt component is 8.99% per annum and subsequently
carried at amortised cost. The derivative component
(including conversion option and early redemption
option) is measured at fair value at the date of change
of terms and at the end of the reporting period with
changes in fair value recognised in profit or loss. A
net gain on change in terms of convertible bond of
RMB181,729,000 and a fair value loss on derivative
component of convertible bond of RMB10,005,000
was recognised in profit or loss for the year ended 31
December 2024.

2 04 China Sandi Holdings Limited Annual Report 2025

R-_E-_NF—A=Z+H ' ARQF
EdPrimary Partnergt i@ s AR E 5
BEIFI BT RE (A RKRESFE
IR - #H ik - A &) EPrimary
PartnerE B &R BB I RKRE
FEVER AR - B (DT &
% 7 K4 58 ¥ 500,000,000 T &
2% /300,000,0007% 7t ¢ (iDEHA B #

ZENE-—A=THE®RAZ=
T-AF—A=+H: (VFEFXRfH
1% E 20 A2% : (iv)Primary Partneri#
EETEF - "] B H B A B
BB A QR 2 3018 & % A
MELBHN BRXARFELRME
REBATBRBRES: RVATBRKRE
FZMRES BT RIRRR%H0.412
B ITE R A0.09058 7T o Al # j% (& 5
BIZEEE T -_NF— A=+
HReEMER  WAFETERE
HiZER RIS R ER FRIER -
BREZAUBBRESBEIIN  JTHRK
& 75 B P B A 16 3R K R 14 8 4 45

RIEHEEER BEBIHNAF
BENRAEZESFEEREATA
ERENESFNSEMS A ERZ
AHEsrSE -EXX>NRFES
218,380,000 L (HHE R AR
198,463,0007T) " HTAE B &) A F
{8 /581,620,0008 7T (FHE R ARE
74,177,0007T) B E D 2 ERF
FI & 58.99% + H & & # 5 ok & 7]
R-TAETAERD (BREREHBRERE
AIAEREE) NMEREE B RREH
KIEAFEFE 2 FEEHNIE
HHER -HE_ZT _WWF+_A8
=t+—HLEFE TTBRREHFEK
a2 g E AR 181,729,000
EAagBRESTEIEIS S 2 AF
B E 18 A R %10,005,0007T 2 R 18
AR o



Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

26. CONVERTIBLE BOND (continued)

The fair value of liability component and liability
component at the terms change date of the Convertible
Bond due 30 January 2029 and the fair value of derivate
component of the Convertible Bond due 30 January
2029 as at 31 December 2024 have been arrived at on
the basis of valuation carried out by Valplus Consulting
Limited, an independent professional valuer not
connected to the Group.

Binomial valuation model is used for valuation of the
derivative component. The key inputs used in the
model disclosed in note 30(c). The share price as at 31
December 2024 were HK$0.02.

On 13 January 2024, Primary Partner transferred
the Convertible Bond in principal amount of
HK$150,000,000 and HK$150,000,000 to Apex Infinite
International Limited and Vest Perfect Holdings Limited,
respectively. On 27 August 2025, furthermore, Apex
Infinite International Limited and Vast Perfect Holdings
Limited transferred the Convertible Bond in principal
amount of HK$150,000,000 and HK$150,000,000,
respectively to Access City Holdings Limited. On the
same date, the Convertible Bond in principal amount
of HK$150,000,000 and HK$150,000,000 were further
transferred to CIS Opportunities Ill Fund LPF. CIS
Opportunities Il Fund is wholly owned by CIS Capital
(International) Limited and controlled by Access City
Holdings Limited. CIS Securities Asset Management
Limited is the investment manager. Accordingly, CIS
Opportunities Il Fund LPF Limited become the existing
holder of the Convertible Bond.

26. TEERESF @)

RZE-_NE+_A=+—H R
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27. PROMISSORY NOTE 27. R EE

On 30 January 2019, the Group issued promissory note
with principal amount of HK$600,000,000 (equivalent
to RMB513,983,000) to Primary Partner as part of the
consideration for acquisition of All Excel. The principal
amount of the promissory note shall be settled either
in full or in part by no later than 30 January 2024.
The interest payables under the promissory note shall
accrue at the rate of 3% per annum for the first and
second years, 4.5% per annum for the third and fourth
years and 6% per annum for the fifth year after the
date of issuance on the outstanding principal amount,
respectively. The Company has the discretion to repay
all or part of the principal balance at any time prior
to the maturity date by giving 10 business days prior
written notice to holders of the promissory note. As at
31 December 2023, the fair value effect of the early
redemption options are assessed to be insignificant.
Holder of the promissory note has no right to require
the Company to early redeem the promissory note. The
promissory note is initially measured at fair value and
subsequently measured at amortised cost, using the
effective interest method. The effective interest rate of
the promissory note is 9.56% per annum.
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27. PROMISSORY NOTE (continued)

On 30 January 2024, the Company and Primary Partner
entered into the deed of amendment in relation to the
promissory note amendments (the “PN Amendment
Deed”) pursuant to which the Company and Primary
Partner have conditionally agreed to amend the terms of
the Promissory Note to the effect that: (i) the principal
amount of the Promissory Note shall be changed from
HK$600,000,000 to HK$800,000,000; (ii) the maturity
date shall be changed from 30 January 2024 to 30
January 2029; (iii) the interest rate shall accrue at the
rate of 6% from 31 January 2024 to 30 January 2029;
and (iv) a right shall be granted to Primary Partner to
require the Company to early redeem all or part of
the Promissory Note at any time prior to the maturity
date by giving 30 business days prior notice to the
Company. The PN Amendment Deed takes effect from
the date of the PN Amendment Deed. The principal
amount to be redeemed early must be in multiples of
HK$1,000,000, with a minimum amount of no less than
HK$1,000,000, or must constitute the entire remaining
outstanding principal amount. Save for the aforesaid
PN Amendments, all other terms of the Promissory Note
shall remain unchanged. As at 31 December 2024,
the fair value effect of the early redemption options
are assessed to be insignificant. The promissory note
is initially measured at fair value and subsequently
measured at amortised cost, using the effective interest
method. The effective interest rate of the promissory
note is 8.39% per annum. Loss on changes in terms of
promissory note of RMB112,989,000 was recognised in
profit or loss for the year ended 31 December 2024.

As at 31 December 2025, the carrying amount of
the promissory note is RMB720,659,000 (2024:
RMB691,525,000), and the directors consider that the
carrying amount of the promissory note recognised in
the consolidated financial statements approximate to its
fair value.

27.

REVBHERRME

—ECAFF A= —HULFE

EREE )
RZZE-_WWE—-—HA=+H ' AQF
HiPrimary Partners] 3 & H R & (&
RARE(AAZEBEFTRE] &
Itk + ZK 2 &) E2Primary Partnerf 1§14
B EASR] A R AR - LA : ()
R B AR & %8 600,000,000
JL % E 800,000,000/ JT ¢ (i) 2 H
BFR-ZZE-_MF—H= —T—E'ﬁ"f“éii?%
—E-AF—A=+H: (B =
“WE—HA=+— Hifg—j'bﬂz
—A=1+HEHE FEEZ6% 2 F

;—’Eﬁ‘”’ ; &(iv)Primary Partner&#% ¥
R AR EIERE ATE MR [

PIN/N 7%&%« SR BR@A -
ZSRARA R BB | 2 86 2k 3 9 &
HREB EAHEBEBIIROB RG]
EHER -RABRZASSEEA
/41,000,000 T 2 B &G IES
#8115 4 71,000,000 7T 0 7B A
PEHREEARASHTE B Ll AR

BB TS  FOLBIBZ A R
BB TR R=F=MF+=

A=+—HB =RAELHEHQF
ENFELTHAMTRE &K
ZEVNBEATETE  EBEA
FERM R R IRE R AT E - &K
ZECEBRFHNEBS39% - -HE
—E-NFE+=—A=+—HItFE -
AEARZBEKIEHEEZEHEERA
R#112,989,0007T 2 R I8z AR HER ©

R—ZE_RAF+=-_A=+—H"

AR EBEMNEBEAARE
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

28. DISPOSAL OF SUBSIDIARIES

(a) Disposal of its 51% equity interests
in Nanping Sandi Yunfu Real Estate
Development Co., Ltd (“Nanping Sandi
Yunfu”)

On 5 April 2025, Fuzhou Gaojia Real Estate Co.,
Ltd. (F@ M & EFHEFR A, a wholly owned
subsidiary of the Company, disposed of its 51%
equity interest in Nanping Sandi Yunfu (§ ¥ = i
ENEMERMBEEGRE AT), at a consideration of
RMB1 to an independent third party. The disposal
of Nanping Sandi Yunfu was completed on 5
April 2025, and upon completion of the disposal,
Nanping Sandi Yunfu ceased to be the subsidiary
of the Company.

(a)

Details of net liabilities disposed of in respect of
the Nanping Sandi Yunfu at the date of disposal
are summarised below:

28. HEKMEB QA

HEEREP=ZBEFEH
ERREARARA(EE=HE
E/F]) M51% K #E

RZZE_RAFWARB AR
AEEMBRAREMNSER
EBERRAANARBITZAR
BRABYE=-FLEERNET
ZHEFNS1%KE - HERE
FomERER T -_AFN
AREAZRK HEZKE &
FZ@HmEBERFTHEAARQR K
BAT -

FAmT=@ENFNEE B
ZEHEABFEEFBEHEN
T

RMB’000
AR For
Property, plant and equipment ME - BENMKE 8
Deferred tax assets ELEBIEEE 12,104
Contract costs B IR AN 12,806
Inventories of properties MEEFE 859,316
Trade and other receivables and JE ST BR R K% EL th, i U R IE A I
prepayments FE S FRIE 33,605
Amount due from non-controlling JiE W FE 28 A% AR 3R SR 1B
shareholders 32,650
Income tax recoverable AT El FTEHR 2,301
Restricted bank deposits ZREIRITEFER 1,086
Bank balances and cash RITHB LIRS 3
Trade and other payables and accruals JE 1T BR R e B At B 5 SR IB A K2
et & A (515,815)
Contract liabilities AHEE (269,774)
Bank borrowings RITEE (220,342)
Net liabilities disposed of BEHEaEFE (52,052)
Less: non-controlling interests W RS (25,506)
Gain on disposal of the Nanping Sandi Yunfu & 5 = i Z fF Ui 25 26,546

Total consideration BwRE
Net cash outflows arising from disposal:
Consideration received

Less: bank balances and cash disposed of

B E

B BEHERITERKLED

HEFBEEL 2R REFR
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

28. DISPOSAL OF SUBSIDIARIES (continued)

(b) Disposal of its 51% equity interests in
Fujian Sandi Huahang Culture Development

Co., Ltd (“Fujian Sandi Huahang")

On 28 October 2025, Fujian Sinco Industrial
Company Limited (1832 BIEABR 2 7)), a wholly
owned subsidiary of the Company, disposed of its
51% equity interest in Fujian Sandi Huahang (&
BZmERXERABMR AR at a consideration
of RMB1 to an independent third party. The
disposal of Fujian Sandi Huahang was completed
on 28 October 2025, and upon completion of the
disposal, Fujian Sandi Huahang ceased to be the

subsidiary of the Company.

Details of net liabilities disposed of in respect of
the Fujian Sandi Huahang at the date of disposal

28. HEMB QT (&)
(b) HEHABER=ZHBEMR L
BRAERAF((EE=BmE

fi 1) B951% B8 #E
RZE-_RAF+A=-+N\H"
ARRZENBRBEEELR
BEERAFAUARBITY
REABIE= T HEENE
BT E RS %R o HE
BRECHEMRON S -RE
+A-+NABEK - HERRK
% ER-BEMFTBALA

FAMHE AT -

ERREZBEMN L ERH
Z B HEREFEFBH L

are summarised below: N
RMB’000
AR TFor
Trade and other receivables and JFE LT B R R LA U R TR DA K
prepayments iGN/ S 542
Bank balances and cash RITHBERS 56
Trade and other payables and accruals JE A BR 30 B EL Ath B AN FROE A K
FEETE A (854)
Net liabilities of BEHEBEFE (254)
Less: non-controlling interests W FEER R (124)
Gain on disposal of the Fujian Sandi HERE=-BERKZD
Huahang 130
Total consideration BRAE -
Net cash outflows arising from disposal: HEFHEA RS RLFE
Consideration received R E -
Less: bank balances and cash disposed of i : B HERITEBR RIS (56)
(56)
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

28. DISPOSAL OF SUBSIDIARIES (continued)

(c) Disposal of its 100% equity interests in

Fujian Jingdu Real Estate Co., Ltd (“Fujian
Jingdu”)
On 4 November 2024, Fujian Xianke Industrial
Co., Ltd. (FB2EBMEXAMR A A) and Fuzhou
Gaojia Real Estate Co., Ltd (BMBEEHEARR
A 7]), wholly owned subsidiaries of the Company,
disposed of its 95% and 5% equity interest,
respectively in Fujian Jingdu (82 R#EXEER
A 7A]) at nil consideration to an independent third
party. The disposal of Fujian Jingdu was completed
on 4 November 2024, and upon completion of the
disposal, Fujian Jingdu ceased to be the subsidiary
of the Company.

28. HEMB QT (&)

(c) HEEERHEXERLT
([FEEEEL]) 100% A #&

RZE-_WNF+—AWA &K
NAZEMBRAREBRELNE
¥ERRIMEMNSERBE
ERABNERED B MBI
FZHAHEERBEERBNEE
BREARIMI5% N5%MAE - 18
ERHBEEZHEETEER S
T_MNE+—AWMHEREK - H
EEHTEKE BERBERE
THBAEARBZHWEAT -

FREERENHERRZD
HEBEFEFABHMNT :

Details of net assets disposed of in respect of
the Fujian Jingdu at the date of disposal are
summarised below:

RMB’000
AREFor
Property, plant and equipment M- WEREE 50
Investment properties REME 594,087
Inventories of properties held for sale BIEHEMEFE 5,975
Trade and other receivables and JE Ui R 5% K2 EL At i U SR IE A I
prepayments BT FRIR 72,628
Bank balances and cash RITEHR LR 2 59
Trade and other payables and accruals FE A BR FR B B b B AN I LA &2
fEETEH (372,578)
Contract liabilities ERNAaE (699)
Bank borrowings RITEE (231,240)
Deferred tax liabilities EEBIEAE (14,281)
Net assets disposed of EHEEEFRE 54,001
Less: non-controlling interests W FEER R -
Loss on disposal of the Fujian Jingdu HEREREEE (54,001)
Total consideration BRE -
Net cash outflows arising from disposal: HEEACHEESMEFE
Consideration received 2R E -
Less: bank balances and cash disposed of i : B HERITEBRNIES (59)
(59)
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

29. 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 composition of debt and
equity balance. The Group’s overall strategy remains
unchanged from prior year.

The capital structure of the Group consists of net
debt, which includes the bank and other borrowings
of RMB5,553,068,000, convertible bond of
RMB324,236,000, promissory note of RMB720,659,000,
disclosed in notes 23, 26, and 27 respectively, net
of cash and cash equivalents of RMB40,515,000
and deficit attributable to owners of the Group of
RMB174,815,000, comprising share capital and
reserves.

The management of the Group reviews the capital
structure periodically. As a part of this review, the
management reviews the planned construction projects
proposed by engineering department and prepares the
annual budget taking into account of the provision
of funding. The management of the Group assesses
the annual budget and considers the cost of capital
and the risks associated with each class of capital. The
management of the Group also balances its overall
capital structure through the repayment of dividends,
new share issues and share buy-backs as well as the
issue of new debt or the redemption of existing debt.

29. EXEARER

AEBEEEERURRAKE
EREANFELE UEBEBLE
15 M e AR B R A R AR K B
AEBNEBRESREF ERE

REBERAEBERFEY (BIF
DRI 23 « 26 27 H B 2 tR1T
N E & & A R #5,553,068,000
7T~ AR fE S A R #324,236,000
TC R W B AR 720,659,000
T RekBecEEFEARYK
40,515,000t X A EEHEHE A B
s 4l A R #174,815,0007T (B 4% %
R EE) B o

AEEEEEETHEMNENRE -
ERBEHNZ M2 BEEEEHNT
REMESENFEZERE XA
ERINESLHRREFERE -
AEEEEERBRIGEFEREN
REBEZRAREEESHIER
Rk - AEBEETEBEERS
FR A B 1T K Bt B B8 DA e 1T 37
ERYEORAERTOHEEEER
REEHE o
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

(a)

30. FINANCIAL INSTRUMENTS 30 T A
Categories of financial instruments (a) 2RI EZHER
2025 2024
—E-RE —E-OF
RMB’000 RMB’000
AR FT AREF T
Financial assets B EE
Financial assets at amortised cost REEN AR EZ
MBEE 862,809 1,379,880
Financial liabilities MEas
Financial liabilities at amortised cost IR At E 2
WBarE 9,183,455 10,135,433
Derivative financial instruments TEeMT A 96,912 86,883
9,280,367 10,222,316
Financial risk management objectives and (b) BIKEAKEEEEREEK

(b)

policies

The Group’s major financial instruments include
trade and other receivables, other refundable
deposits, amounts due from related companies
and non-controlling shareholders of subsidiaries,
restricted bank deposits, bank balances and cash,
trade and other payables, deposits received from
tenants, amounts due to related companies, and
the ultimate controlling shareholder, bank and
other borrowings, convertible bond and promissory
note. 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 of
the Group manages and monitors these exposures
to ensure appropriate measures are implemented
on a timely and effective manner.

2 1 2 China Sandi Holdings Limited Annual Report 2025
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and

policies (continued)
Foreign currency risk management

Foreign currency risk is the risk that the value of a
monetary item will fluctuate because of changes in
foreign exchange rates.

The Company and certain of the Hong Kong
subsidiaries of the Company have bank balances,
other receivables, other payables, amounts due to
related companies, convertible bond, promissory
note and intra-group balances denominated in
Hong Kong Dollar ("HK$"). The Group manages
its exposures to foreign currency transactions by
monitoring the level of foreign currency receipts
and payments. The Group ensures that the net
exposure to foreign exchange risk is kept to an
acceptable level from time to time.

The Group considers its foreign currency exposure
is mainly arising from the exposure of HK$ against
RMB. The Group regularly reviews the balances
of assets and liabilities and the currencies in
which the transactions are denominated so as to
minimise the Group’s exposure to foreign currency
risk.

30 €@ T B (&)

(b)

BEEREEERRBE(E)

I BB EE
S IR J 5 O B M NS
X BT 2 AR -

ARRREETEEHRBRA
BIRITHEER - H b B WRIRE
HibENRIE ENEELR
BIRIA - ATRRES AR E
B REBARRMBGEHAE
(BT AHE AEBEER
HNEE W R B A FROK S - FELAE
BIME R Z ) E B o AN & E E
R BT A 1 S L g 0% B8 T B
MERF IR AT SKF ©

AEERR HEIERREE
KEBEETAARBZRER - K
SEEHRIHEEENAGRS
BUARZH 2 ERFEEM
BEROAKBE RS ZINE
[\ o
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

30. FINANCIAL INSTRUMENTS (continued) 30. @ T B (#w)
(b) Financial risk management objectives and (b) BIBEREEEEREE (&)

policies (continued)
Foreign currency risk management (continued) ISR e B EE ()
The carrying amounts of the Group’s foreign AN £ B DA SNBSS B I T SN
currency denominated monetary assets and R EEEENEE ARG
monetary liabilities and intra-group balances, REBARGIBGEHR (BEREE
with exposure to foreign currency risk which are REBRE)PNHEHARZIR
considered as significant by management, at the HEHT :

end of the reporting period are as follows:

Assets Liabilities
BE =R
2025 2024 2025 2024

—E-RE —E-NE —E-RE —E-NFE
RMB'000 RMB’000 RMB’000 RMB’000
AREFT ANEETT AEEFT ARETFIT

HK$ - total bank and &L —RTRES N/A N/A
cash balances EEREETR 724 519 TiE A iE A
HK$ - trade and other 7T — FE U BR 7 &2 N/A N/A
receivables H & W5k IB 49,292 51,192 TER @A
HK$ — amount due B EWEER
from related AFA N/A N/A
companies 3,052 3,123 EH T A
HK$ - trade and other &7t — N EZ K& N/A N/A
payables Hh JE T 5018 rEA TEA 57,651 52,578
HK$ - debt B - BRRES
component of (=035 N/A N/A
convertible bonds FEH @A 227,324 216,941
HK$ — derivative Br-mBRRES
component of TTETEHS N/A N/A
convertible bonds TEH TEA 96,912 86,883
HK$ — promissory note & 7t — i Z 1% N/A N/A
TEHA NiE A 720,659 691,525
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For the year ended 31 December 2025 #HZE-—F_-AF+=-H=+—HILFE

30. FINANCIAL INSTRUMENTS (continued) 30. @@ T R »)
(b) Financial risk management objectives and (b) BIBEREEEEREE (£)
policies (continued)
Sensitivity analysis BBE T
The following table details the Group’s sensitivity TERFAVAKEFBRN ARG E
to a 5% (2024: 5%) increase and decrease in TTEXRE MR AP5% (Z=F
RMB against HK$5% (2024: 5%) is the sensitivity PO 5% )BT EIRRE o &
rate used when reporting foreign currency risk MAEEZEIE A BERINE
internally to key management personnel. The B - FE5% (ZZF Z P4
sensitivity analysis includes only outstanding 5% ) REBREEL X - GURE
foreign currency denominated monetary items and DITEBERTBREIL UINE
adjusts their translation at the end of the reporting HE2E®IEE BRHEH
period end for a 5% (2024: 5%) change in foreign RIRE R 75% (ZE P 4F :
currency rates. A positive number below indicates 5%)BEETHRERE - TX
an increase in post-tax loss where RMB strengthen ZE%&%,AT\/\E%R%EiH
5% (2024: 5%) against HK$. For a 5% (2024: 5% (ZZF_PNF 5% ) FK
5%) weakening of RMB against HK$, there would WBEER ZIEin o AR HE
be an equal and opposite impact on the post-tax ﬁTE%S% (ZZEZF :5%)
profit and the amounts below would be negative. CAlgERBRMEEBBEERKKR
ﬁE’MHﬁ?&ﬁ“ i~ X H) & FE
BRa-
2025 2024
—EZHFE T MF
RMB’'000 RMB’000

ARMFIT ARETTT

Increase in post-tax loss for the year F AR & BB N 39,355 37,241
In managements opinion, the sensitivity analysis is EEERA BRESTIAA
unrepresentative of the inherent foreign exchange XEEIERR  REAFR
risk as the year end exposure does not reflect the R T = AR S 2 B o

exposure during the relevant years.
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30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and (b)

30 €T B (&)
BEEREEEERBE (&)

policies (continued)
Interest rate risk

The Group is exposed to fair value interest rate
risk in relation to fixed-rate bank and other
borrowings, debt component of convertible bond,
promissory note and amount due to a related
company as disclosed in notes 23, 26, 27 and
36(a) respectively. These financial instruments
issued at fixed rates expose the Group to fair
value interest rate risk. The Group cash flow
interest rate risk is mainly concentrated on the
fluctuation of interest rates on restricted bank
deposits bank balances and variable rate bank and
other borrowings. The Group is not exposed to
significant cash flow interest rate risk on restricted
bank deposits and bank balances as the fluctuation
in interest rate is insignificant. The Group has not
used any financial instruments to hedge potential
fluctuation in interest rates.

The following table illustrates the potential
impact of a parallel upward or downward shift
of 100 basis points in all financial instruments’
yield rate on the Group’s (accumulated losses)/
retained profits, based on the Group’s positions
of variable interest-generating assets and variable
interest-bearing liabilities at the end of 31
December 2025 and 2024.

FI F & Bz

AEBGREERITREME
B nMRESF 2 EBEARE
DoERAER BN —HEBEE
NAIRELHEGE (DR
M 5523~ 26 ~ 27 K 36(a) A #
E)EBRAFEMNEER - - Z
EeMIAKRETENEREIT
EHAREBAZ AN FERNERR
B o AEBIRESRF R =
EEPRZRHRITHERKIE
THEERATSNERFETRE
ER - BRAERRIY A&
Ko AN B 4 5t S BRIl 3R
TEREBITEHRAREAR
EREMERR AEEILHE
AL T A MR
BIERS -

TREAEABRBEASER =T
“ThHERZZT-_MFE+ZA
—t—H&EREMNTESFEE
ERTEGTEAENRR 1A
M TARZEFEITEASKT
FRI00EEZHAEE (BB
B) /REGFHNBELE -

2025 2024
—E_RE —EZO4F
RMB’000 RMB’000
ARMFT AR F T
(REtEE)

(Accumulated losses)/retained profits R B8 & F
+ 100 basis points + T001E 25 23,740 20,338
- 100 basis points — 1001E = 2 (23,740) (20,338)
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and

policies (continued)
Credit risk and impairment assessment

Credit risk refers to the risk that the Group's
counterparties default on their contractual
obligations resulting in financial losses to the
Group. The Group’'s credit risk exposures are
primarily attributable to trade receivables, other
receivables, restricted bank deposits, bank balances
and amounts due from related companies and
non-controlling shareholders of subsidiaries. The
Group does not hold any collateral or other credit
enhancements to cover its credit risks associated
with its financial assets and financial guarantee
contracts, except that the credit risks associated
with financial guarantee contracts is mitigated
because they are secured over-by properties.

Trade receivables arising from contracts with
customers

The Group’s exposure to credit risk arising
from default of the customers is limited as the
customers have continuous repayment. Other
monitoring procedures are in place to ensure
that follow-up action is taken to recover overdue
debts. In addition, the Group performs impairment
assessment under ECL model on trade balances
arising from contracts with customers based on
provision matrix.

The concentration of credit risk in respect of trade
receivables is minimal, of which there are only 4
customers represent more than 5% of the total
trade receivables of the Group as at 31 December
2025 (2024: 2 customers).

30 €@ T B (&)

(b)

BEEREEERRBE(E)

15 B /7 B K g {8 77 15
EERREAEENT HE T
EREBHETMERAKEER
BEENER AEENEE
[ B £ 2 B AR AR EL
WKIE - RRHIRTHER R
1T 4 858 e R AR R & 1 =) K Y B
RAFFERBRRIEGH - K
SEVESETAAFRIE
i 15 B 38 58 8 5 LA AR % 22 H BF
BEERMBERGAOMEEZ
EERR MEEETMEER
BRHEBZEERRDRIE
AZEVHERSOUMEE
(]

EPERELZ BN

HREFEREENR A5HE
AEFEOT @R EERR
ER -AEBEEFIEEMEE
2R ARERIREUVRETTEIN
Ol @ HE R - I AEER
EREERZBEHNEEERE
AREPANELEZE I EE
EITRE RS -

RZEZAF+ZRAR=+—
H BUEFRNEERRSEF
ERE EhEamasFs (=
E_NMF -WMEBEREPL)MASE
| fE IR AR SR B BB HIS5 % A | o
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30. FINANCIAL INSTRUMENTS (continued) 30. @@ T R

(b) Financial risk management objectives and (b) BBEREEEEREE (&)
policies (continued)
Credit risk and impairment assessment EEE R B E ()
(continued)
Trade receivables arising from rental income X5 W A 59 W RS
Trade receivables arising from rental income are REHSWANE S ERERR
assessed for ECL individually and the provision HEHEEHREBETERF
rates are based on the historical default rates, past o BREBERTENELED
due status and the financial capability of individual R @R E R EBRABEA
debtor taking into consideration forward-looking e BEFRAE A X
information that is reasonable, supportable and BEEBABASKASAZ T
available without undue cost or effort. For the FrfEr] & BRI ATHE L & ¥ o
years ended 31 December 2025 and 2024, the BHE - E-_HREN_FT _PUE
Group assessed the ECL for trade receivables from TZA=+T—HBLFE K&
rental income are insignificant and thus no loss BatkaHeWANE S EW
allowance is recognised. ERTEESREEBEBYTE

j( At - W R E R o

Other receivables (mainly made up of funds BN ZTE(FEAITHEN
advanced to contractors) and refundable EEBEEL) A RERS
deposits

For other receivables and refundable deposits, the = F W IE ol iR 8 iR
management makes periodic individual assessment emMs EEERBATLEE
on the recoverability of other receivables and ERES N i@?f%@%ﬁ&éi%&?z?ﬁ
refundable deposits based on historical settlement MHEEREHEREEER
records, past experience, and also quantitative FHI S H A E U R IE K AR
and qualitative information that is reasonable B e m A W e E L E R
and supportive forward-looking information. The FE-EREMRE BB E&
management believes that there is no significant RUK  ZE2TNEER
increase in credit risk of these amounts since initial I M FEE I M AE B R TJ%
recognition and the Group provided impairment 1B A EHEEBSBELR
based on 12m ECL. For the years ended 31 BEREBE BE-_T-_HAFE=
December 2025 and 2024, the Group assessed the Z-MFE+-_HA=+—H JJ:¢
ECL for other receivables are insignificant and thus [ AR EFEE MWK

no loss allowance is recognised. WEBHMEEBBEL TEX -

I SR S R A o
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30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and

policies (continued)

Credit risk and impairment assessment
(continued)

Amounts due from related companies/
non-controlling shareholders of subsidiaries

The credit risk of amounts due from related
companies and non-controlling shareholders of
subsidiaries are managed through an internal
process. The Group actively monitors the
outstanding amount owed by each related party
and identifies any credit risks in a timely manner
in order to reduce the risk of a credit related loss.
Further, the Group closely monitors the financial
performance of the related companies which
mainly engage in properties development in the
PRC and financial capacity of non-controlling
shareholder and considering the future prospects
of the industry in which those debtors operate
in. In addition, the Group performs impairment
assessment under ECL model on the outstanding
balances individually. For the years ended 31
December 2025 and 2024, the Group assessed
the ECL for amounts due from related companies
and a non-controlling shareholder of subsidiary
are insignificant and thus no loss allowance in
recognised.

The Group exposes to concentration of credit risk
in respect of amounts due from a related company
and a non-controlling shareholder of subsidiary
at the amounts of Nil and RMB168,490,000
(2024: RMB24,678,000 and RMB168,490,000),
respectively, representing Nil and 73% (2024:
100% and 73%) of total amounts due
from related companies and non-controlling
shareholders of subsidiaries. The directors of
the Company continue to monitor and assess
the financial status of the counterparties, and
they believe the exposure to credit risk on these
balances is not significant as the counterparties
are of good financial position.

FomE+ A= +—AUIEE

30 €@ T B (&)

(b)

BEEREEERRBE(E)
1= B /7 B K a8 AT 15 (48)
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

30. FINANCIAL INSTRUMENTS (continued) 30. @@ T R

(b) Financial risk management objectives and (b) BIBEREEEEREE (&)
policies (continued)
Credit risk and impairment assessment EEE R B E ()
(continued)
Bank balances/restricted deposits RITAERR IR T
The credit risks on bank balances and restricted RITEREEZREFHNEE
deposits are limited because the counterparties ERER ARHEFHABEE
are banks with high credit ratings assigned by ERTAEERETNEBTR
international credit rating agencies. The Group HERIRTIT - REEZRZEINES
assessed 12m ECL for bank balances and restricted FETREREAMNBBEEY
deposits by reference to information relating AR REEIBERNER - &
to probability of default and loss given default H12E A TEHEEFEE 2R
of the respective credit rating grades published HEHREZBHFER - BEFH
by external credit rating agencies. Based on the BEXFE  RBPITEHKET
average loss rates, the 12m ECL on bank balances REIFRMI2ELBHEZEER
and restricted deposits are considered to be BEREGARMTRE AU
insignificant and therefore no loss allowance was REEEE -
recognised.
Financial guarantee contracts HBEERE R
For the financial guarantee contracts provided MAEBREFLEAKBER
by the Group to banks in connection with the NEEBEMEmMMIEITIRME
customers borrowing of mortgage loans to finance RNEBBERELMS A& H
their purchase of properties, the Group measured RBRREYEEERD KETE
the loss allowance on financial guarantee contracts Wike  2ZEHNEBFTEH
by reference to the loss on default based on the BRERAYNEEEE BAE
current property value and the pre-sale deposits EAEL R RE=FRITE
already received. For the financial guarantee EmMRAETIRENTEERSE
contracts provided by the Group to banks in AME  ARRAESCETH
connection with the related parties and third EBEfFE UTRAEMBEREY
parties bank borrowings, the directors of the ZIEERR B VMR ERARL
Company has performed impairment assessment, ARIRIE I o At AN EE
and concluded that there has been no significant H 7B BIEREN ZEBEE
increase in credit risk since initial recognition of the BRERNREABESREEEE
financial guarantee contracts. Accordingly, the loss B E o WMERBRARE
allowance for financial guarantee contracts issued REEREE RESCERE
by the Group is measured at an amount equal to EZATESRERSHE -

12m ECL. No loss allowance was recognised in
the profit or loss because the fair value of assets
pledged is higher than the guarantee amounts.
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For the year ended 31 December 2025

30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and
policies (continued)

Credit risk and impairment assessment
(continued)

B E—

30 €@ T B (&)

ZAFT A=t —HIFE

(b) MBEAMEZEEZEREE(Z)

1= B /7 B K a8 AT 15 (48)

The Group's internal credit risk grading assessment REB RN EZERRTH TG
comprises the following categories: BIELLTEER -
Other financial
Internal Trade assets/other
credit rating Description receivables items
Hitbi i &E
AEEETR #H FE Uk BR K HEE
Low risk The counterparty has a low risk of Lifetime ECL-not 12m ECL
default and does not have any credit-impaired
past-due amounts
EWERE REHEFNEARRBREEBTEEMR 2HBEHEEEERE 128 AEH
A 58 —EERRE EEER
Watch list Debtor frequently repays after due Lifetime ECL-not 12m ECL
dates but usually settle in full credit-impaired
BRBEE BERAREERRER R RELSS HEHEEEE 12RBHEES
EBEN —EERRE |
BB
Doubtful There have been significant increases  Lifetime ECL-not Lifetime ECL not
in credit risk since initial recognition credit-impaired credit-impaired
through information developed
internally or external resources
1758 BBABESNERSINEEIR 2HEHEERE 2HEBEEEBE
ZHANTHEIBURERERR —EERRE —EERRE
RN
Loss There is evidence indicating the asset  Lifetime ECL — Lifetime ECL —
is credit-impaired credit-impaired credit-impaired
Eia BERBBRTNEECHREERE 2HEHEEEE 2HEBEEEE
—EERE —EERE
Write-off There is evidence indicating that the ~ Amount is written  Amount is written
debtor is in severe financial difficulty — off off
and the Group has no realistic
prospect of recovery
! ERBRETEBAERBREMBEE SEDME T M

Zli'i = 30 & Uy (3
Al =

XIE A Al B 3R
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Notes to the Consolidated Financial Statements
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

30. FINANCIAL INSTRUMENTS (continued) 30. @ T R (&)
(b) Financial risk management objectives and (b) BHEMREEEEZEREE(Z)
policies (continued)
Credit risk and impairment assessment EEE R B E ()
(continued)
The tables below detail the credit risk exposures of TEHANAEFBUEREERH
the Group’s financial assets and other items, which MIEE (BESHEYESER
are subject to ECL assessment: S R B S RS
External Internal  12-month or Gross carrying
2025 Notes credit rating  credit rating lifetime ECL amount
C O OBBER ABER  LERR
ZECHE i3 TR TR 2HEEER RHAE
RMB'000
ANREFT
Financial assets at amprtised cost
BBERAGECHEEE
Trade receivables 19 N/A (Note 1) Lifetime ECL - 101,678
- contracts with customers N N (not credit-impaired)
ERER-REEFAD 19 TEA (1) 2HEBEERE-
(Y EREEHE)
Trade receivables - rental income 19 N/A Low risk  Lifetime ECL - 49,178
N (Note 2) (not credit-impaired)
EUEZ-BEHA 19 FEm EAR  2HEHEEEE-
(Hi22) (Y REEHRE)
Other refundable deposits 19 N/A Low risk  12m ECL 1,900
\ N (Note 3) o
HipmEEZs 19 TER ERlR  NEARBEEER
(Hri23)
Other receivables 19 N/A Low risk  Lifetime ECL 12,126
N (Note 3) (credit-impaired)
U 2B 19 FER ERR  2MENEAEA
(H1i#3) (EEHE)
Low risk  12m ECL 405,311
(Note 3) o
1&@@ NEABHEESE
(Hit3)
Amount due from non-controlling 36(a) N/A Low risk  12m ECL 199,765
shareholders of subsidiaries N (Note 3) .
FEYR B 1 R FEIE R AR R TR 36(a) ESili ERER  NEARBESER
(Hii#3)
Restricted bank deposits 20 A2 N/A 12m ECL . 41,784
XBEHRTER 20 A2 TR NEABEEERRE
Bank balances and cash 20 A3 1o Aa3 N/A 12m ECL ‘ 40,515
RITERRRS 20 A3ZAa3 TEA  NEAESREEER
Financial guarantee contracts 35 N/A Low risk ~ 12m ECL 1,700,452
- (Note 4 & 5) .
HHEERAD 35 NER ERR  NEARSEEER
(W4 25)
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For the year ended 31 December 2025 #HZ - F_-AF+_-H=+—HIFFZ
30. FINANCIAL INSTRUMENTS (continued) 30. @ T R (&)
(b) Financial risk management objectives and (b) BHEEMREEEEREE(Z)
policies (continued)
Credit risk and impairment assessment EE 7B R 6 E S (&)
(continued)
External Internal  12-month or Gross carrying
2024 Notes  credit rating  credit rating lifetime ECL amount
CORBER ABER  NERR
—E-mE W R TR 2HEEFR FHAE
RVE 000
AREFT
Financial assets at amortised cost
RBERATECHBEE
Trade receivables 19 N/A (Note 1) Lifetime ECL - 99,477
- contracts with customers N . (not credit-impaired)
BUERET-KREEFAY 19 TEA (Hrit1) zﬁ‘ﬂi‘ﬁﬁﬁi “ﬁéﬁ%ﬁ—
(TEESRE)
Trade receivables - rental income 19 N/A Low risk  Lifetime ECL - 40,440
- (Note 2) (not credit-impaired)
YR -HEBA 19 TEH {5 B iE‘HJ"EE}W “JEETE—
(Hit2) (TEEERE)
Other refundable deposits 19 N/A Low risk ~ 12m ECL 2,115
\ N (Note 3) o
HipEEke 19 TER ERR  DREARBEEER
(Hi23)
Other receivables 19 N/A Low risk  Lifetime ECL 7,437
N (Note 3) (credit- |mpa|red)
iR 19 TER KRR iﬁﬁﬁﬁm EEE
(Hi3) (EERE)
Low risk 12m ECL 548,580
(Note 3) ‘
EBR NEAEBLEESR
(Hr#3)
Amounts due from related 36(a) N/A Low risk  12m ECL 220,774
companies N (Note 3) .
Wﬁlﬁ% Al A 36(a) TERA ERlR  NEARBEEER
(Hri23)
Amount due from non-controlling 36(a) N/A Low risk ~ 12m ECL 232,398
shareholders of subsidiaries N (Note 3) .
R I B DA EER R R AR 36(a) ~ER ERlR  NEARBEEER
(Hri23)
Restncted bank dep05|ts 20 A2 N/A 12m ECL o 90,101
RRERTER 20 A2 NEH NEABEEEER
Bank balances and cash 20 A3 to Aa3 N/A 2m ECL 100,417
BITEHLRE 20 A3ZAa3 TER NERBHEEERE
Financial guarantee contracts 35 N/A Lowrisk ~ 12m ECL 2,206,917
R (Note 4 & 5)
HBERGD 35 TER ERR  NEARBESER
(B4 %5)
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

30. FINANCIAL INSTRUMENTS (continued) 30. @R T A %)

(b) Financial risk management objectives and (b) BIBEREEEEREE (&)
policies (continued)
=B B e R E 1 (&)

Credit risk and impairment assessment
(continued)

Notes: /j/jﬁit\r .

For trade receivables from contracts with
customers, the Group has applied the simplified
approach in HKFRS 9 to measure the loss
allowance at lifetime ECL. The trade receivables
from contracts with customers are assessed for
ECL based on provision matrix. The ECL on trade
receivables from contracts with customers at 31
December 2025 and 2024 according to provision
matrix based on historical are insignificant credit
loss experience adjusted by forward-looking
estimates without undue cost or effort. The loss
rate is adjusted to reflect the current conditions
and forecasts of future economic conditions, as
appropriate.

The Group assessed lifetime ECL for trade
receivables from rental income. The ECL on trade
receivables from rental income at 31 December
2025 and 2024 are insignificant according to the
individual assessments based on historical credit
loss experience adjusted by forward-looking
estimates without undue cost or effort.

For the purposes of credit risk management, the
Group uses past due information adjusted by
forward-looking estimates of the other receivables,
related companies and non-controlling shareholders
of subsidiaries to assess whether credit risk has
increased significantly since initial recognition. Except
for the credit-impaired balance of RMB12,126,000
(2024: RMB7,437,000), which has been fully
impaired, the balances of other receivables are
not past due at 31 December 2025 and 2024. The
related companies and non-controlling shareholders
of subsidiaries are considered by the management
to have sound financial position. In the opinion of
the directors of the Company, the risk of default
by these counterparties is not significant according
to the individual assessments and the ECL on these
balances are insignificant.
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and
policies (continued)

Credit risk and impairment assessment
(continued)

Notes: (continued)

4.

For the financial guarantee contracts provided
by the Group to banks in connection with the
customers borrowing of mortgage loans to
finance their purchase of properties, loan facilities
granted to related companies and third parties,
the Group measured the loss allowance on
financial guarantee contracts by reference to the
historical default rate of the customers, related
companies and third parties the loss on default
based on the current property value and the
pre-sale deposits already received and the forward
looking information. The directors of the Company
considered that the loss allowances on financial
guarantee contracts at 31 December 2024 and
2023 were insignificant to the Group.

Below are the credit rating regarding the financial
guarantee contracts:

30 €@ T B (&)

(b)

BEEREEERRBE(E)

1= B /7 B K a8 AT 15 (48)

Wi -

4.

(%)

RAEBERELEABRRE
R EBEMEMmMART
RHOMBEREYN BT
BERRIRE=ZTZ2ERE
EME  AEELL2ERR
BEARREZTHNBEE
HE REFYMEEESTE
MEXNEBBEREREKESZS
IARATEEER BT 2T B
ERENVEERE - AR
AEERA RZZT_MF
FZE_=ZF+_A=+—
AR SIERE L EBEE
HAEEMFLTERK °

UTRERMBEREON
EEFR:

Internal credit rating

A BB S B R AR

Mortgage facilities granted to customers B FAEENERFHOILIERME Low risk
of the Group's properties iR
Guarantees given to banks in connection FE F#AH A R E R FLE MR N/A (note)
with loan facilities granted to related TEH R ER 3@ ()

companies

Guarantees given to banks in connection
with loan facilities granted to third
parties

Note: no internal credit rating have been assessed
as the assessment of loss on default was
determined based on the pledged property
value instead of the credit rating/historical
default rate of the related companies and
the third parties.

IRTE=ZTNEARBEMIRTT
fE B FE R

iz -

PEZAZRARALT

N/A (note)
EA (M)
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

30. FINANCIAL INSTRUMENTS (continued) 30. @@ T R

(b) Financial risk management objectives and (b) BIBEREEEEREE (&)
policies (continued)
Liquidity risk BB E
Ultimate responsibility for liquidity risk KARESEYRBHESRARE
management rests with the directors of the BARREX WEEIYEE
Company, which has built an appropriate liquidity ZhEBEcRMEIEELR A
risk management framework for the management ERASEE s A FHEER
of the Group’s short, medium and long-term HESERBHESERET K-

funding and liquidity management requirements.

The Group manages liquidity risk by: REEFEBATHAZEGHRE
B EE -

o continuously monitoring forecast and actual o
cash flows;
o maintaining adequate level of liquid assets o

mainly comprise of cash and cash equivalents
and held for trading equities securities;

o receiving pre-sale deposits for sale of o
properties from customers; and

o applying long-term finance including B
convertible bond, promissory note and bank
borrowings

2 2 6 China Sandi Holdings Limited Annual Report 2025
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Notes to the Consolidated Financial Statements

REVBHERRME

For the year ended 31 December 2025 #[% =

30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and

policies (continued)
Liquidity risk (continued)

The following table details the Group’s contractual
maturity for its financial liabilities and derivative
instruments. The table has been drawn up based
on the undiscounted cash flows of 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.

As described in note 23, in view of the overdue
and cross-default for certain bank and other
borrowings, the Group reclassified its bank and
other borrowings to on demand or less than three
months as at 31 December 2025.

FomE+ A= +—AUIEE

30 €@ T B (&)

(b)

BEEREEERRBE(E)

REEZEE ()
TRAVNASEFBAERD
ATAEZAEHNEBEBR - /1B
DRBEAEEAER Z&KFH
HAEEMBRBEZRIRA
EREEL - TREEME R
AEREMRE °

?.EZZZDMTEIZSFﬁt ERETIR

TREMERE B RBFELER
XLZ’J AEEDKERTR
HiEER T _AF+_-H
ST HEHOBRA/RENXE
BR=AREER-

Liquidity tables HEBEZFE
Weighted ~ Ondemand 3 months Total
average  or less than to 102 2105 Over undiscounted  Carrying
interestrate 3 months 1 year years years Syear  cash flows amount
EYE] #ER
mETEAE  JER  EREIE 122% 155 RESF ReREAR ]
% RMB'000  RMB'000  RMB'000  RMB'000  RMB'OO0  RMB'000  RMB'000
% ARRTE  ABRTR  ARRTL  ARRTn  ARRTT  ARRTZL  ARRTx
2025 CECEE
Trade and other payables ERERRER
EfiE 2582778 - - - -1 25T
Bank and other borrowings - EARAIEE
fiked rate -EEi% 6.93% 5,553,068 - - - - 5553068 5553068
Debt component of convertible T E% 2 B
bond ) 8.99% 213 - - - - w3
Promissory note RHZE 8.39% 720,659 - - - - 720,659 720,659
Financial quarantee contracts S ERAY
(note 35) (W#35) 1,700,452 - - - - 1700452 -
10,784,281 - - - - 10784281 9,083,829

PEZAZRARALT
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For the year ended 31 December 2025 HZ-—F_-AF+=-HA=+—HIFEF

30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and

30 €T B (&)
(b) BIXERESEEERKE (&)

policies (continued)

Liquidity risk (continued) T BB % E R (E)
Liquidity tables (continued) BB K (&)
Weighted ~~ Ondemand 3 months Total
aVerage or less than to 102 2105 Over  undiscounted Carmying
interestrate 3 months 1 year Jears Jears Syear cash flows amount
EYe] FE5
METEHE  HRER JEARYE 12 125 EESE ReNEEE ]
% RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
% NRETT  AREFT AREFT ARETT  ARETT  AREFT AKEFT
2014 ZECRE
Trade and other payables ERERRAR
ERE 210,31 - - - -3 3
Bank and other borrowings -~ $TREMEE
fixed rate -[EfE 5.92% 5833124 - - - - 5833124 58331
Debt component of convertible T E5 2 B
bond % 8.99% 216,942 - - - - 216,942 216,942
Promissory note i 8.39% 691,525 - - - - 691,525 691,525
Financial quarantee contracts  SAFERAH
(note 39) (H#75) 2,206,917 - - - - 206917 -
11,670,739 - - - - METY 94E

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 guarantee. Based on 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 counterparty
which are guaranteed suffer credit losses.
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REVBHERRME

For the year ended 31 December 2025 &%

30. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and

policies (continued)
Liquidity risk (continued)

As at 31 December 2025, the Group's
current liabilities amounted to approximately
RMB14,299,115,000 whilst its restricted bank
deposits and bank balances and cash amounted
to only approximately RMB82,299,000. As at that
date, the Group’s outstanding bank and other
borrowings of approximately RMB5,553,068,000
are due for repayment within one year or on
demand.

These conditions indicate an uncertainty exists
that may cast significant doubt on the Group’s
ability to continue as a going concern. Therefore,
the Group may not be able to realise its assets
and discharge its liabilities in the normal course
of business. The consolidated financial statements
have been prepared on the assumption that the
Group will continue to operate as a going concern
notwithstanding the conditions prevailing as at 31
December 2025 and subsequently up to the date
of authorisation for issuance of these consolidated
financial statements.

In order to improve the Group’s financial position,
immediate liquidity and cash flows, and otherwise
to sustain the Group as a going concern, the
directors have adopted several measures together
with other measures in progress at the date of
authorisation of these consolidated financial
statements, which include but not limited to, the
followings:

(i) the Group has been conducting active
negotiations with the lenders on the
extension of the repayment schedule of
certain borrowings;

(i) the Group would sell the investment
properties in order to improve the Group’s
financial position, liquidity and cash flows, if
necessary; and

(iii) the Group applies cost control measures in

cost of sales and administrative expenses.

—ECAFF A= —HULFE

30 €@ T B (&)

(b)

BEEREEERRBE(E)

B ELEE(E)
R_ZE_RAF+_A=+—
H A&SEMNTHEENHA
AR #14,299,115,0007C °
ﬁﬁ PR ISR 7717 ;A & 4R
THEHBEBESENAEARE
82299omﬁi Rz B A&
EMRERERTREMERY
AR #5,553,068,0007T R — 4
REIHAsk IR BREE -

%%’RmmTETﬁEI
ZAREAKRERELEN
%ﬁ%&iﬁ RIS AN

SEAIEEZINBEREXRHKB
BrPEREEERERESR
BE-BENR_T_AFT_H
Z+t-BREREEZFEHSA
W%ﬁ%#&%ﬂ?ﬂ%ﬁﬁ

LL CHRAVBBRRNR
K%l%%khhm = 1M 4
%‘%o

BREAREE BB - B
BARHEe kR R UK
Ht AR ERFAEENRFEL
Z EECERMNZIEREER

m&#ﬁéﬁﬁﬁ%%%aﬂ
EEETHEMERE  B21FE
TRARATZIA

(i) AEE-—BHRERETHE
TR & R R R B E R A
EITRIBEER

(iy A"EEHLEREDE
A E A& BB
noonBEEREER (A

FE) R

7R SR B Y S E RO R AT IR
B 52 2R B AK AN Il 45 1

(i)
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For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

30. FINANCIAL INSTRUMENTS (continued) 30. @R T A %)

(c) Fair value measurements of financial
instruments

Fair value of the Group’s financial assets
and financial liabilities that are measured at
fair value on a recurring basis

The following table gives information about how
the fair values of the Group's financial liabilities
are determined (in particular the valuation
technique and inputs used).

Fair value Valuation technique and

Financial liabilities Fair value at hierarchy inputs used
BHER VR AVESR FRMERARBANE
2025 2024
“ECRE CEIoME

RMB'000  RMB'000
ARRTE _ ARETT

(c)

Significant

EBMTAAVENE

FEERBEEZMEERR
FEFEZHBEEERE
EEZRFHE

TRAAHEHHALEE S
BEzRAFEEESA (FH
MR ETERBEASE)

Sensitivity of fair

unobservable input  Range value to the input

EXFTRE

BARE

AYEHBARE
Ll NYRE

Derivative 96,912 86,883 Level 3 Binomial model Fair value
component =8 isestimated based on
of convertible time-to-maturity, stock
bond price, conversion price,

TARES 217 risk-free rate, discount
ETESS rate, expected volatiity

and expected dividend.
CEARY-DTERIS
A RE E4E £8
BHME FRX BHRK
EREARS M5t -

There were no transfers among different levels
during the year.
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2025: 18.14% 5% increase in the
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BEHLTEEN
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

30. FINANCIAL INSTRUMENTS (continued) 30. R T A %)

(c) Fair value measurements of financial () 2RI EAQATEFTE(E)

instruments (continued)
Reconciliation of Level 3 fair value

F=RAFHEAEBZHE

measurements
Derivative
component
FTEITAESSD
RMB’000
ARETF T
As at 1 January 2024 RZTE-_MNFE—H—H -
Loss on change in terms of convertible AT E S G R E B 1B
bond 74,177
Loss in fair value recognised in RERERZ A TFEER
profit or loss 10,005
Exchange realignment PE 5, 5 £ 2,701
As at 31 December 2024 R-E-_NNE+-_RA=+—H 86,883
Loss in fair value recognised in REEER 2 AFEERE
profit or loss 13,571
Exchange realignment ME W R (3,542)
As at 31 December 2025 R-ZE-_FF+-_A=+—H 96,912
The fair values of other financial liabilities of the /N

Group are determined as follows:

° the fair value of financial liabilities carried at
amortised costs is determined in accordance
with generally accepted pricing models based
on discounted cash flow analysis, which the
carrying amount is approximate to its fair
value; and

e the fair value of financial guarantee
contracts at initial recognition is determined
to be insignificant, using option pricing
models where the main assumptions are
the probability of default by the specified
counterparty extrapolated from market-based
credit information and the amount of loss
given default.

BMEMMBREZ R FERA

RBHERAGEEZMBRAEZ
RFEDEERRERENN
REABEERAEE  EE
EEEEQFERE &

RNTHERAEWEERAEDZ
NFEXLREKN - JhE AR
TERABE EFEXERRE
REMGEEERNEHEESH
FHRFZ AR RERKIT
MTNZEEEHE -
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31. RECONCILIATION OF LIABILITIES ARISING
FROM FINANCING ACTIVITIES

The table below details changes in the Group’s liabilities
arising from financing activities, including both cash
and non-cash changes. Liabilities arising from financing
activities are those for which cash flows were, or future
cash flows will be, classified in the Group’s consolidated
statement of cash flows as cash flows from financing

31.

METBRTEENAEYHER

TRAJAEBEREZTHELEND
BE BREESNIREH -7
BREBEANBEERAER 2
Afﬁim%i@*ﬂ‘—?ﬁiﬁi@mga
BARAIBAKRRAGREHERBE
EHIRERECEE -

activities.
Amounts Debt
Amounts  due to the  component
due to ultimate of Bank and
Other Interest related  controlling  convertible  Promissory other
payable payable  companies shareho};ger bond note  borrowings Total
ff
2 EfEE  RRBR TREREHN Bk
EfmE  ERRE  AARE RERE BEBS AREE  EfRE )
RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000
AREFL  AEEFL  ARETR AREFZ AREFL ARETZ AREFT AREFZ
(note 40(3) (note 27) (note 23)
(Hi400) W) (hi23)
At 1 January 2024 R-BomE
-F-H 1,709,006 149,897 24,542 99,626 451,435 546,062 6,047819 9,028,387
Changes from firm NARLTEE:
cash flows:
Financing cash flows HERSR - (356,704) 20,576 - (5,452) (41,351) 16,545 (366,386)
Other changes: EfEE
Disposal of a subsidiary HE-RHBA - - - - - - (312400 (231240)
Loss on change in terms of Mﬂ%%{
promissory note Bl - - - - - 112,989 - 112,989
Gain on change in terms of ~— TAREEETEF
convertible hond bl - - - - (255,906) - - (255,906)
Change in other and EfERTERER
interest payables flegs (358,634) 275,59 - - - - - (83,042)
Exchange adjustments D{W - - - - 6,899 22,469 - 29,368
Finance costs BERK - 356,704 - - 19,966 51356 - 428,026
At 31 December 2024 R-E-pE
TZA=1-4 1,350,372 425,489 45,118 99,626 216,942 691,525 5833124 8,662,196
Changes from firm AARERRE:
cash flows:
Financing cash flows RERSE - (61,657) - - - - (59,714) (121371)
Other changes: HgE
Disposal of a subsidiary HE-HHERT - - - - - - (2034 Q034
Transfer @z 45118 - (45,118) - - - - -
Change in other and HWH TER
interest payables hEEE (137302) 7,125 - - - - - (130,177)
Exchange adjustments [ REE - - - - (8,637) (27470) - (36,107)
Finance costs BERK - 394,652 - - 19,019 56,604 - 470,275
At 31 December 2025 R-EZRE
TZA=1-H 1,258,188 765,609 - 99,626 221324 720,659 5553,008 8,624,474
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For the year ended 31 December 2025 B Z=—F_-AF+=-A=+—HIFZF

32. PLEDGE OF ASSETS

The Group's borrowings had been secured by the
pledges of the Group's assets and the carrying amounts
of the respective assets are as follows:

32. EEEN

AEBEEAEMASBEEFE
R BHEEMREENT

2025 2024
—E-RF —E-qF
RMB’000 RMB’000

AREFT AEETTT

Investment properties (note 16) KEME(Kit16) 4,651,700 5,205,600
Inventories of properties (note 18) MEFE (HE18) 4,271,927 4,150,416
Trade receivables (note 19) FEUBR SR (KTaE19) 6,898 3,943
8,930,525 9,359,959
Net assets of a subsidiary (note) —EfRBARNFEE
(Bt7) 99,796 103,548
Note: /’Zﬁﬁi\c .

As at 31 December 2025 and 31 December 2024, the
entire equity interests of Hangzhou Dihang Real Estate
Development Co., Ltd (“Hangzhou Dihang”), an indirect
wholly-owned subsidiary of the Company, were pledged
to secure the bank and other borrowings granted to the
Group.

As at 31 December 2025 and 31 December 2024,
70% of the equity interests of Xian Dihang Real Estate
Development Co., Ltd (“Xian Dihang”), an indirect
wholly-owned subsidiary of the Company, were pledged
to secure the bank and other borrowings granted to the
Group.

RZE_RAFER T _NF+=A
=+t—H MINEMEXEZEER
AR ([mMEm] - ARRzEES
BEWBAR) M EE TIEME
EAETASERTREMEERN
IR -

RZE_RAFER_ZT_NF+_A
—t+—HB ATEMEHEREE
RAoa ([AREf] ARAZHE
E2EWNBAR)M70%KES TIK
B EAEBRTASEBRITREAME
BERER -
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33. CAPITAL AND OTHER COMMITMENTS

At the end of the respective reporting period, the

E_AFFT_A=F—HIFE

33. EXR R HMAE

REBREHRR AEB 2 ERARE

All of the properties held by the Group for rental
purposes have committed lessees for the next one
to twenty-five years (2024: one to twenty-five years)
respectively. As disclosed in note 28, the Group’'s
property held by Fujian Jingdu for rental purposes has
been disposed of during the year ended 31 December

Group has capital commitments as follows: PO
2025 2024
—E-RE —E - NFE
RMB’000 RMB’000
ARETFT ARET T
Capital expenditure contracted for but not BREANLNTEEZER]
provided in consolidated financial KB RN ARSI
statements in respect of: BHRERBHEZENR
X :
- Construction commitments for —EEEE
investment properties HRHE 284,782 311,145
Other commitments contracted for BRANLNTEEZER]
but not provided in consolidated AMEN R ERE BT
financial statements in respect of: BmREHEZEM
HE
- Construction commitments for properties — —fF& ¥ E L
for sales HOE 1,516,319 2,245,445
1,801,101 2,556,590
34. OPERATING LEASING ARRANGEMENTS 4. REIBELH
The Group as lessor AEBEBESEEA

AEBERERKEHEDERRK
—E-FRF(ZFE-_mEFE:—F
—+RE) A EEAEAAE - #®
NP E28FT K BE - N BE B REE
REFANDEERBE T -
F+-A=+—RIFEHHERLE

2024 (2025: nil).

Undiscounted lease payments receivable on leases are

—E-RFE) o

HE 2 RBBREBWHENRET

as follows:
2025 2024
—E_RE —E - NFE
RMB'000 RMB’'000
AR¥F T AR EF T
Within one year —F R 129,236 99,491
In the second year B 91,833 93,439
In the third year %_ &F 79,068 77,099
In the fourth year oguiges 63,853 92,282
In the fifth year FERE 61,370 108,498
After five years ﬂi?& 611,141 1,311,601
1,036,501 1,782,410
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35. FINANCIAL GUARANTEE CONTRACTS
At the end of the respective reporting period, the

. BRERREN

REBREHR  AEBEDRENE

Group has provided financial guarantee as follows: BERNOT
2025 2024
—E-REF —E - PU4F
RMB’000 RMB’000
ARETT ABRETF T
Guarantees given in favour of banks for: AT ZIEMIEITIE
HE R
Mortgage facilities granted to customers BYREBMERP
of the Group's properties (note a) RIRIERE (K 7ita) 1,644,592 2,083,212
Guarantees given to banks in connection MBFEZAZER
with loan facilities granted to third parties MERBERT
(note ¢) $R17 (M7 atc) 55,860 123,705
1,700,452 2,206,917
Notes: Bt -

(a)

The Group had provided guarantees in respect
of mortgage facilities granted by certain banks in
connection with the mortgage loans entered into by
customers of the Group’s properties. Pursuant to the
terms of the guarantees, if a customer defaults on the
payment of its mortgage during the term of guarantee,
the bank holding the mortgage may demand the Group
to repay the outstanding amount of the loan and any
accrued interest thereon. Under such circumstances, the
Group is able to retain the customer’s sales deposit and
sell the property to recover any amounts paid by the
Group to the bank. The guarantee period commences
from the dates of grant of the relevant mortgage loans
and ends after the customer obtained the individual
property ownership certificate. The fair value of the
financial guarantee contracts is insignificant at the initial
recognition. In the opinion of the directors, no provision
for the guarantee contracts is recognised as the loss
given default is low due to the value of pledged assets.

In the opinion of the directors of the Company, the
initial fair value of the financial guarantees given to
banks in connection with loan facilities granted to third
parties was insignificant as the fair value of properties
pledged is higher than the financial guarantees at the
date of inception and the end of each reporting period.
Also, no provision for the guarantees contracts at the
end of the reporting period is recognised as the loss
given default is low.

(a)

AEBERETRITRE ZRIBR
BRHEER  ZFREBBES A
AEENEEFPMAIVLZEEER
Ko RBERZGH  WEZEEP
RERABRRIZBHRIEA  FHR
BZROIAWBRAEEEERER
ZAREEFRAEREAFERFE -
EZEBRAT  AEERARERP
HERSMEEME  NEALE
| A R 1T SN Z AT RIE o PR
PR AR BRI BRIk H A B A
WREPEGERFERERAE
MBERADOZ R FERI G E
RRATEKR - EERA - ARKE
HEENEBERE  BOEKNE
RABE AT ERBERAON
i

KAREERA BETE=FE
HERE AR ITHR 2 B A R AR
ZNHAFELTBEKN ARE
BERWEZATFESKAKRAH
REHmERRZ T EER - b5
HREAEKRHBRBRE RS
HRTSHEREREONEE -
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36. RELATED PARTY TRANSACTIONS AND 36. BEARF RER
BALANCES
(a) The Group had the following balances with related (@) MEBMEBKR KEBHA
parties at the end of each reporting period: TRE &

Maximum amount
during the year ended
BETIFEZHEANRE
2025 2024 2025 2024
ZR-HE —TOWF ZBZTHE —ToMF
RMB’000 RMB’000 RMB’000 RMB’000
ANREFT ANREF+T AREFT AREFT

Amount due from JE UL 78 8 A R B
related companies (B a0) % (ii))
(notes (i) and (ii)) - 24,678 24,678 24,678
Amount due from =N
non-controlling FEERR IR R FKIE
shareholders of (B &) & (iii))
subsidiaries
(notes (i) and (iii)) 199,765 232,398 232,398 232,398
199,765 257,076
Amounts due to XNl R YNGIE S
related companies (BT a#30) % (i)
(notes (i) and (i) - 45,118
Amount due to the JE B AR PR AR AR 3R
ultimate controlling RIE (H7320)
shareholder (note (i) 99,626 99,626
Debt component of R ESE 2
convertible bond BEBHD - 216,942
Derivative component of AR &5 2
convertible bond PTEIELS - 86,883
Promissory note A EE 720,659 691,525

820,285 1,140,094
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36. RELATED PARTY TRANSACTIONS AND
BALANCES (continued)

36. BEARZREERE)

(a) (continued) (a) (#&)

Notes: it -

(i)  As at 31 December 2025 and 2024, all amounts (i) m:zﬁ:ﬁi&_z_mi
are non-trade related, interest free and repayable +—A=+—8" A XKI
on demand. HRIEESHHEE 28 Ez\

WEREE -
(i) Mr. Guo Jiadi is the controlling shareholder of the (i) Sk dABRERZ R

(iii)

Group and is also the director and shareholder of
these related companies.

These entities have significant influence over
several non-wholly owned subsidiaries of the
Group. As at 31 December 2025 and 2024,
the balance represent prepaid proceeds that
the non-controlling shareholders deserve for
co-developing certain property projects which have
been presold but not yet fully delivered.

(iii)

PEZAZRARALT

BRRENAZERE
EERBRR-

RNAEZ

%§E%¥T$%%¥3E%
B ARIFEEKRN K=
%:ﬁi&_v_mi+_
B=+—8  &#%EEEl

%%%%Eﬁ%%*aﬁ%
BlABEHEI NN EEHR
mEAMFEN TS FE -

Yﬂ?ﬁi\“?

2025F 23 7
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36. RELATED PARTY TRANSACTIONS AND 36. AEARZ RE&EH )
BALANCES (continued)
(b) The Group entered into the following transactions by RER RNEBFEELRBER
with its related parties during the year: ARG
Name of related parties Nature of transaction 2025 2024
RS AR REME —EZEHHF —E-NE
RMB’000 RMB’000

AREFT AEETT

Fujian Sandi Real Estate Development Impairment loss on

Co. Limited amounts due from
= related companles - 1,809
BRE=-EFMERZERR QA fﬂ&zf‘%ﬂ%ﬁ@ I Z
o (B & 18
Baoji Ruixucheng Real Estate Impairment loss on
Development Co., Ltd. amounts due from

non-controlling
shareholders of

B subsidiaries 86 591
EUIRENEERZEER A G & U5 B I8 7~ B 3F 122 IR AR
%%ﬁlﬁzmﬁﬁﬁa
Nanping Wangfei Trading Co. Ltd. Impairment loss on

amounts due from
non-controlling
shareholders of

subsidiarles - 548
AFHEREEER QA JiE W BT 1B N B FE 1 AR %
%%KIEZ/WEJEEE

Nanping Hongsheng Trading Co. Ltd. Impairment loss on
amount due from
non-controlling
shareholders of

subsidiaries 411 2,829
AEEAESERAR i I ENGIE R 29
%%KIEZH{EF B

Fujian Sandi Real Estate Development Interest expense
_Co. L\imited (note) . - 58,632
BEDBEFEMERBEERAR (ML) MEXE

Primary Partner (note) Interest expense on
promissory note 56,604 51,705
Primary Partner (#/it) EEERZNERX

Loss on change in terms
gomssgry note
%gfﬁ%ﬂkﬁz

Gain on change in
terms of promissory

note -
AL RIRIGREE 2
I &= - 181,729

- (112,989)

Note: Mr. Guo lJiadi is the controlling shareholder of the Biat :Ephnmse e AN E E 2 R E
Group and is also the director and shareholder of RN AEZEREAT CEERRE -
these related companies.
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36. RELATED PARTY TRANSACTIONS AND
BALANCES (continued)

(@

(d)

The remuneration of directors and other members

36. BEARZREERE)

(0 RFERN EFREMETZER

of key management during the year was as BB ZBEmT
follows:

2025 2024
—E-RF —E-NF
RMB’'000 RMB’000
ARB¥FT ANEETF T
Short-term employee benefits 5 HE B 18 A 4,508 4,748
Post-employment benefits BEER 2B A 318 441
4,826 5,189

Mr. Guo Jiadi and Ms. Shen Bizhen, the spouse of
Mr. Guo Jiadi, have provided guarantees to banks
for the bank borrowings. Details of guarantees are
set out in note 23.

(d) FEhnia st 4 RFBinE kA RS
LB X T ERIRITEERR
TTRHEER - BERFBHRW

23
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37. PARTICULARS OF PRINCIPAL 37. AATTEME LA T 2 215
SUBSIDIARIES OF THE COMPANY
General information of subsidiaries MEBAR —RER
Details of the subsidiaries directly and indirectly held by RIEBAR AR BEELBEEE
the Company at the end of the reporting period are set BExHBRAAZFBHINMT °
out below.
Place of
incorporation/
registration/
operations and
type of Paid up issued/ Proportion ownership interest held Proportion of voting power held
Name of subsidiary [egal enti}y registered capital by the Company by the Company Principal activities
AT
i/ Eghy frBEs/ KAEREERRRER KARFRAZE
KEAFEE RE#RREE FAUELS b1 2t IERR
Directly Indirectly Directly Indirectly
i B B [

005 2004 005 04 2005 014 2005 004
C8CEF CECQME CECEE CECQPEF CECRE CEomE CECRE CEopf

Fujian Sinco The PRC RB290,000,000 - - 100% 100% - - 100% 100% Property investment

BRAH e A %290,000,0007 nERE

Xian Sandi The IfRC’ RMB100,000,000 - - 100% 100% - - 100% 100% Property development

[ e AE100,000,0007 NEiE

Strike Again Group Ltd BV Usg1 100% 100% - - 100% 100% - - Securifes trading

Strike Again Group Ltd ZERLBE E3 515

Grand International Development Limited ~ Hong Kong HK$100 - - 100% 100% - - 100% 100% Investment holding

ERERERARLA B 10027 DL Hx

Guoshi Investment Group Company Limited  The I?RC’ RMB200,000,000 - - 100% 100% - - 100% 100% Investment holding

IRRESEARAT E A %200,000,0007 RADR

Fuzhou Gaojia The PRC’ RMB1,500,900,000 - - 100% 100% - - 100% 100% Property development and

property investment

FfEE e AR 1,500,900,0007 NEERRIERE

Shanghai Gaojia The IfR(’ RMB55,000,000 - - 100% 100% - - 100% 100% Property development

LagE E NR55,000,0007 VELE

Shanghai Sandi Real Co. Estate The PRC RB196,000,000 - - 100% 100% - - 100% 100% Property development and
Development Ltd ) property investment

LE=ERHERLERLA e AR 196,000,007 NERRRNERE

Baoji Sandi The PRC RMB150,000,000 - - 100% 100% - - 100% 100% Property development and
B ) property investment

BE-H e MR 150,000,007 NEEERNERE
i First Real Estate Development Co. The PRC RMB100,000,000 - - 51% 51% - - 51% 51% Property development
Limited ("Jilin First")

EHEURAERERRAELT e AEZ100,000,0007% NEiE
(lzmas))

Yongtai Sandi Real Fstate Development ~ The PRC” RMB100,000,000 - - 100% 100% - - 100% 100% Property development
(o. Ltd

KEZERHERLRRAA ] NEE100,000,0007 VELHE

Nanping Sandi Real Fstate Development ~ The PRC RMB50,000,000 - - 51% 51% - - 51% 51% Property development
Co. L (" Nanpmg Sandi’) )

ATCERNERERRAEDT A ARHS00000005% X3k
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37. PARTICULARS OF PRINCIPAL
SUBSIDIARIES OF THE COMPANY (continued)

General information of subsidiaries (continued)

37.

ARREEMBE LR 2F1E
(#)
B —RER &)

Place of
incorporation/
registration/
operations and
type of Paid up issued/ Proportion ownership interest held Proportion of voting power held
Name of subsidiary legal entity registered capital by the Company by the Company Principal activities
iR/
i/ ggss #RE81/ KARERRRRER KAAFRAZE -
i) PEEE RiEaEREE e 2t 2Lef IEER
Directly Indirectly Directly Indirectly
i [ Bk 3
025 04 2025 024 2025 04 025 04
CECRE CECME O CECRE CS-MEF CECRE O CEOMF CZECRE OCEOME
Wayishan Gaoja Real Fstate Development ~ The PRC’ RB20,000,000 - - 100% 100% - - 100% 100% Property development
Co.ltd
RRUSERHERSERART e NE20000,0007 ES
Yongtai Gaoja Real Estate Development ~ The PRC’ RMB82,500,000 - - 100% 100% - - 100% 100% Property development
Co.ltd
KEREREREERLA i AR 82,500,007 NEiE
Fuzhou Sandi Banbei Property Co. Ltd The ERC' RB100,000,000 - - 100% 100% - - 100% 100% Property development
EN=ERNERERAT e 100,000,007 VL
Fuzhou Sandi Bannan Property Co. ltd ~ The I?RC' RB100,000,000 - - 100% 100% - - 100% 100% Property development
BN ERRERARLA i ARETOO0T nRER
Baoj Ruijacheng Real Fstate Development ~ The PRC” RMB50,000,000 - - 100% 100% - - 100% 100% Property development
(o, Ltd.
BERBIRNERRAT G AR50,000,0007 NEiE
Nanping Sandi Yunqu Real Estate The PRC” RMB50,000,000 - - 51% 51% - - 51% 51% Property development
Development Co. Ltd ’
HT-EEARAEREERDA e’ NE50,000,0007 ES

* Wholly foreign-owned enterprise.

A

Limited liability company.

The above table lists the subsidiaries of the Company
which, in the opinion of the directors of the Company,
principally affected the results or assets of the Group.
To give details of other subsidiaries would, in the
opinion of the directors of the Company, results in
particulars of excessive length.

* SEEALE-

b OERAF -
LERFBINEARAIEZTAREERE
ARBEXENEEZARAINBA

Al-BEEFRR RHEMHE QA
ZHBREHRRERBANIE
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37. PARTICULARS OF PRINCIPAL

SUBSIDIARIES OF THE COMPANY (continued)
General information of subsidiaries (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 the PRC. The
principal activities of these subsidiaries are summarised

as follows:

None of the subsidiaries had issued any debt securities

at the end of the year.

37. A RAREEMBE R R ZFHE
(%)
MR — RE R ()
RI|ERR  ADAEAHAEE
& 37 B A2 A BB 2 ) - 3%
S B R R KIS B P EEE - &
SHBARZEEEBHANT :

PR B A R AT ERMET

Eﬁ\/ o

Principal place of

Principal activities business Number of subsidiaries
FTEEK TEXEKHE MEXREE
2025 2024
—E-EREF —E - NFE
Property development The PRC 13 14
MEER H
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37. PARTICULARS OF PRINCIPAL
SUBSIDIARIES OF THE COMPANY (continued)
Details of non-wholly owned subsidiaries that
have material non-controlling interests

The table below shows details of non-wholly
owned subsidiaries of the Group that have material
non-controlling interests:

Place of Proportion of ownership
incorporation interests and voting
Name of and principal rights held by
subsidiary place of business non-controlling interests
HMALEER FEREEFEECHAE
MELREE EBTERY RERREE LA
2025 2024

—E-_RE C—ZE-QE

37. A RAEEMB AR ZFHF
(%)
BRERFEREZZFZENW
BARZFHE
TRANANEEEREAFIERAE
BmZIFEEME RS

(Loss)/profit allocated to Accumulated
non-controlling interests  non-controlling interests
PREFERES 2 2itHER
(B8) /&R B
2025 2024 2025 2024

ZECHFE -“E-NF CZEBE-HE —EF-QNF
RMB’000 RMB'000  RMB’000 RMB'000
ANEETT ANRETr AREFT AEEFT

Nanping Sandi The PRC 49% 49%
mY=@ e
Jilin First The PRC 49% 49%
ELEL i

Individually immaterial subsidiaries with non-controlling interests

BOFRRES 2RI FEANB AT

(41) (1,960) 120,823 120,864

(199) 59 70,933 71,132

(32,981) (1,334) 14,495 21,844

(33,221) (3,235 206,251 213,840

Summarised financial information in respect of
each of the Group’'s subsidiaries that has material
non-controlling interests is set out below. The
summarised financial information below represents
amounts before intragroup eliminations.

& B A A E IR IR 5 e B B
RAMMBERBEEZHINGT - T
X B 75 E BB 2 45 5 18 A 4K 8K AT A

T
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Notes to the Consolidated Financial Statements

e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

37. PARTICULARS OF PRINCIPAL 37. KRR EEMB AR ZFE
SUBSIDIARIES OF THE COMPANY (continued) (%)
Nanping Sandi Bmr=d
2025 2024
—E-RE —ZE - 4F
RMB'000 RMB’000
AR¥TFT AR EF T
Current assets mENEE 1,256,583 1,367,978
Non-current assets ERBEE 9,984 9,994
Current liabilities mEAaE (994,093) (1,105,416)
Non-current liabilities ERBEE (25,895) (25,895)
Net assets BEFE 246,579 246,661
Equity attributable to owners ZN/NEIE PPN
of the Company oy 125,756 125,797
Non-controlling interests FEIERR RS 120,823 120,864
2025 2024
—E-RE —E-UF
RMB'000 RMB’'000
AR¥ T AR F T
Revenue U 5 62,762 4,725
Cost of properties sales ) 3 85 & R (62,429) (8,202)
Other income E A - 1
Expenses i3 (416) (523)
(Loss)/profit for the year AEE (EER) 5 F (83) (3,999)
(Loss)/profit attributable to owners of the IN/NETE =N
Company (B8 & (42) (2,039)
(Loss)/profit attributable to non-controlling FEIE IR (L
interests (E518) /i F (41) (1,960)
(Loss)/profit for the year KEE (BE) 5 (83) (3,999)
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%A,\#i’%iﬁimﬁ

For the year ended 31 December 2025 #[% =

37. PARTICULARS OF PRINCIPAL

ZAFT A=t —HIFE

37. ARAETEMBLARAZHFE

SUBSIDIARIES OF THE COMPANY (continued) (4&)
Nanping Sandi (continued) MY=#E)
2025 2024
—E-HE T omE
RMB'000 RMB’000
AR¥FT ARETF T
Net cash outflow from operating activities KETFTEZIRE
i F R - (3,043)
Net cash inflow from financing Activities BEEE CHE T
FER - 2,970
Net cash outflow e F5E - (73)
Jilin First EMEAR
2025 2024
—B-EHF —T_WF
RMB'000 RMB’000
ARMFT ARET T
Current assets RENEE 215,860 216,221
Non-current assets ERBEE 16 16
Current liabilities MEBE (71,103) (71,056)
Non-current liabilities EREBEE (12) (12)
Net assets BEFE 144,761 145,169
Equity attributable to owners ZN/NEIE DN
of the Company vy 73,828 74,037
Non-controlling interests FF 128 AR HE A 70,933 71,132
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e RN

For the year ended 31 December 2025 B Z=—F_-AF+=-H=+—HIFZF

37. PARTICULARS OF PRINCIPAL 37. AATTEWE A T 218

SUBSIDIARIES OF THE COMPANY (continued) (&)
Jilin First (continued) EMEAR (&)
2025 2024
—E_RE —ZE - O4F
RMB'000 RMB’'000
AR¥ETrT ARETFIT
Revenue Wz 1,057 5,603
Cost of properties sales ) 3B R (960) (4,843)
Other income Hab A 68 22
Expenses < (571) (661)
Profit/(loss) for the year REFRF, (EBE) (406) 121
Profit/(loss) attributable to owners of KABIESB ANEG
the Company wm A (EE) (207) 62
Profit/(loss) attributable to non-controlling IEIE PR S RN
Interests wm A (EE) (199) 59
Profit/(loss) for the year RNEEF, (EE) (406) 121
2025 2024
—E-RE —E P
RMB'000 RMB’'000
ARMTFir ARETFT
Net cash (outflow)/inflow from operating ST B IS ()
activities SRR (329) 60
BamA/ Crd)
Net cash inflow/(outflow) eg-cl (329) 60
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REVBHERRME

For the year ended 31 December 2025 #HZE-—F_-AF+=-H=+—HILFE

38. STATEMENT OF FINANCIAL POSITION
AND RESERVES OF THE COMPANY

38. AR A ZHBEMRARREER

2025 2024
—E-HF —EF
RMB'000 RMB’000
ANREFT AKETFIT
Non-current assets IREBEE
Investments in subsidiaries WEB AR ZEE 2,982,503 2,982,503
Property, plant and equipment M- HEREE 46 41
2,982,549 2,982,544
Current assets RBEE
Other receivables and prepayments H {th fE UK FRIE R FEAS
=] 243 252
Amount due from a related company YW —EEEARZ
I 1,780 1,851
Bank balances and cash RITEBR LIRS 48 50
2,071 2,153
Current liabilities REEE
Derivative component of convertible bond AR EEZOTE
T EED 96,912 86,883
Debt component of convertible bond —Hﬁ‘Hﬂf%Zﬁﬂ‘x
285 227,324 216,942
Promissory note A H B 720,659 691,525
Other payables and accruals H{th J& < K18 K FE 5T
£H 50,470 49,479
Amounts due to subsidiaries ENME AT RIE 242,160 240,024
1,337,525 1,284,853
Net current liabilities REBEEFE (1,335,454)  (1,282,700)
Total assets less current liabilities EERERABDAEE 1,647,095 1,699,844
Capital and reserves BEARFE
Share capital (note 24) A& A (ffit24) 42,890 42,890
Reserves B 1,604,205 1,656,954
Total equity AR 1,647,095 1,699,844
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e RN

For the year ended 31 December 2025 &% —

38. STATEMENT OF FINANCIAL POSITION

39.

E_AFFT_A=F—HIFE

8. AT ZM BN K xR

AND RESERVES OF THE COMPANY (&)
(continued)
Movement in the Company’s reserves KABREEZEE
Share-based
Share compensation  Translation Other  Accumulated
premium reserve reserve reserve losses Total
HRHAEE
ROEE  2RERRE RERE bRt ZitE# it
RMB'000 RMB'000 RMB'000 RMB000 RMB'000 RMB'000
ANREFL  AEEFT  ARETT  AREFT  AEEFT  ARETIL
(note i) (note ii)
(W) (W)
At 1 January 2024 RZF-NE-A-H 833,698 9,236 (61,450) 1,224,806 (324,262) 1,682,028
Loss for the year ~EEER - - - - (14,887) (14,887)
Exchange difference arisingon ~ MENEERES 2
translation of foreign operations [EXZE - - (10,187) - - (10,187)
Total comprehensive expense  AEE 72 ERXAE
for the year - - (10,187) - (14,887) (25,074)
Lapse of share options BREXN - (9,236) - - 9,236 -
At 31 December 2024 RZF-ME+ZA
=t+-H 833,698 - (71,637) 1,224,806 (329,913) 1,656,954
Loss for the year REE Eﬁ - - - - (90,283) (90,283)
Exchange difference arisng o~ BENEEREL 7
translation of foreign operations [EXEE - - 37,534 - - 37,534
Total comprehensive income/ ~ REE 72EUNE/
(expense) for the year (%) 2% - - 37,534 - (90,283) (52,749)
At 31 December 2025 R-Z-1F
T-F=1-H 833,698 - (34,103) 1,224,806 (420,196) 1,604,205
Note: Yok
The other reserve is the contributed surplus account of the H ﬁﬂﬁﬁ{% 75'5 KA ZEMBGE H
Company. It represents the difference arising from the share }iﬂgeﬂx HWERLEEAMESE R
premium reduction which was being effective and approved by T — X E ER+—B&BEE NG
the Bermuda Registrar of Companies on 11 May 2016. Under MEEEMELER - BIEY FE GG
the share premium reduction, entire amount standing to the B HEARTIEMOEEER T —x

credit of the share premium account of the Company as at 29
February 2016 in the sum of RMB3,049,440,000 was reduced,
with part of the credit arising therefrom being applied to
offset the accumulated losses of the Company in the sum of
RMB1,824,634,000 in full and the remaining balance of the
credit in the sum of RMB1,224,806,000 being credited to the
other reserve of the Company.

Details of the share premium reduction are set out in the
Company’s circular dated 15 April 2016.

The share premium reduction was approved at the Company’s
special general meeting held on 10 May 2016.

APPROVAL OF THE CONSOLIDATED
FINANCIAL STATEMENTS

The consolidated financial statements were approved and
authorised for issue by the board of directors of the Company
on 31 March 2026.
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